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INTRODUCTION

1. This report ("Seventh Report") has been prepared by FTI Consulting Canada Inc.

("FTI") in its capacity as the court-appointed Monitor (the "Monitor") pursuant to

an order of the Supreme Court of British Columbia (the "Court") pronounced

October 11, 2018 (the "Initial Order") pursuant to the Companies' Creditors

Arrangement Act, R.S.C. 1985 c.36, as amended.

2. On April 30, 2018, Purewal Blueberry Farms Ltd. ("Purewal") filed a Notice of

Intention to File a Proposal ("NOI") with the Superintendent of Bankruptcy

pursuant to Part III, Division I of the Bankruptcy and Insolvency Act, R.S.C. 1985,

c. B-3, as amended (the "BIA") and FTI was appointed trustee under the NOI (the

"Proposal Trustee").

3. Purewal sought and obtained extensions of its stay of proceedings under the NOI

as follows:

(a) By Order of the Court pronounced May 30, 2018 extending the time to file

a proposal under its NOI (and corresponding stay of proceedings) to July

13, 2018;

(b) By Order of the Court pronounced July 5, 2018 extending the time to file a

proposal under its NOI (and corresponding stay of proceedings) to August

27, 2018; and

(c) By Order of the Court pronounced August 24, 2018 extending the time to

file a proposal under its NOI (and corresponding stay of proceedings) to

October 11, 2018.

4. Additional Orders sought and obtained by Purewal in the NOI proceedings

included:

(a) An Order of the Court pronounced May 30, 2018 approving:
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i. An interim financing facility (the "DIP Loan") from Blueberry

Holding (GP) Ltd. (in such capacity, the "DIP Lender") in the

maximum principal amount of $500,000, secured by a charge in

priority to all other encumbrances, over the assets of Purewal

(including any assets of Purewal held intrust for 0726357 B.C. Ltd.,

0726365 B.C. Ltd. and 0726368 B.C. Ltd.) (the "Purewal

Property") (the "DIP Lender's Charge"); and

ii. An administrative charge to secure the fees and disbursements of

Purewal's legal counsel, the Proposal Trustee, and its legal counsel

(the "Administrative Charge") in priority to all other

encumbrances (other than the DIP Lender's Charge) against the

Purewal Property for up to $200,000.

(b) Two Orders of the Court pronounced July 5, 2018 approving:

i. A claims process (the "Claims Process") by the Proposal Trustee to

assist in identifying and understanding the quantum and extent of

creditor's claims against Purewal (the "Claims Process Order");

and

ii. A sale process (the "Sale Process") for Purewal's processing plant

in accordance with a proposed set of bidding procedures, to be

administered by the Proposal Trustee (the "Sale Process Order").

5. On October 11, 2018, the NOI proceedings were converted into this CCAA

proceeding by an order of this Court (the "Initial Order"), and all of the orders

granted in the NOI proceedings, including but not limited to the Claims Process

Order and the Sale Process Order, were continued into these CCAA proceedings.
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6. Three companies that were not included in the NOI proceedings were added to these

CCAA proceedings; namely 0726357 B.C. Ltd. ("6357"), 0726365 B.C. Ltd.

(``6365") and 0726368 B.C. Ltd. ("6368"). 6357, 6365 and 6368 (collectively the

"Brothers' Companies") are holding companies owned by Malkiat, Charan and

Gurjit Purewal, respectively.

7. The Initial Order increased the amount of the approved DIP Loan from $500,000

to $1,000,000, increased the DIP Lender's Charge to $1,000,000, and extended the

DIP Lender's Charge and the Administrative Charge over the property of Purewal

and the Brothers' Companies (the "Petitioners").

8. On October 11, 2018, the Court made a further Order approving an asset purchase

agreement submitted by 0801226 B.C. Ltd. (a party related to the DIP Lender) in

the Sale Process, as the stalking horse bidder in the Sale Process.

9. On November 2, 2018, the Petitioners sought and obtained an order of this Court

extending the stay of proceedings provided in the Initial Order to December 14,

2018.

10. On December 12, 2018, the Petitioners sought and obtained two orders of this

Court:

(a) The first order approved an Offer to Purchase and Agreement of Purchase

and Sale dated November 21, 2018 between Purewal and 1176094 B.C. Ltd.

(the "Purchaser") (the "Winning APA") as detailed in the Second Report

of the Monitor and provided a vesting order to convey title in the processing

plant to the Purchaser (the "AV Order"); and

(b) The second order approved the extension of the stay of proceedings

provided in the Initial Order to March 1, 2019 as well as increasing the

Administrative Charge from a maximum aggregate of $200,000 to

$300,000.

11. On February 6, 2019, the Petitioners sought and obtained two orders of this Court:
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(a) The first order approved an extension for the closing of the Winning APA

to March 8, 2019 or a date as agreed between the Monitor, on behalf of

Purewal, and the purchaser no later than 21 days after March 8, 2019; and

(b) The second order approved the extension of the stay of proceedings

provided in the Initial Order to April 15, 2019, increased the Administrative

Charge from an aggregate of $300,000 to $450,000 and added Purewal

Farms Partnership (the "Partnership") as a petitioner to these proceedings.

12. On February 6, 2019, the Monitor sought and obtained an order of this Court

approving its fees and expenses for the period from April 1, 2018 to November 30,

2018 and approving the fees and expenses of its legal counsel for the period from

June 1, 2018 to November 30, 2018.

13. On April 12, 2019, the Petitioners sought and obtained an order of the Court

extending the stay of proceedings provided in the Initial Order to May 6, 2019.

14. On May 6, 2019, the Petitioners sought and obtained an order of the Court

extending the stay of proceedings provided in the Initial Order to May 10, 2019.

15. On May 8, 2019, the Petitioners sought and obtained an order of the Court

extending the stay of proceedings provided in the Initial Order to August 13, 2019

and expanding the Monitor's powers.

16. The reports of the Proposal Trustee and the Monitor and other information in

respect of these proceedings are posted on the Monitor's website at

http: //cfcanada. fticonsulting. com/purewal/.
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PURPOSE

17. The purpose of the Seventh Report of the Monitor is to provide the Court with an

update on the following:

(a) The status of the Petitioners' funding;

(b) The use of the closing proceeds related to the sale of the Petitioners'

processing plant;

(c) The status of the Berar claim and CRA claim;

(d) The rent due from Thiara related to the 2018 blueberry harvest from the

Richmond Farm;

(e) Post closing issues related to the sale of the processing plant;

(fl The Monitor's views and recommendations regarding an offer on the House

Property;

(g) The results of the Expanded Claims Process; and

(h) The Monitor's views and recommendations regarding the Petitioners'

request for an extension of the provisions of the Initial Order, including the

stay of proceedings, to September 30, 2019.
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TERMS OF REFERENCE

18. In preparing this report, the Monitor has relied upon unaudited financial

information, other information available to the Monitor and, where appropriate, the

Petitioners' books and records and discussions with various parties (collectively,

the "Information")

19. The Monitor has not audited, reviewed or otherwise attempted to verify the

accuracy or completeness of the Information in a manner that would comply with

Generally Accepted Assurance Standards pursuant to the Chartered Professional

Accountants of Canada Handbook.

20. The Monitor has not examined or reviewed financial forecasts and projections

referred to in this report in a manner that would comply with the procedures

described in the Chartered Professional Accountants of Canada Handbook.

21. Future oriented financial information reported or relied on in preparing this report

is based on assumptions regarding future events; actual results may vary from

forecast and such variations may be material.

22. Unless otherwise stated, all monetary amounts contained herein are expressed in

Canadian Dollars.
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UPDATE ON THE PETITIONERS' FUNDING

23. As indicated in the Fifth Report, pursuant to the AV Order the balance of the

proceeds from the sale of the processing plant were to be held by the Petitioner's

legal counsel pending either further order of the Court or agreement by the affected

parties.

24. The three remaining affected parties are Canada Revenue Agency ("CRA"), the

beneficiaries of the Administrative Charge and Harjinder Singh Berar, Karmjit

Singh Berar and Berar Farms Ltd. (collectively "Berar")

25. Accordingly, the Petitioners have had minimal funds to pay for their operating costs

associated with these proceedings.

26. The Monitor held some residual funds from the extension fee and from the DIP

advances which were used to pay the outstanding invoices related to the post filing

holding costs related to the processing plant and the fees of the former staff assisting

the Petitioners in updating the books and records, filing overdue statutory returns

and other administrative matters.

27. As indicated in the First Report of the Proposal Trustee, Purewal owns a property

with an address of 13549 Hale Road, Pitt Meadows. The property is approximately

18 acres in total. The property is improved with two residential homes on about 3

acres. The remaining 15 acres are planted with blueberry bushes (the "House

Property").

28. The three founding brothers, Malkiat, Charan and Gurjit Purewal, share the two

homes that reside on the House Property.

Page 8 of 27

F T 1



29. In September 2018, the Monitor (at the time the Proposal Trustee) was informed by

the City of Pitt Meadows (the "City") that Purewal was delinquent in the payment

of property taxes owing on the House Property and if the delinquent taxes were not

paid prior to September 24, 2018, the property would be sold by the municipality

at tax sale.

30. The Monitor advised the City of the stay of proceedings pursuant to these

proceedings, however the City indicated that there was no discretion in its by-laws

and without a Court Order to cease the action, they would be proceeding with the

tax sale.

31. The Monitor was further advised by the City that the tax sale had cone-year

redemption period.

32. The Monitor discussed the situation with the Petitioners and their legal counsel and

determined that given the current lack of resources, the Petitioners would allow the

House Property to proceed to a tax sale and redeem the sale at a subsequent date

with the surplus funds expected from the closing of the Winning APA.

33. As will be described in a subsequent section of this report, the House Property is

now subject to a sale agreement to be approved by this Honourable Court.

Accordingly, the Monitor suggested to the Petitioners and its legal counsel that the

delinquent taxes be paid to redeem the tax sale.

34. The Monitor contacted the City and was provided with the redemption amount of

$51,080.

35. The Petitioners' legal counsel sought the approval of CRA and Berar to release

funds from their trust account so that the delinquent taxes could be paid to redeem

the tax sale.
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36. With the approval of CRA and Berar the funds were released to the Monitor who

paid $51,080 to the City on August 2, 2019.

37. The Monitor understands that upon receipt of the funds the City will proceed to

remove the tax sale from the Land Registry title to the House Property.

38. Subsequent to the closing of the Winning APA, the Monitor contacted BC Hydro

to have the deposit paid by the Petitioners during the NOI released. After settlement

of the remaining post filing amounts due to BC Hydro, a refund cheque in the

amount of $16,318 was released to the Monitor.

