DISCLOSURE STATEMENT
Real Estate Development Marketing Act of British Columbia
This Disclosure Statement relates to an offering by Homesite Developments (Zeron) Inc. and Spencer Creek Ventures Inc.
(collectively the “Developer”) for the sale of certain strata lots (the “Strata Lots”) in the first four phases of a seven phased
development known as Magnolia Grove (“Magnolia Grove” or the “Development”) to be constructed on certain lands and premises
located at 10525 – 240th Street, Maple Ridge, British Columbia.

Disclosure Statement dated April 20, 2016
Development &
Address:

MAGNOLIA GROVE
10525 - 240th Street, Maple Ridge, BC

Developer(s):

Homesite Developments (Zeron) Inc. &
Spencer Creek Ventures Inc.

Mailing Address
And Address for
Service:

C/O Fleming Olson Taneda & MacDougall
Barristers & Solicitors
4038 – 200B Street
Langley, BC V3A 1N9
(the “Developer”)

Agents of Developer:

The Developer has a business relationship with a real estate brokerage
company, Re/Max Lifestyles Realty, with a place of business located at
22308 Dewdney Trunk Road, Maple Ridge, BC, V2X 3J2 to assist in
marketing the Strata Lots. The agents of Re/Max Lifestyles Realty who
will be involved in marketing of the Strata Lots are all licensed pursuant
to the Real Estate Services Act. The Developer also reserves the right to
utilize its own representatives to market the proposed Strata Lots. Agents
of the Developer are not required to be licensed under the Real Estate
Services Act and shall not act on behalf of the Buyers.

(the “Development”)

(the "Developer's Brokerage")
DISCLAIMER
THIS DISCLOSURE STATEMENT HAS BEEN FILED WITH THE SUPERINTENDENT OF REAL
ESTATE, BUT NEITHER THE SUPERINTENDENT, NOR ANY OTHER AUTHORITY OF THE
GOVERNMENT OF THE PROVINCE OF BRITISH COLUMBIA, HAS DETERMINED THE
MERITS OF ANY STATEMENT CONTAINED IN THE DISCLOSURE STATEMENT, OR
WHETHER THE DISCLOSURE STATEMENT CONTAINS A MISREPRESENTATION OR
OTHERWISE FAILS TO COMPLY WITH THE REQUIREMENTS OF THE REAL ESTATE
DEVELOPMENT MARKETING ACT. IT IS THE RESPONSIBILITY OF THE DEVELOPER TO
DISCLOSE PLAINLY ALL MATERIAL FACTS, WITHOUT MISREPRESENTATION.

This is a Phase Disclosure Statement filed pursuant to the Real Estate Development Marketing Act.
This Disclosure Statement relates to a development property that is not yet completed. Please
refer to section 7.2 for information on the purchase agreement. That information has been
drawn to the attention of __________________________________________________________,
who has confirmed that fact by initialing in the space provided here: __________ __________

RIGHT OF RESCISSION
Under section 21 of the Real Estate Development Marketing Act, the purchaser or
lessee of a development unit may rescind (cancel) the contract of purchase and sale
or contract to lease by serving written notice on the developer or the developer's
brokerage, within 7 days after the later of the date the contract was entered into or
the date the purchaser or lessee received a copy of the Disclosure Statement.
A purchaser may serve a notice of rescission by delivering a signed copy of the notice
in person or by registered mail to:
(a)

the developer at the address shown in the disclosure statement received by
the purchaser,

(b)

the developer at the address shown in the purchaser's purchase agreement,

(c)

the developer's brokerage, if any, at the address shown in the disclosure
statement received by the purchaser, or,

(d)

the developer's brokerage, if any, at the address shown in the purchaser's
purchase agreement.

The developer must promptly place purchasers' deposits with a brokerage, lawyer
or notary who must place the deposits in a trust account in a savings institution in
British Columbia. If a purchaser rescinds their purchase agreement in accordance
with the Act and regulations, the developer or the developer's trustee must promptly
return the deposit to the purchaser.

ADDITIONAL RIGHTS PURSUANT TO POLICY STATEMENT NUMBER 5

If the developer has obtained approval in principle, as described in paragraph 5 of the Policy
Statement (5 issued by the Financial Institutions Commission), to construct or otherwise create the
development units from the appropriate municipal or other government authority, the superintendent
will permit a developer to begin marketing on complying with the following terms and conditions:
(a)

The estimated date, as disclosed in the disclosure statement, for the issuance of a building
permit, is 9 months or less from the date the developer filed the disclosure statement with
the superintendent;

(b)

The developer markets the proposed development units under the disclosure statement for
a period of no more than 9 months from the date the disclosure statement was filed with
the superintendent, unless an amendment to the disclosure statement that sets out
particulars of the issued building permit is filed with the superintendent during that period.
The developer must also either:
(i)
prior to the expiry of the 9 month period, file with the superintendent an amendment
to the disclosure statement that sets out particulars of the issued building permit; or
(ii) upon the expiry of the 9 month period, immediately cease marketing the
development and confirm in a written undertaking to the superintendent that all
marketing of the development has ceased and will not resume until after the
necessary amendment has been filed, failing which a cease marketing or other order
may be issued by the superintendent to the developer without further notice.
Additionally, the developer must provide written notice without delay to the superintendent if,
during the 9 month period, all units in the development property being marketed under this
Policy Statement are sold or the developer has decided not to proceed with the development;
(c)

Any purchase agreement used by the developer, with respect to any development unit
offered for sale or lease before the purchaser’s receipt of an amendment to the disclosure
statement that sets out particulars of the issued building permit, contains the following
provisions:
(i)

(ii)

(iii)

(iv)

The purchaser may cancel the purchase agreement for a period of seven days after
receipt of an amendment to the disclosure statement that sets out particulars of
the issued building permit if the layout or size of the applicable development unit,
the construction of a major common facility, including a recreation centre or
clubhouse, or the general layout of the development, is materially changed by the
issuance of the building permit;
If an amendment to the disclosure statement that sets out particulars of an issued
building permit is not received by the purchaser within 12 months after the initial
disclosure statement was filed, the purchaser may at his or her option cancel the
purchase agreement at any time after the end of that 12 month period until the
required amendment is received by the purchaser, at which time the purchaser
may cancel the purchase agreement for a period of seven days after receipt of that
amendment only if the layout or size of the applicable development unit, the
construction of a major common facility, including a recreation centre or
clubhouse, or the general layout of the development, is materially changed by the
issuance of the building permit;
The amount of the deposit to be paid by a purchaser who has not yet received an
amendment to the disclosure statement that sets out particulars of an issued
building permit is no more than 10% of the purchase price; and
All deposits paid by a purchaser, including interest earned if applicable, will be
returned promptly to the purchaser upon notice of cancellation from the
purchaser;

ADDITIONAL RIGHTS PURSUANT TO POLICY STATEMENT NUMBER 6

If the developer has not obtained a satisfactory financing commitment, the developer may
market the development units, but only on complying with the following terms and conditions:
(a)

(b)

(c)