39. The following is a summary of the receipts and disbursements in the Monitor's trust

account for the period from November 15, 2018 to August 2, 2019:

Summary of Receipts and Disbursements

Receipts

Advances pursuant to DIP Loan

Extension fee

Funds released from Clark Wilson

Interest income

Total receipts

Disbursements

DIP Lenderfee

Insurance

Security

BC Hydro

Contractor fees and expenses

Payment to City of Pitt Meadows

Proposal Trustee's legal counsel fees and disbursements

Bank charges

Total disbursements

Excess of receipts over disbursements

265,000

150,000

44, 641

335

459,975

10,500

93,279

62,827

73,029

154,985

51,080

1,576

85

447,361

$ 12,615

40. The Monitor is currently holding funds of approximately $13,000.
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USE OF THE CLOSING PROCEEDS

41. As indicated in the Fifth Report, subsequent to closing the sale of Purewal's

processing plant and in accordance with the AV Order, the Petitioners' legal

counsel paid the following:

(a) $275,000 to 0801226 B.C. Ltd. in respect of the stalking horse termination

fee pursuant to an order of the Court pronounced October 11, 2018;

(b) $924,562 to Blueberry Holdings (GP) Ltd. consisting of principal and

interest on monies advanced pursuant to the Interim Lender's Charge;

(c) $3,915,501 to Blueberry Holdings (GP) Ltd. pursuant to amounts owing to

it pursuant to its mortgage registered against the processing plant property;

(d) $2,403 to the Canada Revenue Agency ("CRA") on account of a charge

registered in priority to Blueberry Holdings (GP) Ltd. for unremitted

employee payroll source deductions of Purewal;

(e) $450,000 pursuant to the Administrative Charge to allow payment of

outstanding professional fees; and

(~ $353,576 to the City of Pitt Meadows relating to outstanding property

taxes and utilities for 2017 and 2018 plus penalties and interest.

42. Subsequent to the Fifth Report of the Monitor, the Petitioners' legal counsel paid

$699,343 to CRA pursuant to a mortgage granted by Purewal against the

processing plant relating to unremitted payroll deductions for Purewal Brothers

Enterprises, a company related to Purewal. The amount included interest to the

date of payment.
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As indicated in the Sixth Report of the Monitor, the insurance on the House

Property expired in mid-June 2019 and the current underwriter advised the

Petitioners that it would not renew the policy.

The Petitioners contacted their brokers to seek assistance to find a new insurer.

However, prior to providing service, the insurance broker requested that it be paid

current with respect to the Petitioners outstanding post-filing premium

obligations.

As a result, the Petitioners' legal counsel contacted CRA and Berar's legal

counsel and with their consent, $16,784 was released from the Petitioners' legal

counsel's trust account to pay the outstanding invoices.

The table below summarizes the receipts and uses of the proceeds from the sale of

the processing plant and the balance held by the Petitioners' legal counsel:

Sale of Processing Plant

Sale proceeds

Deposit #1

Deposit #2

Interest earned

Total receipts

City of Pitt Meadows for unpaid property taxes

Stalking Horse fee

Blueberry Holdings (GP) Limted -mortgage

Blueberry Holdings (GP) Limted -DIP Loan

Payment to CRA

Admin charge

CRA mortgage

Release of funds to Monitor re deliquent taxes

Insurance

Total disbursements

Surplus

F T I
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10,538,844

415,000

200,000

19,647

11,173,491

(353,576)

(275,000)

(3,915,501)

(924,562)

(2,403)

(450,000)

(699,343)

(44,641)

(16,784)

(6,681,810)

4,491,681



THE CRA AND BERAR CLAIMS

C~.71

47. As noted in the Fifth Report of the Monitor, the calculation of CRA's claim against

the Petitioners has been in progress for some time due to the incomplete status of

the Petitioners' books and records.

48. In early July 2019, CRA filed a further amended proof of claim in the amount of

$3.0 million comprising a deemed trust claim in the amount of $1.8 million and an

unsecured claim in the amount of $1.2 million.

49. As indicated previously, the $682,000 claim against Purewal Brothers Enterprises

Ltd. secured by a mortgage granted by Purewal in favour of CRA, was paid from

the proceeds of the sale of the processing plant.

50. CRA's amended proof of claim also notes that it has not finalized its claim for

unremitted goods and services tax as both Purewal and the Partnership have

outstanding returns dating back to June 2017.

51. The Monitor understands that CRA's claim against Purewal for unremitted source

deductions is comprised of amounts due by Purewal, Purewal Brothers Enterprises

Ltd. ("PBE"), 0740656 B.C. Ltd. ("074") and 1078429 B.C. Ltd. ("107")

52. The Monitor has asked CRA to provide it with CRA's authority to assess the claims

of these other companies against Purewal.

53. CRA acknowledged receipt of the Monitor's request and advised that due to

vacation schedules, a response would be delayed until mid-August 2019.
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Berar

54. As detailed in the Second Report and Fifth Reports of the Monitor, the Berar

claim relates to a complex series of transactions related to a 140 acre farm with

blueberry plantings (the "Richmond Farm") that was previously owned by

Purewal.

55. In September 2013, Purewal sold an undivided 1/10 interest in the Richmond

Farm to Harjinder Singh Berar and Karmjit Kaur Berar and an undivided 4/10

interest in the Richmond Farm to Berar Farms Ltd. (collectively "Berar").

56. In conjunction with the sale, the Partnership entered into a lease with Berar (the

"Richmond Lease"). The primary terms of the Richmond Lease are as follows:

(a) 10 year term commencing September 2013, expiring in September 2023;

(b) Annual rent of $339,900 plus applicable taxes due in advance of each

lease year;

(c) Constructed as a net lease with the tenant assuming responsibility for all

operating costs; and

(d) Purewal and the Brothers' Companies each provided a guarantee for the

performance of the Partnership's obligations under the lease.

57. In support of their guaranties, Purewal and the Brothers' Companies granted

collateral mortgages in favour of Berar over all of the properties owned by

Purewal and the Brother's Companies.
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58. In February 2016, Purewal then sold its remaining 5/10 undivided interest in the

Richmond Farm to 1043806 B.C. Ltd. ("104"). Pursuant to the terms of the sale

agreement, 104 covenanted to assume the Richmond Lease and indemnify

Purewal against any liability under the Richmond Lease.

59. In addition, 104 provided a covenant to use its best commercial efforts to provide

Berar with alternative security so that the guaranties of Purewal and the Brother's

Companies could be discharged.

60. Under the terms of the Richmond Lease, Purewal was prohibited from assigning

the lease without the consent of Berar, which consent was not to be unreasonably

withheld.

61. Subsequent to closing the sale with 104, Purewal forwarded a document to 104

purporting to assign the Richmond Lease to 104. The document was signed by

Purewal, 104 and representatives of the Brother's Companies, however the

Monitor was advised by Berar that it did not consent to the assignment.

62. The Monitor is further advised by Berar that to date 104 has not provided

alternative security.

63. Berar filed a claim in these proceedings for its rent arrears due from September

2017 in relation to the 2018 blueberry harvest, however it also expressed the

following additional concerns:

(a) The 2018 rent payment in the amount of $339,900 plus taxes relating to

the 2019 blueberry harvest is now due;

(b) Due to the Petitioners' lack of working capital, the Richmond Farm has

suffered damages due to neglect;
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(c) Given that the Partnership is no longer farming the Richmond Farm, Berar

is seeking control of the Richmond Lease for its remaining term; and

(d) As a result of the damages, the rent that Berar will now be able to achieve

has been significantly reduced.

64. After several meetings and related telephone conversations, the Petitioners and

Berar agreed to settle the claim as follows:

(a) An amount of $2,028,250 (inclusive of GST) will be paid to Berar from

the closing proceeds being held by the Petitioners' legal counsel;

(b) The rights of the Partnership as tenant under the Richmond Lease will be

assigned to Berar;

(c) Each of Berar, the Partnership and Purewal will provide mutual releases

with respect to any claims related to the Richmond Lease and Berar will

discharge his mortgage over the House Property; and

(d) The Petitioners will seek a vesting order in these proceedings with respect

to any claims registered against the Petitioners' interest in the Richmond

Lease.

65. Attached as Appendix A is a copy of the executed Settlement Agreement.

66. The settlement amount is comprised as follows:

(a) $490,000 relating to the arrears lease payment that was due in September

2017 for the right to the 2018 blueberry harvest plus interest and costs;

(b) $600,000 for the rent differential for the final five years remaining on the

term of the Richmond Lease;
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(c) $235,000 with respect to the estimated insurance, utilities and property

taxes for the remaining term of the Richmond Lease in addition to the

legal costs incurred by Berar associated with the settlement of its claim;

(d) $635,000 relating to damages incurred on the property as a result of

neglect; and

(e) Applicable goods and services tax.

67. The Monitor was present for all of the settlement discussions and is of the view

that the settlement is reasonable based on its review of the documentation related

to the Richmond Lease and discussions with the Petitioners.

68. The settlement resolves a significant claim for the Petitioners and will allow for

the residual proceeds from the sale of the processing plant to be released for the

benefit of the creditors. Accordingly, the Monitor supports the Petitioners

settlement with Berar.

69. As indicated previously, the settlement amount is to be paid from the closing

proceeds being held by the Petitioners' legal counsel.

70. Given the additional time required to finalize CRA's deemed trust claim, the

Monitor suggested that the Petitioners' legal counsel continue to hold the amount

of the deemed trust claim in its trust account, with the balance being released to

the Monitor.

71. After payment of the Berar settlement amount and a holdback for the CRA

deemed trust claim, approximately $680,000 would be available to release to the

Monitor from the Petitioners' legal counsel's trust account.
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72. This would allow the Monitor to fund the costs of these proceedings, pay the

outstanding fees and expenses of the professionals and provide funds for the

Petitioners' creditors.

RENT DUE FROM THIARA

73. In expectation of a settlement, the Richmond Farm was leased by Berar to a third

party for the 2019 blueberry harvest. As the rent differential was incorporated in

the settlement with Berar, the rent payable for the 2019 harvest will be directed to

Berar.

74. As detailed in the Second Report of the Monitor, the rent due to Berar in

September 2016 for the right to the blueberry harvest in 2017 was paid by 104

directly to Berar and 104 sublet the property to a third party.

75. However, in September 2017 the rent due to Berar for the right to the blueberry

harvest in 2018 was not made. As a result, the Petitioners purported to sublet the

Richmond Farm to another farmer, Barinder Thiara ("Thiara").

76. Thiara harvested the blueberries from the Richmond Farm during the summer of

2018, however to date the rent payment has not been made to any of the

Petitioners, 104 or Berar.

77. In November 2018, 104 had sought and obtained garnishment orders against the

two processors used by Thiara for the 2018 harvest, however no amounts were

paid pursuant to the garnishment orders.

78. On April 11, 2019 the Petitioners' legal counsel sent a letter to Thiara demanding

payment of the outstanding rent payment for 2018 and subsequently issued a

statement of claim.
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79. Thiara filed a response to the Petitioners' claim indicating that due to the

confusion regarding its sublease, it had not issued payment.

80. Subsequently, the Monitor, Berar and Thiara had a conversation wherein Berar

and Thiara came to an agreement in which Thiara agreed to pay the $250,000 plus

GST to Berar provided that each of 104, the Petitioners and Berar consent.

81. The Monitor is advised by the Petitioners' legal counsel that each of 104, Berar

and the Petitioners have consented to Thiara paying directly to Berar and a

consent agreement is currently being drafted.

82. If the settlement with Thiara is finalized prior to the settlement with Berar, then

the settlement amount with Berar would be reduced by the amount remitted to

Berar.

83. However, if the payment by Thiara is made subsequent to the Petitioners

settlement with Berar, then Berar has agreed to pay the funds to the Petitioners.

PROCESSING PLANT POST CLOSING

84. As detailed in the Monitor's Fifth Report, the purchaser of the Petitioners'

processing plant paid an extension fee which was intended to cover the holding

costs incurred by the Petitioners as a result of the delay in closing the transaction.