The estimated date for obtaining a satisfactory financing commitment, as disclosed in the
disclosure statement, is 9 months or less from the date the developer filed the disclosure
statement with the superintendent;
The developer markets the proposed development units under the disclosure statement for
a period of no more than 9 months from the date the disclosure statement was filed with the
superintendent, unless an amendment to the disclosure statement that sets out particulars
of a satisfactory financing commitment is filed with the superintendent during that period.
The developer must also either:
(i)
prior to the expiry of the 9 month period, file with the superintendent an amendment to
the disclosure statement that sets out particulars of a satisfactory financing
commitment; or
(ii)
upon the expiry of the 9 month period, immediately cease marketing the development
and confirm in a written undertaking to the superintendent that all marketing of the
development has ceased and will not resume until after the necessary amendment
has been filed, failing which a cease marketing or other order may be issued by the
superintendent to the developer without further notice.
Additionally, the developer must provide written notice without delay to the superintendent
if, during the 9 month period, all units in the development property being marketed under
this Policy Statement are sold or the Developer has decided not to proceed with the
development.
Any purchase agreement used by the developer, with respect to any development unit
offered for sale or lease before the purchaser’s receipt of an amendment to the disclosure
statement that sets out particulars of a satisfactory financing commitment, contains the
following terms:
(v)

If an amendment to the disclosure statement that sets out particulars of a
satisfactory financing commitment is not received by the purchaser within 12
months after the initial disclosure statement was filed, the purchaser may at his or
her option cancel the purchase agreement at any time after the end of that 12
month period until the required amendment is received by the purchaser;
(vi) The amount of the deposit to be paid by a purchaser who has not yet received an
amendment to the disclosure statement that sets out particulars of a satisfactory
financing commitment is no more than 10% of the purchase price; and
(vii) All deposits paid by a purchaser, including interest earned if applicable, will be
returned promptly to the purchaser upon notice of cancellation from the purchaser;
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1.

The Developer

1.1

Incorporation Particulars of the Developer
The Developer is comprised of two companies, Spencer Creek Ventures Inc.
(incorporated in British Columbia on May 16, 2008 pursuant to the laws of British
Columbia incorporation number BC0825249) and Homesite Developments
(Zeron) Inc. (incorporated in British Columbia on May 26, 2008 pursuant to the
laws of British Columbia incorporation number BC0826042) who are collectively
referred to as “Developer” of the development described in Section 2 below.
Spencer Creek Ventures Inc. is the registered and beneficial owner of the Property
(as described below in paragraph 4.1). Homesite Developments (Zeron) Inc. is a
joint venture that is comprised of the following stakeholders:

1.2

a)

Homesite Developments Inc. incorporated in British Columbia on October
6, 1993 (incorporation number 455690);

b)

685291 B.C. Ltd. incorporated in British Columbia on January 16, 2004
(incorporation number 685291); and,

c)

Norjay Developments Ltd. incorporated in British Columbia on August
24, 1982 (incorporation number 254269).

Developer’s Purpose and Assets
On June 6, 2008, Spencer Creek Ventures Inc. and Homesite Developments
(Zeron) Inc. entered into a Servicing and Development Agreement for the purpose
of developing the Strata Lots which will comprise the Development.
Information regarding the purpose and assets of each of these entities is as
follows:

1.3

a)

Homesite Developments (Zeron) Inc. was formed specifically for the
purpose of developing the strata lots and has no other assets other than its
interest in the Development; and,

b)

Spencer Creek Ventures Inc. was formed specifically for the purpose of
developing the Strata Lots and has no other assets other than its interest in
the Property.

Developer’s Registered and Records Office
The Developer’s Registered and Records Office for both Spencer Creek Ventures
Inc. and Homesite Developments (Zeron) Inc. is:
Fleming Olson Taneda & MacDougall 4038 - 200B Street, Langley, BC V3A
1N9

1.4

Directors
The sole director of Spencer Creek Ventures Inc. is Mr. Keith Muir. The sole
director of Homesite Developments (Zeron) Inc. is Mr. Quinn Jeannotte. The
directors required to sign this disclosure statement are Mr. Keith Muir and Mr.
Quinn Jeannotte.

1.5

Background and Developer’s Experience
The table below indicates who the Developers and directors are and their
development experience:
Company
Spencer Creek Ventures Inc.
Homesite Developments (Zeron) Inc.
Spencer Creek Ventures Inc.
Homesite Developments (Zeron) Inc.
Homesite Developments Inc.
685291 BC Ltd.
Norjay Developments Ltd.
Norjay Developments Ltd.

Title
Corporate Developer
Corporate Developer
Directors
Mr. Keith Muir
Mr. Quinn Jeannotte
Mr. Quinn Jeannotte
Mr. Quinn Jeannotte
Mr. Raymond Jeannotte
Mr. Harry Redmond

Experience
0 years
0 years
6 years
27 years
27 years
27 years
25 years
42 years

(1)

Homesite Developments (Zeron) Inc. has been incorporated specifically
for Development in British Columbia. Homesite Developments (Zeron)
Inc. is in the business of subdividing lands and constructing residential
developments. This Development is the first development in which
Homesite Developments (Zeron) Inc. has been the Developer. Mr. Quinn
Jeannotte, the principal of Homesite Developments (Zeron) Inc. has
previously been involved in the construction and development of
residential properties.

(2)

Spencer Creek Ventures Inc. has been incorporated specifically for Land
Ownership in British Columbia. Spencer Creek Ventures Inc. is in the
business of holding lands for investment and development purposes. This
Development is the first development in which Spencer Creek Ventures
Inc. has been the Developer. This Development is not the first
development in which Mr. Keith Muir has been principal of a
development company like the Developer.

(3)

To the best of the Developer’s knowledge, neither the Developer, any
principal holder of the Developer or any director or officer of the
Developer or principal holder, within the past ten (10) years before the
date of the Developer’s declaration attached to this Disclosure Statement,
has been subject to any penalties or sanctions imposed by a court or
regulatory authority, relating to the sale, lease, promotion, or management
of real estate or securities, or to lending money secured by a mortgage of
land, or to arranging, administering or dealing in mortgages of land, or to
theft or fraud.

1.6

(4)

To the best of the Developer’s knowledge, neither the Developer, any
principal holder of the Developer or any director or officer of the
Developer or principal holder, within the past five (5) years before the
date of the Developer’s declaration attached to this Disclosure Statement,
was declared bankrupt or made a voluntary assignment in bankruptcy,
made a proposal under any legislation relating to bankruptcy or insolvency
or has been subject to or instituted any proceedings, arrangement, or
compromise with creditors or had a receiver, receiver manager or trustee
appointed to hold the assets of that person.

(5)

To the best of the Developer’s knowledge, no director, officer, or principal
holder of the Developer or any director or officer of the principal holder,
within the past five (5) years before the date of the Developer’s
declaration attached to this Disclosure Statement, has been a director,
officer, or principal holder of any other development, while that person
was acting in that capacity,
(i)

was subject to any penalties or sanctions imposed by a court or
regulatory authority relating to the sale, lease, promotion, or
management of real estate or securities, or to lending money
secured by a mortgage of land, or to arranging, administrating or
dealing in mortgages of land, or to theft or fraud;

(ii)

was declared bankrupt or made a voluntary assignment in
bankruptcy, made a proposal under any legislation relating to
bankruptcy or insolvency or been subject to or instituted any
proceedings, arrangement or compromise with creditors or had a
receiver, receiver manager or trustee appointed to hold its assets.

Existing or Potential Conflicts of Interest
There are no existing or potential conflicts of interest among the Developer,
manager, any directors, officer and principal holders of the Developer and
manager, any directors and officers of the principal holders, and any person
providing goods or services to the Developer, manager or holders of the
Development units in connection with the Developer which could reasonably be
expected to affect the purchaser’s purchase decision, except:
1.

685291 B.C. Ltd and also Homesite Developments Inc. have some
investment in Spencer Brook Estates Ltd. a townhouse development that is
located at 240th Street and 104th Avenue Maple Ridge BC..