85. Pursuant to the terms of the Extension Agreement, the Monitor was to provide an

accounting of the actual costs incurred as a result of the extended closing.

86. Subsequent to closing the sale of the processing plant, the Monitor provided the

Petitioners' legal counsel with its calculation of the costs associated with the

extension of the sale closing. The reconciliation indicated that the costs exceeded

the Extension Fee by approximately $12,000.
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87. The Monitor forwarded its accounting to the Petitioners' legal counsel.

88. The Monitor has been advised by the Petitioners' legal counsel that in

consultation with the Petitioners, it is considering its options with respect to

collection of the excess costs.

89. The Monitor understands that the Petitioners have been challenged in co-

ordinating a mutually convenient time with the purchaser of the processing plant

to access the books and records of the Petitioners remaining at the processing

plant.

90. As the Petitioners require the records in order to complete their outstanding GST

returns as noted previously, the Petitioners may need to seek the assistance of the

Court to compel the purchaser to produce the records for the Petitioners to collect.

THE OFFER ON THE HOUSE PROPERTY

91. As noted in previous reports, Purewal is the legal owner of the House Property,

although there are documents that indicate the Brothers' Companies as the

beneficial owners.

92. The Monitor is advised by the Petitioners' legal counsel that it has reviewed the

documentation with respect to this structure, however its review is still on-going.

93. As the primary obligor of the Richmond Lease was the Partnership, upon payment

of the settlement amount by Purewal to Berar, Purewal would have a claim

against the Partnership, which is owned by the Brothers' Companies.

94. Accordingly, the trust relationship between Purewal and the Brothers' Companies

may be irrelevant.
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95. In Apri12019, the Monitor retained the services of an appraiser to provide an

appraisal report (the "Appraisal") on the House Property.

96. The Appraisal dated May 2, 2019 (copy attached as Appendix B) indicated an

estimate of value ranging from $2.5 million on the basis of a forced sale to $2.82

million on the basis of an orderly sale. The orderly sale contemplates a longer

timeline for marketing.

97. In Apri12019, the Monitor was approached on an unsolicited basis by a party

representing Johal Berry Farms Ltd. ("Johal"), who wished to tender an offer on

the House Property. Subsequently an offer was received by the Monitor which

was forwarded to the Petitioners and their legal counsel for consideration.

98. The offer indicated a purchase price of $2.25 million.

99. As indicated in the Sixth Report of the Monitor, the insurance on the House

Property expired in mid-June and despite its continued efforts, the Petitioners

have been unable to secure replacement coverage.

100. Upon receipt of the Appraisal, the Monitor advised Johal that the Petitioners were

still contemplating its offer, however the Monitor would not be able to support the

offer as currently submitted due to the low purchase price.

101. In late June, Johal submitted a revised offer with an indicated purchase price of

$2.4 million.

102. The Monitor contacted the appraiser to discuss the revised offer and asked them

to take into account the fact that the Petitioners were unable to secure insurance

and accordingly an expedited sale was now preferable.
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103. The appraisers issued an addendum to the Appraisal indicating that the revised

offer was in its opinion, within a reasonable range for a forced sale (copy attached

as Appendix C).

104. The Petitioners accepted the revised offer (copy attached as Appendix D) which is

now only subject to Court approval.

105. The Monitor is supportive of the sale given that the purchase price is within the

range of value for a forced sale and more importantly, the revised offer

contemplates a September 5, 2019 closing which would mitigate the risk related

to the asset being uninsured.

106. The revised offer also includes a commission payable to Manpreet Berar, the

party who arranged the offer. The Monitor has reviewed the terms of the

commission and considers it to be consistent with normal market rates.

107. The Monitor also notes that if the House Property was to be listed for sale, a

similar commission would likely be incurred.

AN UPDATE ON THE CLAIMS PROCESS

108. On May 8, 2019 the Petitioners sought and obtained the Expanded Claims Order

which was intended to broaden the scope of the Claims Process Order to include

the claims of the Brothers' Companies and the Partnership.

109. In accordance with the Expanded Claims Process, the Monitor forwarded a Claims

Package to all known creditors of the Petitioners, published a notice in the

Vancouver Sun newspaper and posted the applicable documents on its website.

110. As at June 15, 2019, the Claims Bar Date, several additional claims were received

by the Monitor.
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111. The Monitor worked with the Petitioners former accountant to review all of the

claims and issued notices of revision to several creditors on the basis of

unreconciled differences between the Petitioners records and those of the creditor.

112. To date, no creditor has issued a Notice of Dispute.

113. There are a few creditors whose claims have not been finalized as a result of the

Petitioners request for additional documentation from creditors.

114. In addition, as noted previously the claim of CRA is still outstanding pending

finalization of GST returns and support for the basis of its claim.

115. The Monitor is optimistic that it will be able to provide a final summary of the

claims in its next report.

OTHER ISSUES

116. In early June, the Monitor was advised by Berar that Johal was interested in

harvesting the blueberries on the House Property. Johal had suggested a fee of

$15,000 plus GST for the rights to harvest the berries.

117. The Monitor contacted the Petitioners and their legal counsel to advise of the offer

from Johal.

118. The Petitioners accepted the offer which was communicated by the Monitor to

Johal.

119. The Monitor understands that the blueberries on the House Property have now been

picked and the payment is being forwarded to the Monitor.

120. The Monitor is continuing to investigate the circumstances surrounding the Airport

Lease.
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121. The Monitor has requested some information from the Petitioners' former external

accountant to assist with its investigation.

122. The Monitor expects receipt of the information within the next few weeks and based

on its review of the additional information, will consult with its legal counsel on

the appropriate next steps.

123. In the Fifth Report, the Monitor advised that several pieces of equipment were

transferred from the Partnership in July 2018 to 1148918 B.C. Ltd., a company

controlled by Parminder and Tajinder Purewal.

124. The Monitor forwarded a letter to each of Parminder and Tajinder Purewal on May

13, 2019 requesting they provide documentation regarding the transfer.

125. Subsequent to a follow up email from the Monitor, a response was received on May

21, 2019 from Tajinder Purewal indicating that his legal counsel would be

responding to the Monitor's letter.

126. However, despite several additional follow up emails, the Monitor has not received

any formal response from Parminder or Tarjinder Purewal.

127. Accordingly, the Monitor in consultation with its legal counsel is considering next

steps, which may include seeking assistance from this Court.

128. As indicated previously, the Court granted an Administrative Charge by an order

of this Court dated May 30, 2018.

129. The Administrative Charge was initially set at $200,000, however by subsequent

orders it was increased to $450,000.
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130. Given the delay in releasing the residual closing proceeds being held by the

Petitioners' legal counsel, the professionals involved in these proceedings have not

been paid since March 2019.

131. As a result, the accumulated outstanding fees and expenses of the professionals

subject to the Administrative Charge is currently approximately $300,000.

132. Assuming the Court approves the settlement with Berar, the Monitor would expect

to use some of the residual proceeds to bring the professionals current with their

fees and expenses.

PETITIONERS' REQUEST TO EXTEND THE STAY OF PROCEEDINGS

133. The Petitioners are seeking an extension of the provisions of the Initial Order,

including the stay of proceedings, to September 30, 2019. Absent such extension,

the stay will expire on August 13, 2019.

134. The Petitioners are seeking an extension for the following reasons:

(a) To provide the time required to close the sale of the House Property;

(b) To finalize the Claims Process, including CRA's claim;

(c) To finalize the Monitor's investigation and evaluate the remedies with

respect to a potential realization on the Airport Lease; and

(d) To complete the investigation into other assets that have been potentially

diverted.

135. The Monitor has considered the test that the Court must be satisfied with in order

to grant an extension of the stay of proceedings to the Petitioners, namely that:
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(a) the Petitioners must be acting in good faith and with due diligence; and

(b) the Petitioners satisfy the Court that circumstances exist that make the order

appropriate.

136. Given the expanded powers granted to the Monitor by order of this Court dated

May 8, 2019, and with the sale of the majority of the Petitioners' assets, the Monitor

believes that despite the concerns raised in its Fifth Report the Petitioners are acting

in sufficiently good faith and due diligence such that the extension of the stay of

proceedings is in the best interests of all stakeholders.

137. The Monitor also notes that it expressed concerns in its Sixth Report regarding the

expiration of the insurance coverage on the House Property. To date, the Monitor

has not received any feedback from creditors with respect to this event.

138. Accordingly, the Monitor supports the Petitioners' request for an extension of the

stay of proceedings to September 30, 2019.
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All of which is respectfully submitted this 7th day of August, 2019.

FTI Consulting Canada Inc., in its capacity as
Monitor of Purewal Blueberry Farms Ltd.,
0726365 B.C. Ltd., 0726368 B.C. Ltd., 0726357
B.C. Ltd. and Purewal Farms Partnership

Name: Craig unro
Title: Managing Director,

FTI Consulting Canada Inc.
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SETTl.EMEN7 AGREEMENT AND MUTUAL RELEASE

THIS SETTLEMENT AGREEMENT AND MUTUAL RELEASE (the "Agreement") made the _day of July,
2019.

AMONG:

HARIINDER SINGH BERAR and KARMIIT KAUR BERAR
9600 No. 6 Road

Richmond, BC V6W 1E4

(the "Berars")

BERAR FARMS LTD. (Inc. No. 0979883)
9600 No. 6 Road

Richmond, BC V6W 1E4

("Berar Farm")

NELSON ROAD INVESTMENTS LTD. (inc. No. 0978605)
9600 No. 6 Road
Richmond BC V6W 1E5

("Nelson", and collectively with Berars and Berar
Farms, hereinafter referred to as the "Berar Parties")

PUREWAL BLUEBERRY FARMS LTD. (Inc. No.
BC0726034)

#309-22230 North Avenue
Maple Ridge, BC V2X 2L5

("Purewal")

0726357 B.C. LTD. (Inc. No. BC0726357}
13778 Hale Road
Pitt Meadows, BC V3Y 1Z1

("357")

0726365 B.C. LTD. (Inc. No. BC0726365)
13549 Hale Road
Pitt Meadows, BC V3Y 1Z1

("365")

0726368 B.C. LTD. (Inc. No. BC0726368)
13549 Hale Road

Pitt Meadows, BC V3Y ili

LEGAL_31212207.5
C W 13881369.1



-2-

("368",and collectively with 357 and 365, the "Numbered Companies")

PUREWAL FARM PARTNERSHIP (Reg. No. FM0404307)
#300 — 10366 —136A Street, Surrey, $C V3T 5R3

(the "Partnership", and collectively with Purewai and the Numbered Companies, the
"Petitioners")

WHEREAS:

A. Pursuant to a sale transaction in September 2013, Nelson became the registered owner of an
undivided 4/10 interest and Purewal's interest as the registered owner was reduced to an
undivided S/10 interest of lands and premises in Richmond, BC, more particularly described as
PID: 000-533-637, Lot 12 Section 17 Block 4 North Range 4 West NWD Plan 24609 and PID: 000-
533-581, Lot 15 Except: Part on Statutory Right of Way Plan NWP88249, Section 8 Block 4 North
Range 4 West NWD Plan 26787 jtogether, the "Farm Lands"). The Berars are and were at all
relevant times the registered owner of an undivided 1/10 interest in the Farm Lands.

B. Pursuant to the lease dated September 30, 2013 registered against the Farm Lands under
Registration No. CA3427561 and the supplemental lease agreement dated September 30, 2013
(together, the "Lease"):

the Berars, Purewal, Nelson and various other parties referred to in the Lease as the 'Co-
Owners' (collectively, the "Landlords"), agreed to lease the Lands to the Partnership, as
tenant;

Nelson and the Co-Owners assigned all of their right, title and interest in and to the
Lease to Berar farms;

c. the Partnership agreed to pay to the Berars, Purewal and Berar Farms (as 'Designated
Landlord'):

i. the annual sum of $195,000, plus taxes, to Purewal (the "Purewal Rent"); and

ii. the annual sum of $339,900, plus taxes, to the Berars (the "Berar Rent").

C. Malkiat Singh Purewal ("Malkiat") is the sole shareholder of 357, Charan Singh Purewal
("Charan") is the sole shareholder of 365, and Gurjit Singh Purewal ("Gurjit", and collectively
with Maikiat and Charan, the "Purewal Brothers"~ is the sole shareholder of 368.

D. Pursuant to guarantees dated October 21, 2013 (the "Purewal Guarantee" and the "Brothers
Guarantee" respectively), Purewal and the Purewal Brothers each guaranteed to the Berar
Parties all obligations and liability of the Partnership under the Lease.
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E. Purewal's obligations to the Berar Parties, including pursuant to the Purewal Guarantee, were
secured by a mortgage in the principal amount of $3 million registered under Registration No.
CA3427562 {the "Berar Mortgage") against title to the following lands and premises:

a. the Farm Lands;

b. the lands and premises registered in Purewal's name in Pitt Meadows, BC, more
particularly described as PID:011-105-526, Lot "A" Section 34 Township 9 NWD Plan
7231 (the "Processing Plant"); and

c. the lands and premises registered in Purewal's name in Pitt Meadows, BC, more
particularly described as PID: 004-654-161, Lot 6 Section 27 Township 9 New
Westminster District Plan 3710 (the "Home"). [NTD: definition of "Purewal Property"
deleted as it is not used again.}

F. Pursuant to the offer to purchase between 1043806 B.C. Ltd. ("1043")and Purewal dated
February 16, 2016 (the "Purehase Agreement"), Purewa! sold its undivided 5/10 interest in the
Farm Lands to 1043.

G. Pursuant to the Purchase Agreement, 1043 was to assume the Lease and use its best
commercial efforts to have the Berar Mortgage discharged from the Processing Plant and the
Home by providing alternate security to the Berar Parties. The Lease was purportedly assigned
by the (Numbered Companies to 1043 pursuant to a Genera! Assignment of Leases dated March
2016. However, no alternative security was ever provided by 1043 and the Berar Parties have
taken the position that the Partnership remains as the tenant under the Lease as the Berar
Parties never consented to the assignment of the Lease to 1043.

H. On April 30, 2018, Purewa) commenced restructuring proceedings under the Bankruptcy and
Insolvency Act (the "NOI Proceedings") by filing a Notice of intention to Make a Proposal.

I. On October 11, 2018, the British Columbia Supreme Court (the "Court") granted an Order (the
"Initial Order") for Purewal to continue the NOI Proceedings under the Companies' Creditors
Arrangement Act (the "CCAA Proceedings"). The Numbered Companies and the Partnership are
also petitioners in the CCAA Proceedings.

J. On or about March 15, 2019, the Processing Plant was sold and the proceeds were distributed
pursuant to the Order of the Court pronounced December 12, 2018 (the "Approval and Vesting
Order") in the CCAA Proceedings. Pursuant to the Approval and Vesting Order, the Berar
Mortgage attached to the proceeds of sale of the Processing Plant (the "Processing Plant
Proceeds").

K. On May 22, 2018, the Berar Parties' former legal counsel forwarded a demand letter to the
Proposal Trustee claiming an amount of $396,293.73 against the Petitioners for arrears, interest
and legal costs owing to the Berars under the Lease.

L. On August 15, 2018, two proofs of claim were received from the Berar Parties' legal counsel.
The first claim was submitted on behalf of the Berars in the amount of $59,122.87 and the
second claim was submitted on behalf of Berar Farms in the amount of $356,798.90.
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M. On June 13, 2039, two updated proofs of claim were received from the Berar Parties' legal
counsel. The first updated claim was submitted on behalf of the Berars in the amount of
$869,835.75 and the second updated claim was submitted on behalf of Berar Farms in the
amount of $1,167,511.78.

N. The Lease has a remaining unexpired term of five years.

O. On or about November 6, 2018, the Berar Parties provided a report to the Petitioners alleging
damages to the Farm Lands and detailing the steps required to return the Farm Lands to the
state there were in at the time the Lease was entered into. The total estimate for the repairs
was approximately $$11,000 (the "Damage Claim"}.

P. The Berar Parties' claims, including the Damage Claim, against the Petitioners (the "Berars'
Claim") are secured by the Berar Mortgage.

Q. The Petitioners contest the amount of the Berars' Claim, however, the Petitioners desire to
avoid the on-going costs of disputing the Berars' Claim further and seek therefore to resolve the
matter.

R. The parties hereto (collectively, the "Parties", and individually, a "Party") desire to settle and
compromise the Berars' Claim on the terms set out here.

NOW THEREFORE THIS AGREEMENT WITNESSES THAT in consideration of the mutual covenants and
agreements herein and subject to the terms and conditions set out in this Agreement, the Parties agree
as follows:

1. The Petitioners agree to accept the Berars Claim as secured by the Berars Mortgage as follows:

Arrears $490,000___
Shortfall on rent for the remainder of ,; $600,000
the term of the lease ' ~
Out of pocket expenses for the ( $230,000
remainder of the term of the Lease

$635,000
~ Damages to the Lands

TOTAL
$1,955,000

(the "Outstanding Amount"}., and to pay, the Outstanding Amount plus any applicable
taxes to counsel for the 8erar Parties, McMillan LLP, in trust, within three days of
satisfaction of the Mutual Condition (defined below).

2. The Berar Parties agree to release their interest in the Processing Plant Proceeds and discharge the
Berar Mortgage from the Farm Lands and the Home upon receipt of the Outstanding Amount by
McMillan LLP, intrust, on behalf of the Berar Parties.

3. Upon payment of the Outstanding Amount plus any applicable taxes and the discharge of the Berar
Mortgage, the Parties agree to execute an amendment and assignment of the Lease substantially in
the form attached hereto as Exhibit "A" (the "Amendment and Assignment of Lease"),whereby:
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3.1. the Lease is amended (as so amended, the "Assigned Lease") to delete the obligation of the
Tenant to pay the Purewa) Rent; and

3.2. the Berar Parties, or their nominee, will take an assignment of the Petitioners' interests under
the Assigned Lease and assume all of the Petitioners' obligations under the Assigned Lease.

4. Notwithstanding paragraph 3, the Berar Parties agree that the Petitioners are at liberty to collect the
arrears of rent, if any, payable pursuant to the Lease for the period to and including the date of
execution of this Agreement (the "Pre-Settlement Period"), from those sub-tenants or others who
have farmed the Farm Lands during the Pre-Settlement Period (the "Sub-Tenants"), and that the
Berar Parties will not have a claim to any arrears in respect of the Pre-Settlement Period other than
pursuant to this Agreement.

5. The Berar Parties fur#her agree that if they receive any payments from the Sub-Tenants in respect of
amounts to which the Petitioners are entitled pursuant to paragraph 4:

5.1. The Outstanding Amount shall be reduced by the total of any payments received by the Berar
Parties prior to receipt by them of the Outstanding Amount in accordance with paragraph 1 of
this Agreement; and

5.2. The Berar Parties will pay to the Petitioners any payments received by the Berar Parties after
they have received the Outstanding Amount in accordance with paragraph 1 of this Agreement.

6. The Parties' obligations to each other under this Agreement are subject to the approval of this
Agreement by the Court and the issuance of an order (or separate orders) of the Court in the CCAA
Proceedings approving the transactions contemplated herein and transferring and conveying
registered and beneficial ownership of the Assigned Lease to the Berar Parties, or their nominee,
free and clear of all encumbrances, and all applicable appeal periods therefrom have lapsed (the
"Mutual Condition"}.

7. Upon satisfaction of the Mutual Condition and the Petitioners' obligations hereunder, the Berar
Parties each release and forever discharge each of the Petitioners and their respective heirs,
representatives, affiliates and assigns, from al! claims, contracts, costs, expenses, demands,
damages and causes of action, both in law and in equity, whether known or unknown, whether
implied or express, that the Berar Parties, or each of them, ever had, may now have or which the
Berar Parties, each of their respective heirs, agents, administrators, successors or assigns (as the
case may be) or any of them can, shalt or may have arising out of or connected with the Berar Claim,
the Berar Mortgage, the Lease, the Assigned Lease and/or the Farm Lands.

8. Upon satisfaction of the Mutual Condition and the Berar Parties' obligations hereunder, the
Petitioners each release and forever discharge each of the Berar Parties and their respective heirs,
representatives, affiliates and assigns, from all claims, contracts, costs, expenses, demands,
damages and causes of action, both in law and in equity, whether known or unknown, whether
implied or express, that the Petitioners, ever had, may now have or which the Petitioners, each of
their respective heirs, agents, administrators, successors or assigns (as the case may be) or any of
them can, shall or may have arising out of or connected with the Berar Claim, the Berar Mortgage,
the Lease, the Assigned Lease and/or the lands.
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9. The purpose of this Agreement is to settle and compromise disputed claims and differences and
nothing in this Agreement is or shall be deemed to be an admission of any liability on the part of any
Party to any other, and any such liability is expressly denied.

10. Each of the Parties shat! pay its, her or his own costs and expenses of and incidental to the
preparation of this Agreement.

11. This Agreement constitutes the entire agreement between the Parties pertaining to the subject
matter herein and supersedes all prior and contemporaneous agreements, understandings,
negotiations and discussions, whether oral or written, of the Parties and there are no warranties,
representations or other agreements between the Parties in connection with the subject-matter of
this Agreement except as specifically set forth herein.

12. This Agreement is not assignable by any Party without the prior written consent of the other Parties.
Any attempt to assign any of the rights, duties or obligations of a Party pursuant to this Agreement
without such prior written consent is void.

13. Time is of the essence to this Agreement.

14. Each of the Parties shall, upon reasonable request of the other, do or cause to be done all further
lawful acts, deeds and assurances whatsoever for the better performance of the terms and
conditions of this Agreement.

15. The recitals to this Agreement form a part of this Agreement.

16. This Agreement is governed by the laws of British Columbia and the courts of British Columbia shall
have exclusive jurisdiction over this Agreement, including without limitation the enforcement of this
Agreement and any disputes regarding its interpretation and application. The Parties hereby
expressly agree to attorn to the jurisdiction of the courts of British Columbia in respect of any
proceedings arising from or related to this Agreement.

17. This Agreement shall enure to the benefit of and be binding on the respective successors and
permitted assigns of each of the Parties.

18. This Agreement may be executed in one or more counterparts, each of which shall be deemed to be
an original, but all of which all together shall constitute qne and the same document. This
Agreement may be delivered by facsimile or email and, to that extent, any Party delivering this
Agreement in either of those ways will be deemed to have delivered an original.