2.

General Description

2.1

General Description of the Development
This Disclosure Statement provides general information regarding the seven
phase Development total of 52 strata lots (the “Strata Lots”) and relates to the
marketing of phases 1, 2, 3 and 4 only (total of 28 Strata Lots) within the
Development.

Strata Lots 1 to 52 of the Development will be located at 10525 – 240th Street
Maple Ridge, BC. The current legal description of the lands on which the
Development is situated is set out in section 4.1 of this Disclosure Statement.
The Developer has elected to proceed with phases 1, 2, 3 and 4 of the
Development at this time. The Development will consist of 52 attached
townhome Strata Lots constructed in two and three-storey wood frame buildings
in phases 1 to 7 of the Development (each different phase of the Development is a
“Phase”). The Owner Developer is not currently offering units for sale in
Phases 5, 6 and 7.
A strata plan (the “Strata Plan”) for the Development, showing the layout and the
dimensions and location of the Strata Lots for Phases 1, 2, 3 and 4, is attached to
this Disclosure Statement as Schedule A. The actual dimensions and location of
the Strata Lots in Phase 1 and 2 as constructed may vary slightly from what is
depicted on the Strata Plan for these phases. As a consequence of any variations,
the suite and strata lot numbers assigned to any of the Strata Lots and the Unit
Entitlement (as defined in Section 3.1) figures and Monthly Assessments (as
defined in Section 3.8) in respect of any of the Strata Lots may be adjusted.
This Disclosure Statement applies to the 28 Strata Lots in Phases 1, 2, 3 and 4
(combined) of the Development.
The final strata plans for phases 1 through 7 will be deposited at the Land Title
Office upon substantial completion of each phase.
Phase No.
1
2
3
4
5
6
7
Total:
2.2

No. of
Units
6
10
6
6
6
6
12
52

No. of
Buildings
1
2
1
1
1
1
2

Type of
Building
Wood Frame
Wood Frame
Wood Frame
Wood Frame
Wood Frame
Wood Frame
Wood Frame

No. of
Storeys
3
2&3
3
3
3
3
3

Type of
Residence
Townhome
Townhome
Townhome
Townhome
Townhome
Townhome
Townhome

Permitted Use
The zoning applicable to the Development is RM-1, which permits multi-family
residential uses and permits the Development use. No Strata Lot may be used for
commercial use and only residential purposes within RM-1 are permitted.
For further information and details about the zoning and permissible uses, contact
the City of Maple Ridge Building Department telephone number 604 463-5221
and located at civic address 11995-Haney Place Maple Ridge BC V2X 6A9.
There are no building restrictions other than as specified in the applicable zoning
bylaws, development permits, building permits, development agreements and
existing and proposed encumbrances and covenants set out in Sections 4.3 and
4.4.

There are occupancy restrictions with respect to the Development other than as or
may be specified in the existing and proposed covenants in favor of the City
registered or to be registered against title to the Lands, the Strata Lots and /or the
Common Property as more particularly described in Section 4 of this Disclosure
Statement and in the applicable authorities and City of Maple Ridge bylaws as
well as the restrictions stated in the strata bylaws allowing up to a single family
residential use with a maximum number of seven (7) residents per Strata Lot.
The Developer has not entered into a development agreement or land use contract
with any public authority with respect to the Development other than the existing
and proposed covenants in favor of the City of Maple Ridge registered or to be
registered against the title to the Lands as are more particularly described in
Section 4 of this Disclosure Statement.
2.3

Phasing
The Development is a phased strata development. A phased strata development is
one that is completed in parts (phases) and all completed parts become one Strata
Corporation upon the registration of the strata plan for each successive phase. The
final strata plans for each phase of the Development are each a “Strata Plan”. The
Developer currently intends for the Development to consist of 7 phases containing
52 Strata Lots.
In order to construct the Development in phases, the Developer required approval
from the Approving Officer (the “Approving Officer”) of the City of Maple Ridge
(“Maple Ridge”). A signed copy of the Form P, Phased Strata Plan Declaration
(the “Form P”) approving the phasing for the Development is attached as
Schedule B. The approved Form P will be registered at the Lower Mainland Land
Title Office (the “Land Title Office”) concurrently with the Phase 1 Strata Plan.
The Form P describes important aspects of the Development including the
location, area and the estimated/approximate dates of the commencement and
completion of the construction of each phase of the Development. The Form P
only estimates a construction completion date, for an accurate Possession date
refer to Section 5 of the Contract. The Strata Plan for each phase must agree with
the approved Form P, any changes to the Form P will require the approval of the
Approving Officer in connection with the phasing of the Development as set out
in the Form P, upon compliance with the provisions of the Strata Property Act
(British Columbia) (The “Strata Property Act”)
The Development will contain an outdoor amenity area in Phase 2 consisting of,
among other things a children’s play area and benches. The Developer has posted
a cash bond with Maple Ridge to ensure that satisfactory completion of the
outdoor amenity area in Phase 2 is substantially completed.
The Developer is currently marketing Phases 1, 2, 3 and 4 of the Development
only. Buyers are cautioned that the Developer is entitled not to proceed with
subsequent phases and that the Developer has only elected to proceed with
Phases 1, 2, 3 and 4 at this time. The phasing has been approved by the City of
Maple Ridge Approving Officer, see Schedule B “Form P Phased Strata Plan
Declaration”.

3.

Strata Information

3.1

Unit Entitlement
The entitlement (“Unit Entitlement”) of each Strata Lot is a figure indicating its
share in the Common Property (as defined in section 3.3) and assets of the
Development and is used to determine each Strata Lot owner’s contribution to
common expenses.
The Unit Entitlement (share of expenses) of each Strata Lot is a whole number
that is the same for all of the Strata Lots as set out in section 246(3)(a)(ii) of the
Strata Property Act. The proposed Unit Entitlements for the Strata Lots in Phases
1, 2, 3 and 4 in Form V under the Strata Property Act, are attached to this
Disclosure Statement as Schedule C. The Form V for the Strata Lots in Phases 1,
2, 3 and 4 will be filed at the Land Title Office concurrently with the Strata Plan
for these phases.

3.2

Voting Rights
The voting rights refer to the number of votes allocated to each Strata Lot. The
owners of the Strata Lots created by each phase of the Development will be
members of a single Strata Corporation and each Strata Lot will be allocated one
(1) vote.

3.3

Common Property and Common Facilities
a.)

Common Property
Each Strata Lot owner, in addition to his or her own Strata Lot, will own
an undivided share of the Common Property, as Tenants in Common, of
the Development based on the Unit Entitlement of the Strata Lot. The
Common Property within the Development will include, but is not limited
to, the exterior of the buildings, walking paths, roads, landscaped areas
and visitor parking (collectively, the “Common Property”).

b.)

Common Facilities
The outdoor amenity area is a Common Property facility in the
Development and the Strata Corporation may restrict the use for reasons it
sees fit. There may be driveway lighting, walkway lighting, driveway
marker lighting or other landscape lighting that shall be considered to be
Common Property in the Development. The Developer has posted cash
security with the City of Maple Ridge to ensure satisfactory substantial
completion of the Outdoor Amenity Area in Phase 2.

The costs of operating and maintaining the Common Property and Common
Facilities will be shared by the owners of the Strata Lots equally (on the basis of
the Unit Entitlement see Form V in Schedule C attached) and included in the
Strata Lots monthly assessments, see Schedule E. The costs expected to be
incurred by the owners of the Strata Lots during the initial operating period are
included in the interim budget(s) of the Strata Corporation attached hereto as
Schedule E. The initial monthly fees for phase 1 Strata Lots will be equal to or
less than $250.00 per unit per month.

3.4

Limited Common Property
Limited Common Property (“Limited Common Property”) is an area within the
Common Property that is designated for the exclusive use of one or more Strata
Lot owners. The Developer will designate the areas shown as patios, decks, yards,
and driveways on the Preliminary Strata Plans as Limited Common Property for
the appurtenant Strata Lots when filing the applicable Strata Plan in the Land
Title Office.
The Developer reserves the right to expand any areas designated as Limited
Common Property for the exclusive use of one of the Strata Lots or change any
designation from Limited Common Property to Common Property, and vice versa
if the Developer deems the change to be necessary. For greater certainty, the
Developer reserves the right to designate additional areas within the Development
as Limited Common Property for the exclusive use of certain Strata Lots as it
considers appropriate as permitted by section 258 of the Strata Property Act.
A designation of Limited Common Property on a Strata Plan may only be
removed by unanimous resolution of all of the members of the Strata Corporation.
The bylaws of the Strata Corporation (as described in Section 3.5) will provide
that owners of the Strata Lots will be responsible for maintaining and repairing
Limited Common Property which they use, other than the following items which
are to be maintained and repaired by the Strata Corporation:
(1)

repair and maintenance that in the ordinary course of events occurs less
than once a year; and,

(2)
the following, no matter how often the repair or maintenance ordinarily
occurs:
(a) the structure and exterior of a building;
(c) chimneys, stairs, balconies and other things attached to the exterior of a
building;
(d) doors, windows or skylights on the exterior of a building or that front
on the Common Property;
(e) fences, railings and similar structures that enclose decks, patios,
balconies and yards;
(f) driveways.
Common expenses of the Strata Corporation that relate to repairing and
maintaining Limited Common Property will be allocated only to those Strata Lots
entitled to use that Limited Common Property, and will be shared among such
Strata Lots on the basis of their relative Unit Entitlement (as defined Form V of
Schedule C attached). Any special levy, however, which relates to Limited
Common Property will be paid for by the owners of all Strata Lots in the
Development in proportion to the relative Unit Entitlement of the Strata Lots.

3.5

Bylaws
Strata Corporations have bylaws that govern certain affairs of owners and strata
developments. Bylaws are provided for control, management, administration, use
and enjoyment of the Strata Lots, Limited Common Property and the Common
Property. Section 120 of the Strata Property Act permits the Development to have
amended bylaws. The initial amended bylaws for the Development will be those
attached as Schedule D and Titled “Form Y Notice of Different Bylaws”. It is
important that Buyers read and agree to all bylaws prior to submitting an offer to
purchase Property.
There are occupancy restrictions with respect to the Development other than as or
may be specified in the existing and proposed covenants in favor of the City
registered or to be registered against title to the Lands, the Strata Lots and /or the
Common Property as more particularly described in Section 4 of this Disclosure
Statement and in the applicable authorities and City of Maple Ridge bylaws as
well as the restrictions stated in the strata bylaws allowing up to a single family
residential use with a maximum number of seven (7) residents per Strata Lot.

3.6

Parking
Each Strata Lot includes an adjoining double car garage that is covered and has a
garage door. Strata Lot owners will not be permitted to park on internal roads or
in visitor parking stalls. Areas designated by the architect and shown on the
architectural plans as being depicted with a dashed line are areas that are
dedicated for garage use only and are not to be developed for purposes other than
parking of vehicles. If Unfinished Floor Area exists beyond the designated garage
areas then owners are allowed to develop the additional space into a use they
desire provided the use complies with the strata bylaws, the strata has granted
permission to do so and the alteration complies with all authorities’ regulations.
The Developer will also include additional parking stalls for visitors (the “Visitor
Stalls”) as Common Property for the use of visitors to the Strata Lots. The Visitor
Stalls will be completed on a phase by phase basis. As such, not all of the Visitor
Stalls will be available upon completion of Phases 1, 2, 3 or 4. The Visitor Stalls
are not intended for the parking of typical vehicles by residents of the
Development nor for parking work or utility trailers or other property or
equipment of Strata Lot owner.
Each Strata Lot has a double wide driveway that is of limited depth and width and
is Limited Common Property, the Strata Corporation Bylaws regulate what is
parked or placed upon this location, how a vehicle is parked and what is
considered visually acceptable. The Strata Corporation may, without reason, cast
a majority vote and decide that a particular item and/or vehicle is not permitted to
park on the Limited Common Property of the Strata Lot.
During construction of later phases workers may require use of the visitor parking
spaces to complete their work in an efficient and timely manner; the Strata
Corporation shall not obstruct any work vehicle from parking or passing through
to complete their work. Work vehicles and vehicles operated by the Developer or

Developer’s agents have extended privileges to use visitor parking stalls and the
internal roads beyond the limits set by the Strata Corporation Bylaws.
Until such time as all units have sold, the marketing and sales teams may require
temporary use of roadways, visitor parking spaces and other Common Property to
set up displays, erect temporary fencing, signage, flags and potted shrubs to assist
the sales display show suites. The Strata Corporation shall not obstruct or
interfere with any activities and shall jointly assist the sales and marketing team
and any other agent of the Developer.
3.7

Furnishings and Equipment
Each Strata Lot will be equipped with a garage door opening system, an exhaust
fan located above the range location and an electric fireplace. As part of the
purchase the Buyer may or may not have included other appliances, countertop
appliances, flat screen television, built-in vacuum, residential lift elevator, free
standing bathtub or furnishings included into the purchase price and the Contract.
All warranties provided by third parties are provided independent of the Strata Lot
and shall not merge with the new home warranty provided by National Home
Warranty.

3.8

Budget
(a)

Interim Budget
The interim budgets of estimated operating expenses for the Strata
Corporation will be in effect during those time periods when they
appropriately reflect the phases they identify. Phase 1 Interim Operating
Budget represents an estimated monthly assessment for that period of time
prior to Phase 2, 3 & 4. The Phase 1 & 2 Interim Operating Budget
represents an estimated monthly assessment prior to Phases 3 & 4. Phase
1, 2 & 3 Interim Operating Budget represents an estimated monthly
assessment for each of the Strata Lots prior to Phase 4, etc.. All phases
Interim Operating Budget represents an estimated monthly assessment for
that period of time immediately after Phase 7 has formed part of the Strata
Corporation. Attached as Schedule E to this disclosure statement is a copy
of each of the budgets described in the foregoing.
The estimated monthly assessment for each Strata Lot is based on the
proposed Schedule of Unit Entitlement of the Strata Lots. The Total Unit
Entitlement of all Strata Lots combined is 52, each Strata Lot will pay the
same amount, one share of the fifty-two total shares (1/52) each time an
amount is assessed by the Strata Corporation. During the interim period
each Strata Lot will be assessed an amount equal to or less than $250.00
each month and upon Phase 7 forming part of the Strata Corporation each
Strata Lot will be assessed approximately $210.00 each month provided
the Strata Corporation does not approve an annual budget that differs.
The interim budget will change if the Strata Corporation approves an
annual budget that differs from the interim budget included in this
Disclosure Statement. The annual budget approved by the Strata
Corporation will also be based on the prevailing figures at the time that the

budget is approved. Such figures may be higher than the figures set forth
in the interim budget, including figures for items such as insurance
premiums and taxes which are beyond the Developer’s control that may
result in increases to the monthly strata fees.
At the first annual general meeting of the Strata Corporation and each
annual general meeting thereafter, the Strata Corporation will approve a
new annual budget of the Strata Corporation for the following 12 month
period. The monthly assessments for each such 12 month period will be
calculated based on the approved budget and actual Unit Entitlement for
each Strata Lot.
(b)