19. The Parties have each obtained its, her or his own independent legal advice with respect to the
terms of this Agreement prior to its execution, or acknowledges having had the opportunity to
obtain such advice and declining to do so.

iN WITNESS WHEREOF the Parties have caused this Agreement to be duly executed as of the date and
year first above written.

[Signature Page to Follow.]
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HAR6INDER SIGN BERAR

BERAR FARMS LTD.

Per: ..."~/ ~"'

Authorized Signatory

PUREWAL BLUEBERRY FARMS LTD.

Per:

Authorized Signatory

0726365 B.C. LTD.

Per:
Authorized Signatory

PUREWAI FARM PARTNERSHIP

Per:

Authorized Signatory

_----~_

KAR iiT AUR BERAR

NELSON ROAD INVESTMENTS LTD.

Per:

Auth

0726357 B.C. LTD.

Per:

Authorized Signatory

072636$ B.C. LTD.

Per:

Authorized Signatory
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HARIIN~ER SIGN BERAR

BERAR FARMS LTD.

Per:

Authorized Signatory

PUREWAL BLUEBE Y FARMS

Per:

Authorized Si natory

0726365 B.C. LTD.

Per:

Authorized Signatory

PUREWAL FARM PARTNERSHI

KARMJIT KAUR BERAR

NELSON ROAD INVESTMENT5 LTD.

Per:

Authorized Signatory

0726357 B.C. LTD.

Per:

Authorized Signatory

0726368 S.C. LTD.

Per.

Authorized Signatory

Per:

Authorized



~►~;

HAR1lNDER SIGN BERAR

BERAR FARMS LTD.

Per:
Authorized Signatory

PUREWAL BLUEBERRY FARM5 LTD.

Per:
Authorized Signatory

0726365 B.C. ITD.

Per:
Au or'ied Signatory

PUREWAI FARM PARTNERSHIP

Per:
Authorized Signatory

KARMIIT KAUR BERAR

NELSON ROAD INVESTMENTS LTD.

Per:
Authorized Signatory

0726357 B.C. LTp.

Per:
Authorized Signatory

0726368 B.C. LTD.

Per:
Authorized Signatory
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Appendix A

AMENDMENT AND ASSIGNMENT OF LEASE

THIS AGREEMENT dated for reference the ~ day of 1, 2019.

AMONG:

HARJINDER SINGH BERAR and KARMJiT KAUR BERAR

9600 No. 6 Road

Richmond, BC V6W 1E4

(the "Berars")

BERAR FARMS LTD. Inc. No. 0979883]
9600 No. 6 Road

Richmond, BC V6W lE4

("Berar Farms")

NELSON ROAD INVESTMENTS LTD. (Jnc. No. 0978605)
9600 No. 6 Road
Richmond, BC V6W 1E5

("Nelson", and collectively with the Berars and Berar
Farms, the "Berar Parties"),

PUREWAL BLUEBERRY FARMS LTD. (Inc. No.
BC0726034)
#309-22230 North Avenue
Maple Ridge, BC V2X 2L5

("Purewai")

0726357 B.C. LTD. (Inc. No. BC0726357)
13778 Hale Road
Pitt Meadows, BC V3Y 1Z1

("357" )

0726365 B.C. ITD. (Inc. No. BC0726365)
13549 Hale Road
Pitt Meadows, BC V3Y 1Z1

("365" j
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0726368 B.C. ITD. (Inc. No. BC0726368)
13549 Hale Road
Pitt Meadows, BC V3Y 1Z1

("368", and collectively with 357 and 365, the "Numbered
Companies")

PUREWA~ FARM PARTNERSHIP {Reg. No. FM0404307)
#300 —1Q366 — 136A Street, Surrey, BC V3T 5R3

(the "Partnership", and collectively with Purewal and the Numbered
Companies, the "Petitioners"}

WHEREAS:

A. By a lease dated September 30, 2013, registered in the Land Title Office under Registration Na.
CA3427561, and a supplemental lease agreemen4 dated September 30, 2013 (together, the "lease"),
the Landlords granted the Partnership the right to use, occupy and enjoy the lands and premises in
Richmond, BC, more particularly described as PID: 000-533-637, Lot 12 Section 17 Block 4 North Range 4
West NWD Plan 24609 and PID: 000-533-581, Lot 15 Except: Part on Statutory Right of Way Plan
NWP88249, Section 8 Block 4 North Range 4 West NWD Plan 26787 (the "Farm Lands").

B. Pursuant to and in accordance with the settlement agreement and mutual agreement dated [~)
(the "Settlement Agreement") among the parties thereto, the Petitioners wish to assign their respective
interests in the Lease to the Berar Parties, or their nominee, for the remainder of the term of the Lease.

NOW THEREFORE in consideration of the premises and of the sum of ten ($10.00) dollars now paid by
each of the parties hereto to the other {the receipt and sufficiency whereof are hereby acknowledged),
the parties hereto hereby covenant and agree each with the other as follows:

1. Defined Terms

Save as otherwise defined herein, capitalized terms used in this Agreement have the meanings
ascribed to those terms in the Lease.

2. Amendment

The lease is amended by deleting paragraph 2 i of the supplemental lease agreement dated
September 30, 2013.

3. Assignment

Effective on ♦, 2o19, each of the Petitioners assign to the [Berar Parties or their nominee] all of
the Petitioners' rights, title and interest in and to the Lease.

4. Condition of the Premises

The Berar Parties have inspected the farm Lands and accept the Farm Lands "as-is" and confirm
that no representation has been made by the Petitioners as to the terms of the Lease or the
condition of the Farm Lands or the suitability of the Farm Lands for any purpose. In particular,
the Petitioners have no responsibility in respect of any renovations, alterations, improvements
or repairs which the Berar Parties or their nominees) may require or desire in respect of the
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Farm Lands, and the Petitioners acknowledge that the Berar Parties or their nnminee(s) will be
solely responsible for all costs of renovations, alterations, improvements or repairs to the Farm
Lands approved in accordance with the Lease.

S. No Waiver or Modification

This Assignment does not waive or modify in any respect any of the rights of the Landlords or
the Tenant under the Lease.

6. Notices

Any notice given in connection with this Agreement will be delivered to such address as any of
the parties may designate in writing, and such notice wi11 be delivered in accordance with the
Lease.

7. Survival of Provisions

The provisions of the lease will survive the execution and delivery of this Agreement and will
not merge in this Agreement.

8. Enurement

This Agreement wil! enure to the benefit of and be binding upon the parties hereto and their
respective executors, heirs, administrators, successors and permitted assigns, as applicable.

9. Further Assurances

The parties hereto will execute and deliver such further and other documents and will do such
other and further acts and things as may be necessary to carry out and give effect to the intent
of this Agreement.

10. Governing Law

This Agreement will be governed by and shall be interpreted in accordance with the laws of the
Province of British Columbia.

11. Execution

This Agreement may be executed in counterparts and such counterparts together shall
constitute a single instrument. Delivery of an executed counterpart of this Agreement by
electronic means, including by facsimile transmission or by electronic delivery in portable
document format (".pd#"), shall be equally effective as delivery of a manually executed
counterpart hereof. The parties acknowledge and agree that in any legal proceedings between
them respecting or in any way relating to this Agreement, each waives the right to raise any
defence based on the execution hereof in counterparts or the delivery of such executed
counterparts by electronic means.

IN WITNESS WHEREOF the parties have caused this Agreement to be du{y executed as of the day and
year first above written.

[Signature Page to FoNow.]
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1.

HARJI ER SIGN BERAR

BERAR FARMS LTD.

--f//' ''~Gt~`Per: ~ ~

Authorized Signatory

PUREWAL BLUEBERRY FARMS LTD.

Per:

-11-

Authorized Signatory

0726365 B.C. LTD.

Per:

Authorized Signatory

PUREWAL FARM PARTNERSHIP

Per:

Authorized Signatory

_.___..

--r`"

KARMlIT KAUR BERAR

NELSON ROAD INVESTMENTS L'

Per: '-~ 
~~...___.

Authorize Signatory

,`.%~

0726357 B.C. LTD.

Per:

Authorized Signatory

0726368 B.C. LTD.

Per:
Authorized Signatory
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APPRAISAL ESTIMATING

THE FEE SIMPLE MARKET VALUE OF AN AGRICULTURAL

PROPERTY

LOCATED AT:

13549 Ha~E Roar, PITT MEADOWS, BC

DATE OF VALUATION:

APRIL 22, 2019

PREPARED FOR:

FTI CONSULTING

GWRA Fi~E No. 201904-10505



GARNETT
WILSON

Realty Advisors Ltd.

May 2, 2019

GWRA File No. 201904-10505

FTI Consulting

Suite 15-131

555 Burrard Street

Vancouver, BC V7X 1 M8

Attention: Mr. Craig Munro

Re: Estimate of Fee Simple Market Value for an Agricultural Property Located at

13549 Hale Road, Pitt Meadows, BC

Dear Sir:

In accordance with your request, we have completed an appraisal estimating current market

value for the Fee Simple Interest in the property that is legally described as:

Lot 6, Section 27, Township 9, New Westminster District Plan 3710

It is our understanding that the appraisal is required to assist in internal due diligence regarding

the possible sale of the property. In consideration of the preceding, and after analyzing the data

gathered during the course of our investigations and subsequent analysis of the marketplace,

we have concluded that the market value of the subject property, as at April 22, 2019 would be

as follows:

MARKET VALUE CONCLUSION
Appraisal Premise

Estimate of Market Value (Forced Sale Conditions): $2,500,000

Estimate of Market Value (Standard Sale Conditions): $2,820,000



FTI Con~su[.77n~G GWRA Fi~E NO.: 201904-10505
RE: EST/MATE OF FEE S/AMPLE MARKET VALUE

13549 HALE ROAD, PITT MEADOWS, BC

Our report including addenda is attached forming the basis of these opinions and must be read

as a whole as sections taken out of context may be misleading. The report has been prepared

in accordance with the Canadian Uniform Standards of Professional Appraisal. Your attention is

directed to the assumptions and limiting conditions of the report which may impact these

opinions.

Yours truly,

Garnett Wilson Realty Advisors Ltd.

I

Neil Hahn, AACI, P.App.

B.Comm

pARNETT
WILSON
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Per: Adrian Zaldivar, B.Comm

(AIC Candidate)
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FTI CONSULT/NC GWRA FiGE NO.: ZOJ904-10_SOS
RE: EST/A~ATEOF FEES/AIPLEMARKET VALUE

13549HAtE'RoaD, P/TT MEADOWS, BC

SUMMARY OF SALIANT FACTS

Effective Date of Valuation: April 22, 2019

Date of Inspection: April 22, 2019

Property Type: Agricultrual Land

_~es.~~
.`

Aerial Photo: —'

_~

Legal Description:
Lot 6, Section 27, Township 9, New Westminster District Plan
3710

13549 Hale Road: 13549 Hale Road

Registered Owners: Purewal Blueberry Farms Ltd.

PID: 004-654-161

Site Area (ha.): 7.596 ha.

Site Area (ac.): 18.770 ac.