Contingency Reserve Fund

Pursuant to Section 12 of the Strata Property Act, the Developer will make
contribution to the contingency reserve fund, at the time of the first conveyance of
a Strata Lot to a purchaser, in an amount equal to five percent (5%) (as shown in
the interim operating budget attached as Schedule E) of the estimated interim
budget.
A contingency reserve fund is established to pay for common area expenses that
usually occur less often than once a year or that do not usually occur. The interim
budget will also include a contingency reserve fund of 10%, which the Strata Lot
owners will contribute to the Strata Corporation monthly by means of strata fees.
The five percent (5%) initial one-time contribution by the Developer to establish
the fund is in addition to the 10% paid by the Strata Lot owners.
(c)

Utility and Other Expenses

The following utilities and expenses will be paid by the Strata Corporation and
the cost/assessment thereof will be divided equally to the owners of the Strata
Lots:
i.
ii.
iii.
iv.
v.

utilities supplied to the Common Property (including Limited
Common Property and those included in Section 3.3);
water and sewer supplied to the Strata Lots;
garbage collection, recycling and compaction; such other services
including landscaping services, that the Strata Corporation may
from time to time provide;
repair, maintenance and janitorial services for Common Property
and common facilities including mechanical systems; and,
other expenses described in the estimated budget attached as
Schedule E.

All other utilities will be separately metered or assessed to each Strata Lot and
will be the responsibility of each Strata Lot owner.
(d)

Property Taxes and Municipal Services

Each Strata Lot owner will be responsible for real property taxes for their Strata
Lot from the date of closing. Property taxes are levied by and payable to the City
of Maple Ridge.
(e)

Fines for NOT holding First Annual General Meeting Within Time

The Developer will hold the first annual general meeting of the Strata Corporation
within six (6) weeks of the earlier of:
(i)

the date by which fifty percent (50%) plus one (1) of the Strata
Lots have been conveyed to purchasers; and,

(ii)

the date that is nine (9) months after the first conveyance of a
Strata Lot to a purchaser.

If the first annual general meeting is not held within such time period, the
Developer is required, pursuant to Section 16 of the Strata Property Act, British
Columbia, to pay a fine to the Strata Corporation in the amount of One Thousand
Dollars ($1,000.00) for any delay of up to thirty (30) days from the date upon
which the first annual general meeting was to be held and a further One Thousand
Dollars ($1,000.00) for each additional delay of seven (7) days.
3.9

Utilities and Services
The Development will be serviced by a water system, electricity, sanitary sewers
and storm sewers, road access, telephone and cablevision. The Development will
be connected to fiber optic connection. The Development will not be connected
to Natural Gas. The wires, cables and other equipment for the provision of
telephone, cablevision and certain other future communication services will be
owned by the supplier of such services and such wires, cables and other
equipment will not form part of the Common Property. The Purchaser and/or the
Strata Corporation will be responsible for payment of hook-up and other charges
payable to the utility supplier.
The Developer has not entered into any contract with respect to the provision of
utility services to the Development other than the existing and proposed
encumbrances and covenants set out in Section 4.3 and 4.4 to this Disclosure
Statement. The Developer may enter into or cause the Strata Corporation, or
another entity to enter into agreements, covenants easements and/or statutory
rights of way with the City and/or in favor of the City, public utilities or other
entities (which entities may be related to the Developer) with respect to the
provision of utilities, including, without limitation, the provision of
communication services to the Development.

3.10

Strata Management Contracts
The Developer intends to cause the Strata Corporation to enter into a management
agreement with Re/Max Commercial Realty (the “Manager”), a certified property
management company not affiliated with the Developer, to manage the Strata
Corporation. Pursuant to the Strata Property Act, such management agreement
may be terminated with three months notice:

(i)

by the Strata Corporation if the cancellation is approved by a ¾ vote at a
meeting of the Strata Corporation; and,

(ii)

by the Manager (meaning the strata property manager).

The anticipated management fees are included in the interim budget for the Strata
Corporation.
3.11

Insurance
The Strata Property Manager will, upon registration of the Strata Plan for Phase 1,
arrange insurance coverage, in the name of the strata corporation, as required
under the Strata Property Act for:
(a)

full replacement insurance on the Common Property, common
assets, buildings and fixtures built or installed on the Strata Lots by
the Developer as part of the original construction, including floor
and wall coverings and electrical and plumbing fixtures, but
excluding, if they can be removed without damage to the building,
refrigerators, stoves dishwashers, microwaves, clothes washers and
dryers or other similar items; and,

(b)

commercial general liability insurance for property damage and
bodily injury in an amount not less than two million dollars
($2,000,000.00).

The insurance obtained by the Strata Corporation must include coverage against
major perils which are defined as “fire, lightning, smoke, windstorm, hail,
explosion, water escape, strikes, riots or civil commotion, impact by aircraft and
vehicles, vandalism and malicious acts.
As the Developer completes each phase of the Development, the aggregate
amount of coverage on behalf of the Strata Corporation will be increased.
Purchasers of individual Strata Lots may obtain a certificate of insurance upon
request and proof of payment of the applicable fees.
Each purchaser will be responsible for insuring personal property (contents) of
their Strata Lot and taking out personal liability insurance in respect of their Strata
Lot when the transfer of the Strata Lot from the Developer is completed.
The Developer may recover a portion of the first year’s insurance premiums from
the Strata Lot purchasers by way of an adjustment at the time of closing,
proportioned to the days that remain on the policy.
3.12

Rental Disclosure Statement
Under section 139 of the Strata Property Act (British Columbia), the Developer
must disclose to any purchaser the intention to lease any unsold Strata Lots in
order to preserve the Developer’s right and the right of subsequent purchasers of
each Strata Lot to lease the Strata Lots in the future. The Developer has filed a
rental disclosure statement under the Strata Property Act (British Columbia) with

the Superintendent of Real Estate, a copy of which is attached as Schedule F, on
May 1, 2015 which indicates:

3.13

(a)

The Developer does not currently intend to rent or lease any of the Strata
Lots, but it reserves its right and the rights of subsequent purchasers of
each Strata Lot to do so until May 1, 2114; and,

(b)

there is no bylaw of the Strata Corporation that restricts the rental of the
strata lots.

Depreciation Report
Section 94 of the Strata Property Act requires a Strata Corporation to obtain a
report (the “Depreciation Report”) from a qualified person estimating the repair
and replacement cost and expected life for those items that comprise the Common
Property, the common assets and those parts of a Strata Lot or Limited Common
Property that the Strata Corporation is responsible to maintain or repair including,
but not limited to:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)

the building structures;
the building exterior;
the building systems;
common amenities and facilities;
parking facilities and roadways;
utilities;
landscaping; and,
balconies and patios.

The Developer intends to pass a resolution waiving the Depreciation Report in
accordance with the Strata Property Act. Eighteen (18) months after the date of
that resolution the Strata Corporation will have the right to reconsider obtaining a
Depreciation Report.
3.14

First Annual General Meeting
The Developer will cause the Strata Corporation to hold the first annual general
meeting according to the regulations set forth within Section 16 of the Strata
Property Act.

4.

Title and Legal Matters

4.1

Legal/Civil Description of the Lands (prior to registration of the Final Strata Plan)
The Strata Lots within the Development will be located upon a parcel of land (the
“Lands”) legally described as:
PID: 029-448-760
Lot 1 District Lots 406 and 408 Group 1 NWD Plan EPP45286; and civically
described as 10525-240th Street Maple Ridge British Columbia (the "Lands").

4.2

Ownership
Spencer Creek Ventures Inc., is the registered and beneficial owner of the Lands.

4.3

Existing Encumbrances and Legal Notations
The following legal notations and encumbrances are registered against title to the
Lands and, unless otherwise indicated, will remain registered against title to the
Strata Lots and/or the Limited Common Property and/or Common Property.
Legal Notations:
THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE CA4185811; this charge relates to the City of Maple Ridge

issuing a Development Permit that “…is required for the southern portion of the
subject properties, where one of the tributaries to Spencer Creek is located. A
Natural Features Development Permit is required for the steep slopes located on
the north-western property lines…”;
THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE CA4185829; this charge relates to the City of Maple Ridge

issuing a Development Variance Permit that allows “…to reduce the front, rear,
and interior yard setbacks, increase the maximum building height, and increase
the maximum retaining wall height; and,
THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE CA4185830; this charge relates to the City of Maple Ridge

issuing a Development Permit with the following text “…As the development
proposal complies with the Multi-Family Development Permit Area Guidelines of
the OCP for form and character, it is recommended that 2011-019-DP be given
favourable consideration…”.
Legal Encumbrances:
(a)

Various legal Charges and Interests that relate to funding the Developer
and the Development with capital by RES Capital Corporation; these
charges (CA809627, CA4029746, CA4058661, CA4058663, CA4058667,
CA4058670, CA4058673, CA4058675, CA4731127, CA4731128,
CA4731750, CA4731751) will all be pending discharge at the time of
completion;

(b)

Various legal Charges and Interests that relate to funding the Developer
and the Development with capital by Westminster Savings Credit Union;
these charges (CA809627, CA4029746, CA4058661, CA4058663,
CA4058667, CA4058670, CA4058673, CA4058675, CA4731127,
CA4731128, CA4731750, CA4731751) will all be pending discharge at
the time of completion;

(c)

Covenant CA4058660 in favour of the City of Maple Ridge; this charge
states “… We confirm that the property may be used safely for the use
intended …”;

4.4

(d)

Covenant CA4058662 in favour of the City of Maple Ridge; this charge
relates to the Re-Zoning Servicing Report that allows the zoning to change
to RM-1 zoning which permits the townhouse use proposed;

(e)

Covenant CA4058666 in favour of the City of Maple Ridge; this charge
relates to the Preservation of Visitor Parking stalls within the
development;

(f)

Covenant CA4058669 in favour of the City of Maple Ridge; this charge
relates to the Protection of Steep Slopes located upon the Lands on the
Westside of the Lands;

(g)

Covenant CA4058672 in favour of the City of Maple Ridge; this charge
relates to the protection of certain trees upon the Lands; and,

(h)

Covenant CA4058674 in favour of the City of Maple Ridge; this charge
relates to the Storm Water Management Plan that requires regular periodic
inspections and may require maintenance over time.

Proposed encumbrances to be registered against the Lands
The following additional encumbrances may be registered by the Developer
against the title to the Lands, the Strata Lots and the Limited Common Property
and/or Common Property;
(a)

the Developer may file a legal notation against the Lands in the form of a
Form P Phased Strata Plan Declaration as attached to this Disclosure
Statement as Schedule B;

(b)

the Developer may grant or may cause the Strata Corporation to grant to
the City of Maple Ridge, public utilities, governmental authorities and/or
other entities such further easements, rights-of-ways, covenants or other
encumbrances, modification agreements and/or priority agreements as
may be necessary or desirable to proceed with the development of the
Lands as deemed desirable by the Developer;

(c)

the Developer may file a Phased Strata Reciprocal Access Agreement (see
attached sample Schedule I; and,

(d)

the Developer may file a legal notation against the Lands in the form of a
covenant and/or easement that permits the Developer to erect signage
upon the common property or to attach signage to park/plaza benches that
may be used to advertise the Developer’s products or any other third party
products or services that are permissible by all authorities.

4.5

Outstanding or Contingent Litigation or Liabilities
The Developer is unaware of any outstanding or contingent litigation or liabilities
affecting the Development or the Developer.

4.6

Environmental Matters
A portion of the Lands are registered on the Sites Registry due to previous
concerns when the Lands were owned by a previous owner. The portion of the
Lands were subject to complete investigation to ensure the Lands were suitable
for the proposed use prior to the development application and approvals granted
by the City of Maple Ridge and the other levels of government. At no time were
any contaminates or hazard wastes ever discovered and the provincial ministry
issued a Final Determination that the Lands were suitable for residential use on
May 5, 2008 Site ID 10162 The Developer is not aware of any other material facts
relating to flooding, the condition of soil or other environmental matters which
may affect the Lands.

5.

Construction and Warranties

5.1

Construction Dates
Construction of Phases 1and 2 has already commenced as of the date of this
disclosure statement filing. The construction commencement dates and
completion dates for Phases 1, 2, 3, 4, 5, 6 & 7 are estimated to be as follows:
Phase 1
Actual Commencement date - September 2015
Estimated Completion date – August to October 2016
Phase 2
Actual Commencement date – September 2015
Estimated Completion date – August to October 2016
Phase 3
Estimated Commencement date – April to June 2016
Estimated Completion date – November to January 2017
Phase 4
Estimated Commencement date – April to June 2016
Estimated Completion date – November to January 2017
Phase 5
Estimated Commencement date – August to October 2016
Estimated Completion date – March to May 2017

Phase 6
Estimated Commencement date – August to October 2016
Estimated Completion date – March to May 2017
Phase 7
Estimated Commencement date – March to May 2017
Estimated Completion date – March to May 2018
These dates are estimated only and may vary based on construction factors or
market conditions, and are subject to the provisions of the Contract of Purchase
and Sale for the Strata Lots and the dates for commencement and completion set
out on the Form P attached as Schedule B. The Contract provides for a three (3)
month extension to meet the terms and conditions of the contract if the Developer
deems the extension to be necessary.
The Property is within a phased development and therefore is subject to, from
time to time, related construction, noise, odors, dust and dirt adversely impacting
the use and enjoyment of the development's residents, occupants and
visitors/guests.
5.2

Warranties
Pursuant to the requirements of the Homeowner Protection Act of British
Columbia, all Strata Lots in the Development will be covered by a limited
warranty that at least meets or exceeds the requirements set by the authorities. The
warranty provider is National Home Warranty, conditional approval was granted
on August 26, 2015 under Builder name of Spencer Creek Ventures Inc. Builder
Identification NHWBL524. A copy of the warranty information will be provided,
upon request, prior to the buyer entering into an unconditional Contract to
purchase Property. A copy of the National Home Warranty brochure is attached
to this disclosure statement as Schedule J.
There are no warranties provided by the Developer with respect to the equipment
included in the Strata Lots other than the standard warranty provided by the
manufacturers. Any manufacturers' warranties in respect of equipment installed
in the Strata Lots will be passed on to the Purchasers where permitted under the
terms of the manufacturers' warranties.

5.3

Previously Occupied Building
All construction in the Development is new. No existing structures are being used
or converted for residential or commercial offerings under this Disclosure
Statement. The Strata Lots, Limited Common Property and Common Property
have not been previously occupied.

6.