Zoning: A-1

OCP: Agricultural

Highest and Best Use: Continuation of existing use

Estimated Exposure Time: 6 - 12 months

MARKET VALUE CONCLUSION

Appraisal Premise

Estimate of Market Value (Forced Sale Conditions): $2,500,000

Estimate of Market Value (Standard Sale Conditions): $2,820,000

~GARNETi
WlI.S~N
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FT/ Co~vs[~[,77~vC CWRA Fi~E No.: 201904-10_SOS
RE: ESTlA1ATEOFFEESIA~PLEMA/ttiET VALUE

13_S49 HAKE Roan, P/TT MEADOWS, BC

INTRODUCTION

Terms of Reference

Garnett Wilson Realty Advisors Ltd. (GWRA) has been retained by FTI Consulting to prepare an

appraisal estimating market value for the subject property as of the effective date of valuation.

As per our Terms of Reference, we have been instructed to value the property under two

scenarios:

1) Standard Market Conditions: a sale with a typical marketing timeframe and sale

conditions (ie. financing, inspections etc.)

2) Forced Sale Conditions: a sale with shorter exposure time and no conditions.

Intended Use of Report

This report has been prepared for internal due diligence purposes relating to the possible sale of

the property.

Effective Date of Appraisal

This appraisal reflects an estimate of market value as of April 22, 2019 based on the condition of

the property as at that date.

Scope of the Appraisal

This report constitutes a complete appraisal in a narrative format, which has been prepared in

accordance with the Canadian Standards of Professional Appraisal Practice as adopted by the

Appraisal Institute of Canada on August 1, 2018. In the preparation of this appraisal, we have

conducted a complete market analysis including the following:

Inspection

• Adrian Zaldivar (AIC Candidate) conducted an inspection of the subject property on April

22, 2019;

GARNETT
WILSONv s:,.~~~,~„~ 
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FT/ CONSULTING GWRA Fi[,E No.: 201904-IO.SOS
RE: ESTIMATEOFFEESIAIPLEMARtiET VALUE

13_S49HAtERoao, PrTrMEa~ows, BC

INTRODUCTION

Data Research

(continued)

• Reviewed title and charge documentation for the Subject Property obtained through

access to myLTSA online services. A legal opinion was not provided in conjunction with

this assignment and therefore any interpretation of title or charge information is subject to

review by a legal professional.

• The site area and measurements of the subject property were obtained through reference

to Legal Plan NWP3710. The information was crosschecked with BC Assessment

Records.

• The description of the improvements is based on our cursory inspection. The information

is assumed to be accurate as if partially forms the basis of our value opinion.

• The replacement cost new for the subject improvements was obtained through access to

Marshall and Swift cost estimating online tool. We are not qualified quantity surveyors

and we recommend one to be retained for greater accuracy.

• The 2019 property assessments and taxes were obtained from BC Assessment online

services.

• Other property data (i.e. land use control, building age, servicing, topography, etc.) have

been compiled from public records at the City of Pitt Meadows.

• Sources of market evidence include, as appropriate: the local real estate board, Land

Title Office transactions —including those reported by Data Systems (RealNet Canada

Inc.) local assessors, and real estate agents, vendors and purchasers' active in the

market, and file data maintained by GWRA.

• In estimating Highest and Best Use for the property, we have analyzed data compiled for

the neighbourhood, site, zoning and other land use control description sections.

We did not complete technical investigations such as:

• Detailed inspections or engineering review of the structure, roof or mechanical systems;

• An environmental review of the property;

• A site or building survey;

• Investigations into the qualities of the soils; or

AARNETT
WILSON
awy+a„~,, iw Page: 4



FT/ CONSUL T/NC CWRA Fi[,E No.: 201904-10_SOS
RE: ESTIMATE OFF~'ESIAIPLEMARKET VALUE

13_S49Ha~ERoao, P/TT MEADOWS, BC

INTRODUCTION (continued)

The analysis set out in this report relied on written and verbal information obtained from a variety

of sources we considered reliable. Unless otherwise stated herein, we did not verify Client-

supplied information, which we believed to be correct. The mandate for the appraisal did not

require a report prepared to the standard appropriate for court purposes or for arbitration, so we

did not fully document or confirm by reference to primary sources all information herein.

The information supplied by the client along with information gathered from our inspection and

investigations in the marketplace has been carefully analyzed and correlated. The information

has been utilized to estimate market value for the subject property, based on the level of the

market and foreseeable outlook as of the effective date of valuation.

We direct your attention to the Assumptions and Limiting Conditions at the end of the report that

could further limit the scope of this report.

Property Rights Appraised

The property rights appraised are those of the "fee simple" interest defined by the Appraisal

Institute of Canada as:

„The greatest interest an individual can own in land, or complete
ownership in law, subject only to the governmental powers of taxation,
expropriation, escheat and police powers. "

Definition of Market Value

"Market value" is defined in the "Canadian Uniform Standards of Professional Appraisal Practice•,

(The Standards) as...

"The most probable price which a property should bring in a competitive and open market

under all conditions requisite to a fair sale, the buyer and seller each acting prudently and

knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this

definition are the consummation of a sale as of a specified date and the passing of title from

seller to buyer under conditions whereby:

GARNETT
pWIL~50N
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FT/ CONSUL T/NC CWRA Fi[,E No.: 201904-1050_S
RE: ESTlA1ATEOFFEESIAIPLEMARkET VALUE

13549HA[,ERo,~D, PIrTMEaDows, BC

INTRODUCTION (continued)

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised, and acting in what they consider their best

interests;

3. A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of Canadian dollars or in terms of financial arrangements

comparable thereto; and

5. The price represents the normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale."

As discussed previously, as per our Terms of Reference, our Client has asked us to appraise the

property using both the typical sale conditions noted above and a "Forced Sale Value". The

CUSPAP defines Forced Sale Value as:

"A term synonymous with "liquidation value'; "distress sale" or ̀ power of sale"

implying a reduced selling period and a compulsion to sell real property. Forced

sale value is not a concept separate from market value but is a form of marketing

conditions less favourable to the seller than those set out in the definition of

market value. "

Exposure Time

Exposure time is the estimated length of time the property would have been offered prior to a

hypothetical market value sale on the effective date of valuation. It is a retrospective estimate

based on an analysis of past events, assuming the competitive and open market. It assumes not

only adequate, sufficient, and reasonable time but also adequate, sufficient, and reasonable

market effort. Exposure time is therefore interrelated with the conclusion of value. In

consideration of these factors, we have analyzed the following:

• Exposure periods of comparable sales revealed during the course of this appraisal;

• Exposure time for similar properties in comparison to the subject property as published by

the Greater Vancouver and Fraser Valley Real Estate Boards; and

• Knowledgeable real estate professionals.

6ARNETT
WILSON
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FTlCONSULTING CWRA Fi[,ENo.: 201904-10505
RE: ESTIA~ATEOFFEESIA~PLEMARhET VALUE

13549 HALE ROAD, PITT MEADOWS, BC

INTRODUCTION (continued)

Based on the foregoing analysis, for the standard market condition value, we have estimated an

exposure time of 6 — 12 months as being reasonable, defensible, and appropriate. Garnett

Wilson Realty Advisors Ltd. assumes the subject property would have been competitively priced

and promoted regionally.

With regard to the "Forced Sale Value" a shorter exposure time, say 1 — 3 months would be

anticipated. Given the current conditions it the residential and agricultural marketplace, this

shorter exposure time would likely have a negative impact on the achievable market value.

Property History

The Canadian Uniform Standards of Professional Appraisal Practice require appraisers of real

property to consider and analyze pending and recent agreements, options, listings, and sales

involving the property being appraised that occurred within three years. According to BC

Assessment records, the subject property has been held in long term ownership by the current

owner registered on title. Our review of MLS records of the Greater Vancouver and Fraser

Valley Real Estate Boards indicate the following listing activity for the subject property over the

past three years.

List Date List Price Listin Status Da son Market

Jun-2016 $3,999,800 Terminated 161

Nov-2016 $3,799,900 Ex fired 370

Dec-2017 $3,999,900 Ex fired 212

We are unaware of any pending agreements to list or sell the subject property at this time.

GARNETT
WILSON
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FTI Co~uSUt7'i~vG GWRA Fic,E No.: ZOJ904-IO.SOS
RE: ESTlA~ATEDFFEESIAIPLEMARKET VAL(/E

13_S49 Ha[,E RoaD, PITT MEADO{VS, BC

INTRODUCTION (continued)

EXTRAORDINARY ASSUMPTIONS AND LIMITING CONDITIONS

• The subject property is assumed to be clean from environmentally sensitive materials;

• The description of the subject improvements is based on our inspection and from

information obtained from the multiple listing service. We were not provided by a building

survey and we are not qualified building surveyors. Therefore, the floor area of the

subject improvements is based on information obtained from multiple listing service

records. The area was crosschecked with approximate measurements taken during our

inspection. The information is assumed to be accurate as it partially forms the basis of

our value opinion.

GARNETT
WILSON
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FT/ CONSULT/NC CWRA Fi~E No.: 201904-10_SOS
RE: ESTIATA TE OF FEE SIA/PGE MARKET VALUE

13.59 HALE ROAD, PITT MEADOWS, BC

MARKET AREA DESCRIPTION

Regional Data

The City of Pitt Meadows is located in the southwest corner of the Province of British Columbia

and is part of the Greater Vancouver

Regional District —referred to as "Metro

Vancouver". Metro Vancouver and the

Fraser Valley Regional District to the east

are commonly referred to as the "Lower

Mainland".

Spread over 282,000 hectares of land,

Metro Vancouver is comprised of 21

member municipalities as well as one treaty

First Nation and one electoral area. As

~_. ____
,...w~d ,~,

reported by BC Stats, its current population is over 2.474 million people and contains over half

the population of the province. Pitt Meadows, a member of Metro Vancouver, is located in the

southeast corner of the province as well as Metro Vancouver and is bordered to the north by the

Coast Mountains, to the west by the Pitt River, to the south by the Fraser River and to the east

by the City of Maple Ridge.

City Description

The City of Pitt Meadows is located in the Lower Fraser Valley, east of Vancouver and situated

next to Port Coquitlam and Maple Ridge as shown on the map on the following page. Pitt

Meadows is a primarily agricultural area, situated on the north side of the Fraser River at its

junction with the Pitt River. The City is also bisected by the two arms of the Alouette River, along

with a number of other sloughs and waterways. Pitt Meadows is considered the "Gateway" to

the Fraser Valley and is forty minutes by West Coast Express passenger train service and one

hour by car from Vancouver's downtown area.

GARNET(
WILSON
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FTICoNSu~Trn~G CWRA FicENo.: 201904-10_SOS
RE: EST/A~ATEOF FEES/AIPLEMARlCET VALUE

13.549 HA[,E Ro.~U, PITT MEADOWS, BC

MARKET AREA DESCRIPTION (continued)

According to Statistics Canada's latest 2016 census, between 2011 and 2016 the population of

Pitt Meadows rose by 4.7% to

±18,573. Agriculture continues

to be the City's main economic

driver, ranking Pitt Meadows

sixth among BC's

municipalities in its value of

agricultural production.

However, by labour force the

largest employer is

construction, health care, and

retail trade.