Approvals and Finances

6.1

Development Approvals
The Development approvals in place at this time are attached as Schedule H
Development Approvals and no other approvals have been granted.

ADDITIONAL RIGHTS PURSUANT TO POLICY STATEMENT NUMBER 5
If the developer has obtained approval in principle, as described in paragraph 5 of the Policy
Statement (5 issued by the Financial Institutions Commission), to construct or otherwise create the
development units from the appropriate municipal or other government authority, the
superintendent will permit a developer to begin marketing on complying with the following terms
and conditions:

(a)

The estimated date, as disclosed in the disclosure statement, for the issuance of a
building permit, is 9 months or less from the date the developer filed the disclosure
statement with the superintendent;

(b)

The developer markets the proposed development units under the disclosure statement
for a period of no more than 9 months from the date the disclosure statement was filed
with the superintendent, unless an amendment to the disclosure statement that sets out
particulars of the issued building permit is filed with the superintendent during that
period. The developer must also either:
(i)
prior to the expiry of the 9 month period, file with the superintendent an
amendment to the disclosure statement that sets out particulars of the issued
building permit; or
(ii)
upon the expiry of the 9 month period, immediately cease marketing the
development and confirm in a written undertaking to the superintendent that all
marketing of the development has ceased and will not resume until after the
necessary amendment has been filed, failing which a cease marketing or other
order may be issued by the superintendent to the developer without further notice.
Additionally, the developer must provide written notice without delay to the superintendent if,
during the 9 month period, all units in the development property being marketed under this
Policy Statement are sold or the developer has decided not to proceed with the development;

(c)

Any purchase agreement used by the developer, with respect to any development unit
offered for sale or lease before the purchaser’s receipt of an amendment to the
disclosure statement that sets out particulars of the issued building permit, contains the
following provisions:
(i)

(ii)

(iii)

(iv)

The purchaser may cancel the purchase agreement for a period of seven days
after receipt of an amendment to the disclosure statement that sets out
particulars of the issued building permit if the layout or size of the applicable
development unit, the construction of a major common facility, including a
recreation centre or clubhouse, or the general layout of the development, is
materially changed by the issuance of the building permit;
If an amendment to the disclosure statement that sets out particulars of an
issued building permit is not received by the purchaser within 12 months after
the initial disclosure statement was filed, the purchaser may at his or her
option cancel the purchase agreement at any time after the end of that 12
month period until the required amendment is received by the purchaser, at
which time the purchaser may cancel the purchase agreement for a period of
seven days after receipt of that amendment only if the layout or size of the
applicable development unit, the construction of a major common facility,
including a recreation centre or clubhouse, or the general layout of the
development, is materially changed by the issuance of the building permit;
The amount of the deposit to be paid by a purchaser who has not yet received
an amendment to the disclosure statement that sets out particulars of an
issued building permit is no more than 10% of the purchase price; and
All deposits paid by a purchaser, including interest earned if applicable, will be
returned promptly to the purchaser upon notice of cancellation from the
purchaser;

6.2

Construction Financing
The Developer has a commitment from a lender to advance an amount of funds
that both the Developer and the lender deem to be adequate to complete the
construction of phases one (1) and two (2). The Developer has not yet arranged
construction financing to commence construction of any further phases of the
Development.
ADDITIONAL RIGHTS PURSUANT TO POLICY STATEMENT NUMBER 6
If the developer has not obtained a satisfactory financing commitment, the developer may
market the development units, but only on complying with the following terms and
conditions:
(a)

(b)

(c)

The estimated date for obtaining a satisfactory financing commitment, as disclosed in
the disclosure statement, is 9 months or less from the date the developer filed the
disclosure statement with the superintendent;
The developer markets the proposed development units under the disclosure statement
for a period of no more than 9 months from the date the disclosure statement was filed
with the superintendent, unless an amendment to the disclosure statement that sets out
particulars of a satisfactory financing commitment is filed with the superintendent during
that period. The developer must also either:
(i)
prior to the expiry of the 9 month period, file with the superintendent an
amendment to the disclosure statement that sets out particulars of a satisfactory
financing commitment; or
(ii)
upon the expiry of the 9 month period, immediately cease marketing the
development and confirm in a written undertaking to the superintendent that all
marketing of the development has ceased and will not resume until after the
necessary amendment has been filed, failing which a cease marketing or other
order may be issued by the superintendent to the developer without further notice.
Additionally, the developer must provide written notice without delay to the
superintendent if, during the 9 month period, all units in the development property being
marketed under this Policy Statement are sold or the Developer has decided not to
proceed with the development.
Any purchase agreement used by the developer, with respect to any development unit
offered for sale or lease before the purchaser’s receipt of an amendment to the
disclosure statement that sets out particulars of a satisfactory financing commitment,
contains the following terms:
(v)

(vi)

(vii)

If an amendment to the disclosure statement that sets out particulars of a
satisfactory financing commitment is not received by the purchaser within 12
months after the initial disclosure statement was filed, the purchaser may at his
or her option cancel the purchase agreement at any time after the end of that 12
month period until the required amendment is received by the purchaser;
The amount of the deposit to be paid by a purchaser who has not yet received
an amendment to the disclosure statement that sets out particulars of a
satisfactory financing commitment is no more than 10% of the purchase price;
and
All deposits paid by a purchaser, including interest earned if applicable, will be
returned promptly to the purchaser upon notice of cancellation from the
purchaser;

7.

Miscellaneous

7.1

Deposits
A deposit of money shall be paid within 48 hours of final subject removal by way
of a bank draft or certified cheque to the party indicated in section 2 of the
mutually accepted Contract. All monies paid will be applied toward the purchase
price of the Property at the time the sale completes.
In any such case, if the sale does not complete due to the Buyer not being able to
meet the terms and conditions in the Contract, the Developer/Seller may at the
Developer/Seller’s option, terminate the Contract, and, in such event, the amount
paid by the Buyer will be non-refundable and absolutely forfeited to the
Developer/Seller on account of damages, without prejudice to the
Developer/Seller’s other remedies.
If the Buyer is ready willing and able to complete and has met the terms and
conditions in the Contract and the Developer/Seller cannot deliver the Property as
described in the Contract, the amount paid by the Buyer will be refunded to the
Buyer and the Buyer shall not have any further recourse against the
Developer/Seller.
Except as otherwise provided in this section 7.1, where required under the Real
Estate Development Act, all deposits and other monies received from a purchaser
of a Strata Lot will be held by the Developer’s Brokerage, in trust in the manner
required by the Real Estate Development Marketing Act until such time as:

7.2

a)

the applicable Strata Plan is deposited in the Land Title Office;

b)

the approvals required for the lawful occupation of the Strata Lot have
been obtained; and,

c)

an instrument evidencing the interest of the purchase in the Strata Lot has
been filed for registration in the Land Title Office.

Purchase Agreement
(1)

Form of Contract
A copy of the form of Contract of Purchase and Sale (the “Contract”) that
the Developer intends to use for the Strata Lots located in Phases 1, 2, 3
and 4 is attached as Schedule G. The Contract contains many conditions
and legal terms. The Developer/Seller urges all parties considering the
purchase of a Strata Lot to seek independent accounting, legal and tax
advice from a qualified individual before entering into a Contract with
the Developer/Seller. The Developer reserves the right to modify terms of
the Contract to tailor each sale to that Buyer.