Neighbourhood and Occupant Analysis

More specifically, the subject property is located in north Pitt Meadows. The lands surrounding

the subject are all in use for agricultural related uses. Properties within the immediate area are

mostly zoned for agricultural use and are located within the ALR. Pitt Meadow's commercial

core, located around Harris Road, is approximately 5 km south of the subject.

tiARNETT
WILSON



FTl CONSULT/NG GWRA FILE No.: 20190=1-10_SO.S
RE: EST/AIATEOFFEES/AJPLEMARtiET VALUE

13_S49 HA[,~' RoAo, PiT7' MEaoo ws, BC

FACTUAL DATA -SITE DESCRIPTION

Introduction: The subject property comprises one agricultural parcel in Pitt

Meadows, BC. Currently, the subject is planted with blueberries and is

further improved with two single family dwellings.

Legal Description: Lot 6, Section 27, Township 9, New Westminster District Plan 3710

PID: 004-654-161

Gross Site Area: 18.77 acres

4ARNETT
Y~YI SON
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FT! Con~suc 7'm~G GWRA Ftc,E No.: 201904-10.505
RE: ESTIMATE OF FEESIA~PLEMARKET VAGUE

13549 HA[,E RoaD, PITT MEADOWS, BC

SITE DESCRIPTION (continued)

Access/Street Finish: The subject property is accessed from Hale Road, a local two lane

thoroughfare that is paved, but has no street lighting, storm drainage or

sidewalks.

Physical Aspects: The subject property is flat with a low geodetic elevation. While some

flooding was apparent at the time of our inspection we understand that

this is common for early spring and typically abates by late spring.

Furthermore, we understand that crop yields from the fields are not

typically affected by flooding.

Topographic Map

Soils Class: Agriculture and Agri-Food Canada have seven main classes and

thirteen subclasses of soils based on soil survey information. Under

the main classes of 1, 2, 3 and 4, soils are considered capable of

sustained use for cultured field crops. Those classed 5 and 6 are only

suitable for perennial forage crops and Class 7 is for neither. The

subject property is designated a mix of class 4W.

BARNETT
WILSON
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FTI CONSULTING CWRA FitENo.: 201904-10.505
RE: ESTIMATEOFFEESIMPLEMARKET VALUE

13549HacERoao, PiTrMEanows, BC

SITE DESCRIPTION (continued)

While the subject lot has relatively poor soil classifications, this is

largely due to its low geodetic elevation. Our discussions with the

property owner indicate that the lands are very productive for berry

farming and has provided the last 10 years of crop data as shown on

the following table. The property owner further indicates that the plants

on the subject property were planted circa 1990 and are nearing the

end of their best producing years and will likely have to be torn out and

replanted in approximately 3 to 5 years.

13549 Hale Road, Pitt Meadows

2018 Net

Wt Lbs.

2017 Net

Wt lbs.

2016 Net

Wt Lbs.

2015 Net

Wt Lbs.

2014 Net

Wt Lbs.

2013 Net

Wt Lbs.

2012 Net

Wt Lbs.

2011 Net

Wt Lbs.

2010 Net

Wt Lbs.

2009 Net

Wt Lbs.

Total Production

Production/Acre

117,000

6,882

110,000

6,471

168,122

9,890

260,000

15,294

139,970

8,234

137,648

8,097

319,084

18,770

214,850

12,638

179,403

10,553

237,258

13,956

`The planted area is approximately 17 acres.

~GARNETT
WILSON
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FTI CONSULT/NC GWRA Fiz,E No.: 201904-1050_S
RE: EST/h1A TE OF FEE S/AIPLE MARKET VALUE

13_S49 Ha~E RoAo, P/TT MEADOWS, BC

SITE DESCRIPTION (continued)

Services: The subject property has access to municipal water and sewer service.

Encumbrances: Our review of title information for the subject property reveals a

number of registered charges. Details of these charges, excluding

financial and litigation related charges, are as follows:

• Covenant BH311090 is registered in favour of the District of Pitt

Meadows relates to pump and haul contract for a sewer holding

tank that is located on the subject property. Covenant requires

land owner to maintain a contract to maintain and remove waste

from the storage tank

• Covenant BH316982 is registered in favour of the District of Pitt

Meadows. This covenant requires that the accessory dwelling

located on the subject property be "used solely for full time farm

help accommodation". The Covenant further notes that if the

dwelling is not utilized for a period exceeding a year, it "shall be

rendered incapable of being used for human habitation".

• Easement BM73664 is registered in favour of the neighbouring Lot

A, to the north. The easement relates to a forced main and

ancillary sanitary sewer works that cross Lot 6 to access Lot A.

The location of the easement is as follows:

~. m.t s,,,. ~. r ,> , ;... ,..~
.__~ ..w l~___~ 
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FT! CoNsr~r, r1ivC CWRA FicE No.: 201 904-1 0505
RE: ESTIMATEOFFEES/AIPGEMARtiET VALUE

/.3_S;19 HALF ROAD, P/TT M~'ADOWS, BC

SITE DESCRIPTION (continued)

Geotechnical: We have not been provided with engineering studies and soil tests for

the subject property. We are not qualified to give engineering advice

and no opinion is expressed with regard to actual soil bearing capacity

of the property. It is assumed that soil conditions are conducive for the

use of the subject to its highest and best use.

The appraiser is not qualified to give engineering advice. We have

assumed that the overall site does not suffer from any soil stabilization

or contamination problems.

We assume that there are no hidden or unapparent conditions of the

property, subsoil, or structures, which would render it more or less

valuable. We assume no responsibility for such conditions or for

engineering, which may be required for such factors.

Environmental: In this analysis we have not taken into account any potential

environmental impacts (i.e. fisheries or riparian considerations) that

could impact any watercourses on the properties.

It is assumed that the subject requires no special site preparation

resulting from the presence of toxic fill or other environmentally

sensitive waste products. The property has not been tested for any

such substances and the appraiser, as to their absence or presence,

expresses no opinion on the subject property. We have assumed that

the property has not been used for the storage or production of

contaminants or hazardous materials. We have no knowledge of the

existence of such materials on or in the property. Neither the appraiser

nor Garnett Wilson Realty Advisors is qualified to detect such

substances, the presence of which could materially affect the value of

the property.

BARNETT
WILSON
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FTI CoNsuLTrn~G GWRA FicE No.: 201904-IOSOS
RE: EST/MATE OF FEESIAIPLEMAKKET VALUE

13549HAtERoan, P/TT MEADOWS, BC

SITE DESCRIPTION (continued)

No environmental studies or environmental assessment of the property

has been provided nor have we been authorized to commission such

study. No responsibility is assumed for any such conditions or for any

specialized expertise or engineering knowledge required to discover,

remove, or remediate the property should such contaminants be proven

to exist. It is recommended that the reader of this report retain an

expert in this field if there is any doubt regarding the quality of the lands

or soils in question.

6ARNETT
WILSON
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FTI CONSULT/NC CWRA Fi[,E No.: 201904-10505
RE: ESTIMATEOFFEES/AIPLEMARtiET VALUE

13549 Ha~E RoAo, P/TT MEADOWS, BC

DESCRIPTION OF THE IMPROVEMENTS

Introduction

The subject property is improved with a number of improvements including:

1. A single family dwelling with a

total area of 6,500 sq.ft. that was

constructed circa 1994.

2. A 2,800 sq.ft. accessory single

family dwelling used as farm

accommodation for workers.

The Single Family Dwelling (main house)

The single family dwelling is atwo-storey wood frame structure that was originally constructed in

1994. As can be noted from the attached photographs, the property features high end finishes.

Details of this building area as follows:

Building Size: 6,500 sq.ft.

Date of Construction: 1994.

Construction Type: Two storey wood frame construction, stucco exterior with asphalt the

roof.

Floor: Poured in place concrete foundation with concrete slab (assumed).

Interior Improvements: The subject building appears to be constructed to a high quality

standard.

Condition of the

Improvements: The building appears in good condition with no indication of deferred

maintenance.

BARNETT
WILSON
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FTI CONSULTING CWRA FitE No.: 201904-10_SOS
RE: ESTIMATE OF FEE SlA~PLE MARKET VAL (1E

/3_S49 Ha~E Ro.~o, PITT MEADOWS, BC

IMPROVEMENTS DESCRIPTION (continued)

The Accessory Single Family Dwelling

The accessory single family dwelling is a two storey wood frame structure that was originally

constructed in 1980. As per a covenant registered on title, this building may only be utilized for

workers accommodation. Details of this building are as follows:

Building Size: 2,800 sq.ft.

Date of Construction: 1980

Construction Type: Two storey wood frame construction. Exterior finishes include a mix

of vinyl and brick siding. Roof is standard asphalt the roof.

Floor: Poured in place concrete foundation with concrete slab (assumed).

Interior Improvements: The building is demised for standard residential use.

Condition of the
Improvements: The building appears in average condition.

BARNETT
WILSON
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FTI Co~vSciLTm~G GWRA Fr~E No.: 201904->OSOS
RE: EST/A~ATEOF FEESIAIPLEMARKET V.4L[/E

13549 HAtE Rojo, P/TT MEADOIYS, BC

IMPROVEMENTS DESCRIPTION (continued)
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FT/ CONSULT/NG CWRA Fi[,E No.: 201904-/O.SOS
RE: EST/A~ATEOF FEESIA/PLEMARtiET VALUE

13.S49HacERo~n, PirTMEanows, BC

IMPROVEMENTS DESCRIPTION (continued)
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FTI CONSULT/NC CWRA F1[,E No.: 201904-10_SOS
RE: ESTlMATEOFFEESIAIPLEMARKET VALUE

13.549 HA[,E RoaD, P/TT MEADOWS, BC

ZONING AND LAND USE POLICIES

Zoning

The subject property is zone as A-1, a General Agricultural zone. According to A-1 bylaw, the

intent of the zone is to "protect the farming areas of the municipality for the production of food

and goods with regulations consistent with the provisions of the Agricultural Land Commission

Act and regulations".

13795

13740 13778

A-3

13753

13688
A-1

13634

13606

13 UbJgCt 
13549

13415

Zoning Map from the Pitt Meadows GIS System

Allowable uses under the bylaw A-1 include:
• Agriculture
• Farm House
• Kennel.

6ARNETT
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FTI Con~s[i~TiivC GWRA FILE No.: 201904-10505
RE: ESTIMATE OF FEESIAIPLEMARKET VAL(1E

13549 Ha~E RoAo, P/TT MEADOWS, BC

ZONING AND LAND USE POLICIES (continued)

Accessory uses include
• Additional Farm House
• Migrant Farm-Worker housing
• Secondary Suite
• Home-Based Business
• Agri-Tourism
• Farm Retail Sales
• Bed and Breakfast
• Accessory Farm Residential Buildings and Structures
• Accessory Agricultural Buildings and Structures
• Boarding

Accessory uses include:
• Home-Based Business
• Farm Retail Sales
• Bed and Breakfast
• Accessory Farm Residential Buildings and Structures
• Accessory Agricultural Buildings and Structures
• Boarding

In addition, the zoning bylaw outlines the following restrictions for A-1 zoning

a) The maximum density is one farm house per lot.
b) One additional farm house is permitted for farm operations consisting of less than 40 ha.
c) Two additional farm houses are permitted for farm operations consisting of 40 ha or

more.
d) One dwelling unit for migrant farm-worker housing is permitted for farm operations

consisting of less than 40 ha.
e) Two dwelling units for migrant farm-worker housing are permitted for farm operations

consisting of 40 ha or more.