(2)

Termination
Sections 2, 3 and 12 of the Contract of Purchase and Sale set out the
provisions for terminating the Contract, in section 2 the Developer may
terminate the Contract for failure by the Purchaser to pay the required
deposit. In section 3, the Contract will be terminated if any subject
conditions are not waived or declared fulfilled within the agreed times. In
section 12 the Developer may terminate the Contract for failure by the
Purchaser to pay the purchase price on the Completion Date.

(3)

Extensions
The Contract provides for the Completion, Possession and Adjustment
dates to be extended, by written notice from the Developer, up to 60 days
not including weekends or statutory holidays if deemed necessary by the
Developer.

(4)

Assignment
The Contract of Purchase and Sale does not provide for any assignment of
an interest in the Strata Lot unless express permission to do so is granted
by the Developer/Seller.

(5)

Resale of the Strata Lot
The Contract of Purchase and Sale does not provide for the Strata Lot to
be advertised, marketed or resold for a period of 24 months after the date
of Possession identified in Section 5 of the Contract.

7.3

Developers' Commitments
There are no commitments made by the Developer that are to be met after the
completion of the sale of the Strata Lot.

7.4

Other Material Facts
(a)

Section 69 Strata Property Act
Under Section 69 of the Strata Property Act, Strata Lots receive the
burden and benefit of implied easements for support and for utility
services.

(b)

Occupancy
Occupancy of the strata lot requires a provisional occupancy permit (the
“Occupancy Permit”) be issued by Maple Ridge. If Maple Ridge has not
issued the Occupancy Permit by the Completion Date, the purchase and
sale agreement allows the Developer to extend the Completion, Possession
and Adjustment dates up to sixty (60) days not including weekends or
statutory holidays if deemed necessary by the Developer/Seller by
delivering written notice to the Buyer or the Buyer’s Broker that the
Developer/Seller is exercising their right to adjust the dates and stating the

new Completion, Possession and Adjustment dates and may further extend
the Completion, Possession and Adjustment dates any amount the
Contract provides for due to unforeseen circumstances that occur beyond
the Developer’s control.
(c)

Property Taxes
In addition to the monthly maintenance fees payable to the strata
corporation purchasers of each strata lot will be required to pay property
taxes (levied by and payable to Maple Ridge) with respect to their strata
lot.

(d)

Continuing Sales and Marketing Program and Construction and
Deficiency Repair Access
The Developer will continue to carry out, for such period as the Developer
determines to be necessary or desirable in connection with the marketing
of the Development, marketing and sales activities within Strata Lots and
on Common Property, including, without limitation, reserving the
Magnolia Grove visitor parking stalls exclusively for the sales and
marketing team’s use , and conducting sales presentations within various
Strata Lots owned or leased by the Developer in the Development,
including maintaining display suites, sales areas, and a sales office. The
Developer also intends to place signage and temporary fencing on the
Common Property and in other areas of the Development as part of its
marketing and sales activities for such period of time as the Developer
determines to be necessary or desirable.
The Developer will also have the right to unimpeded access to the
Common Property of the Development for the purpose of completing
construction of the Development and carrying out any remedial and
deficiency repairs with respect to any Strata Lots or the Common Property
of the Development.
The Developer will act reasonably in exercising their rights contemplated
in this Section 7.4 (d).

(e)

Other Contracts Affecting the Development
The Developer may enter into, or cause the Strata Corporation to enter
into or assume:
(i)

contracts for the following services affecting the Development,
including without limitation, window cleaning, landscaping
maintenance, snow removal, fire prevention/hydrant maintenance,
mechanical and irrigation systems maintenance, and a community
mail box with Canada Post;

(ii)

certain registered encumbrances relating to the Common Property
and equipment located thereon as deemed necessary or appropriate
by the Developer;

(f)

(iii)

a contract which requires the Strata Corporation to maintain all of
the landscaping and outdoor amenity area features provided by the
Developer to the Development; and,

(iv)

a contract with a licensed property management company/property
manager to manage the affairs of the Strata Corporation; and,

(v)

a contract with a third party for the sale of advertising space that
permits signage(s) displaying a message to be visible from the
public roadway.

Ongoing Development
Prospective purchasers should be aware that construction of the
Development will involve ongoing noise, dirt, dust, vibrations and
activities normally associated with construction projects and agrees to
allow and jointly assist in providing unimpeded access until such time the
development is completed.

7.5

Documents to be Delivered to the Strata Corporation
Pursuant to Section 20(2) and 35 of the Strata Property Act, the Developer will
provide the following documents to the Strata Corporation at the time of the first
annual general meeting:
(a)

all plans that were required to obtain the building permit and any
amendments to the building plans that were filed with the City in respect
to the building permit;

(b)

any document in the Developer’s possession that indicates the actual
location of a pipe, wire, cable, chute or other facility for the passage or
provision of systems or services;

(c)

all contracts entered into on behalf of the Strata Corporation;

(d)

all disclosure statements and amendments thereto filed under the Real
Estate Development Marketing Act or Section 139 of the Strata Property
Act;

(e)

a copy of the Final Strata Plan as registered in the Land Title Office;

(f)

the names and addresses of all contractors or subcontractors primarily
responsible for the supply of labor or materials to each of the major
components of the Development;

(g)

the names and addresses of all technical consultants, including the
building envelope specialist, if any;

(h)

the name and address of any project manager;

(i)

all warranties, manuals, schematic drawings, operating instructions,
service guides, manufacturer’s documentation and other similar

information respecting the construction, installation, operation,
maintenance, repair and servicing of any Common Property or common
assets of the Strata Corporation, including any warranty information
provided to the Developer by a person described in subsection 7.5(f);
(j)

the records required to be prepared and retained by the Strata Corporation
under Section 35 of the Strata Property Act; and

(k)

an annual budget for the Strata Corporation for the twelve (12) month
period beginning on the first day of the month following the date of the
first annual general meeting.

DEEMED RELIANCE
Section 22 of the Real Estate Development Marketing Act provides that every
purchaser who is entitled to receive this Disclosure Statement is deemed to have
relied on any false or misleading statement of a material fact contained in this
Disclosure Statement, if any, and any omission to state a material fact. The
Developer, its directors and any person who has signed or authorized the filing of
this Disclosure Statement are liable to compensate the purchaser for any
misrepresentation, subject to any defences available under section 22 of the Act.
DECLARATION
The foregoing statements disclose, without misrepresentation, all material facts
relating to the Development referred to above, as required by the Real Estate
Development Marketing Act of British Columbia, as of April 20, 2016.
Developer:
Homesite Developments (Zeron) Inc.
By its authorized signatory:
_______________________
Mr. Quinn Jeannotte
Director
AND
Spencer Creek Ventures Inc.
By its authorized signatory:
_______________________
Mr. Keith Muir
Director
Personally:
______________________
Mr. Quinn Jeannotte
______________________
Mr. Keith Muir

SOLICITOR'S CERTIFICATE
IN THE MATTER OF the Real Estate
Development Marketing Act and the
Disclosure Statement for strata lots to
be created on those lands presently
legally described as:
Parcel Identifier: 029-448-760
Lot 1 District Lots 406 and
408 Group 1 NWD Plan EPP45286

)
)
)
)
)
)
)
)
)
)

I, J.S. Allen Olson, Solicitor, a member of the Law Society of British Columbia,
HEREBY CERTIFY that I have read over the above-noted described Disclosure
Statement dated April 20th 2016 and have reviewed the same with the Developer therein
named, and that the facts contained in sections 4.1, 4.2 and 4.3 of the Disclosure
Statement are correct.
DATED at the Township of Langley, in the Province of British Columbia, this 20 day of
April 2016.

_______________________
J.S. Allen Olson
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