GARNETT
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FTI CONSULTIA'G CWRA Fi[,E No.: 201904-10_SOS
RE: EST/MATE OF FEESIA~PLEMARKET VALUE

13.549 HA[,E RoaD, P/TT MEADOWS, BC

ZONING AND LAND USE POLICIES (continued)

A copy of the applicable sections of the A-1 zoning bylaw which outlines permitted uses and

general regulations in effect is contained in the addenda as Appendix "B".

Official Community Plan

Future land use of all properties in the City of Pitt Meadows is described by the Official

Community Plan (OCP). The OCP is a comprehensive plan designed to regulate and control

future growth in the city and to provide some continuity with regard to land use.

The OCP is not a zoning bylaw nor does it supersede any existing zoning or land use contracts.

It does, however, outline city planning objectives for the area and places some limitation on the

freedom of Council to rezone a property to allow any use other than one contained in the plan

designation. As shown on the GIS map below, the property is designated as "Agricultural — 20

acre minimum parcel size".
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FT/ CONSULT/R'C GWRA FitE No.: 20>904-10_SO_S
RE: ESTlA1ATEOFFEESIAIPLEMARKET VALUE

/3_S49 HAGS' ROAD, PITT MEADOWS, BC

ZONING AND LAND USE POLICIES

Agricultural Land Reserve

(continued)

As can be noted from the following map the subject parcel is located within the Agricultural Land

Reserve (ALR). The ALR was established in 1973 with the purpose of protecting BC's

agricultural lands. This designation, therefore, restricts the use of the subject to agricultural uses

and a number of ancillary uses (including the provision of one single family dwelling). The ALR

is considered one of the most restrictive land use regulations in British Columbia and it is difficult

to remove an ALR designation from parcels of land, a process of which can only be

accomplished by submitting an application to the Agricultural Land Commission (the "ALC") — an

independent administrative tribunal. With regards to any future potential to remove the subject

form the ALR, discussions with representatives of the ALC indicate that a formal submission

would have to be made to the ALC in order to determine whether or not the subject could be

removed from the ALR. Given the ALC's mandate to protect farmland, it is considered unlikely

that such an application would be supported in the foreseeable future.
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FT! CONSULT/NC CWRA FiGE NO.: 201904-10_SOS
RE: ESTIMATE OF FEE S/A1PLE MARKET VAL(/E

13549HAtERo~o, PlTTMEADOWS, BC

TAX AND ASSESSMENT DATA

The subject's assessed value and taxes are summarized below.

Roll Year 2019

Address 13549 Hale Rd.

Roll No.

Land

Improvements

Total

1103000

$48,325

$733,900

$782,225

The assessed values noted above reflect the market value for the property as of the preceding

July 1 based on the condition on October 31. It is important to note that the above assessed

values are not predicated on market value, but rather a formula utilized by BC Assessment for

agricultural properties.
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FTI CONSULT/NG GWRA FILE No.: 20190;1-10505
RE: ESTlA~A TE OF FEE S7AIPLE MARKET VAL (/E

13.S49HatERoan, P~7'7'MEAoows, BC

HIGHEST AND BEST USE

The definition of "Highest and Best Use" is as follows:

"That reasonably probable and legal use of vacant land or an improved property,

which is physically possible, appropriately supportable, financially feasible, and

that results in the highest value"~

Many factors and appraisal principles become a consideration in the determination of "Highest

and Best Use". These include; government regulations, supply, demand, anticipation, balance,

surplus productivity, contribution, competition, etc. The definition also includes the presumption

that the use is in keeping with the zoning and legal requirements.

The concept of "Highest and Best Use" recognizes that land use patterns can change over a

given period and that the optimum use of a site is determined by need or demand at any given

point in time. Elements affecting value that are dependent upon events or a combination of

occurrences which, while within the realm of possibility, are not shown to be reasonably

probable, and should be excluded from consideration. This is also the case if the intended use is

dependent on the uncertain act of another person.

The subject of this analysis comprises a legal lot of 18.77 acres. It is currently improved with two

single family dwellings. The remainder of the property is cultivated with blueberry plants.

The subject property is zoned A-1. With regard to future land use at the subject property, given

its ALR designation, it is considered unlikely that its land use will change in the foreseeable

future.

~ The Appraisal Institute of Canada. The Canadian Uniform Standards of Professional Appraisal Practice, August

r
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FTI COn~Su[,TIivG GWRA FILE NO.: 201904-10_SOS
RE: ESTIMATE OF FEE SlA1PLE MARKET VAL 11E

13549 Ha~E ROAD, PITT MEADOWS, BC

HIGHEST AND BEST USE (continued)

With regard to the current market for agricultural land, our discussions with market participants

active in the agricultural land market in the subject area indicate that, like all commercial and

residential real estate in the Lower Mainland, there is demand for agricultural land, however,

values reached a peak in mid-2018 and have decreased to some degree since that time.

With regard to the existing improvements on the subject property, we are of the opinion that the

single family dwellings add contributory value to the overall value of the property. There is a

market for hobby farmers or detached house buyers that are willing to lease out the portion of the

land not being occupied by the house.

Taking these factors into account, we are of the opinion that the highest and best use of the

subject property would be for continued agricultural and residential use.
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FT/ CONSULTLYC CWRA Fi[,E NO.: 201904-10505
RE: ESTTMATE OF FEE SIMPLE MARKET VALUE

13_S49 Ha~E Ro,~n, PITT MEADO►~S, BC

ANALYSIS AND CONCLUSIONS - APPRAOCH TO VALUE

There are three typically accepted ways to estimate the market value of improved properties.

These are as follows:

COST APPROACH

The Cost Approach is based on the premise that an informed purchaser will not pay more for a

property than the cost of producing a substitute property. This approach involves an estimate of

the cost to build a new building identical to the subject at current prices, subtracting accrued

depreciation that is a measurement of the loss in value from reproduction cost new, and adding

the estimate of land value as if vacant.

This approach is best suited for special purpose properties or properties that have been recently

improved and depreciation of the improvements is more easily measurable.

INCOME APPROACH

The Income Approach is a valuation method whereby the estimated annual net income produced

by a property is capitalized at an appropriate rate into an indication of the property's capital

value.

DIRECT COMPARISON APPROACH

The Direct Comparison Approach implies the Principle of Substitution which states that a prudent

purchaser will not pay more for a property than the price to acquire an equally desirable

substitute property. The properties selected for comparison must be similar in most respects to

the one being appraised.

6ARNETf
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FT/Co~vst~cTin~G CWRA FiLENo.: 201904-IO.SOS
RE: ESTlMA TE OF FEE S/AlPLE MARKET VALUE

/3_Sd9 HALE ROAD, P/TT MEADOWS, BC

APPROACH TO VALUE (continued)

Methodology Applicable to the Subject

When sufficient market evidence is available, the Direct Comparison Approach is generally

considered to be the best indicator of market value as it best reflects the action of market

participants active in the marketplace. In this instance, however, there is limited evidence of

similar agricultural properties with similar improvements. As such, we have undertaken the Cost

Approach.

The following analysis is divided into two parts. In the first part we will estimate the market value

of the underlying land. In the second section, we will estimate the depreciated value of the

improvements.

To crosscheck the market value estimated under the Cost Approach, we have included a brief

Direct Comparison Approach at the end of this report.

As noted previously, we have been instructed by our Client to provide both the subject's market

value based on standard sale conditions and its Forced Sale Value. In this analysis we will begin

by estimating the value based on standard sale conditions and then consider the impact of the

Forced Sale Value.

OARNETT
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FTI CONSULT/NC GWRA FitE No.: 201904-10_SOS
RE: ESTIR~A TE OF FEE SIMPLE MAf2KET VALUE

13_S49HatERoAD, P/TT MEADOWS, BC

PART I: ESTIMATE OF LAND VALUE

There are six recognized methods of valuing vacant land. These methods are identified as the

Direct Comparison Approach, the Allocation Method, the Extraction Method, the Land Residual

Technique, the Ground Rent Capitalization Technique, and the Discounted Cash Flow Method or

Subdivision Development Method.

1. THE DIRECT COMPARISON APPROACH, in which recent sales of similar vacant sites

are analyzed and compared and then by making adjustments for dissimilarities, an

indication of value is given for the subject site.

2. THE ABSTRACTION METHOD, which is based on the principles of balance and

contribution, involves the allocation of value to the land component in a recent improved

property sale by using a typical ratio of land to total property value. This method is not

conclusive proof, but can be useful in establishing general parameters of value in which

the final estimate of value can be found.

3. THE EXTRACTION METHOD, which is a variation of the abstraction method, involves

estimating the depreciated value of the improvements and subtracting it from the overall

sale price to indicate a vacant land value.

4. THE DEVELOPMENT METHOD, which is used mainly for vacant parcels of land that

may be subdivided. It involves the hypothetical projection of a lot or lots and an estimate

of gross sales figures. The expenses such as servicing costs, sales commissions,

overhead and a profit factor are then estimated and deducted from the gross sales figure.

The balance is an indication of the value of the raw land. This method is also known as

the Subdivision Approach.

5. THE LAND RESIDUAL METHOD, which involves the hypothetical erection of various

types of improvements on a site in order to determine which utility will result in the highest

net return to the land. The return estimated from this optimum use is then capitalized in

an appropriate manner to provide an indication of value for the subject site. This method

is used mainly in estimating the value of sites with a potential for income producing

improvements such as commercial and office buildings and apartments.
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FT/ CoNsuc,TiNG CWRA FILE No.: 201904-10_SOS
RE: ESTlA1A TE OF FEE SlA1PLE MARKET VAL DE

13_S49HatEROAn, PiTTMEaDows, BC

PART I: ESTIMATE OF LAND VALUE (continued)

6. GROUND RENT CAPITALIZATION, which involves the capitalization of ground rent at

an appropriate rate to indicate the market value of a site. It corresponds to the value of the

landowner's interest in the land, the leased fee interest. This procedure is useful when an

analysis of comparable sales of leased land indicates a range of rents and capitalization rates. If

the current rent corresponds to market rent, the value indication obtained by applying a market

capitalization rate will be equivalent to the market value of the fee simple interest in the land. An

alternative method of ground rent capitalization involves discounting the anticipated cash flows

(rental income) over the holding period and the reversion, or lump sum benefit received upon

termination of the investment.

In this report, we have utilized the Direct Comparison Approach to estimate the Market Value of

the subject property's land component. This method involves the process of comparing the

subject with other sites of similar character, which have recently sold. The three methods of

comparison are:

• Price per buildable sq.ft.

• Price per sq.ft./acre of site area

• Price per unit

Given the subject's agricultural use nature, we have utilized the price per acre method as our

primary value indicator. This is a commonly accepted and widely used method when valuing this

property type in the Lower Mainland.

Introduction

In this section, we have estimated the market value of the underlying land of the subject

property. On the following pages we included a range of market data from recent sales of

agricultural properties in Pitt Meadows and similar agricultural areas in Langley.
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FTI CONS[/LTr~vC CWRA Fi[,E No.: 201904-10505
RE: ESTIAIATEOFFEESIAIPLEMARKET VALUE

!3.549 Ha~E RoAo, P/TT MEAD061'S, BC

PART I: ESTIMATE OF LAND VALUE (continued)

Site Size

With regard to site size, we note that smaller parcels tend to sell for higher pro rata (ie. $/acre)

prices all else being equal. In the case of agricultural land this trend is especially true for a

number of reasons. Firstly, the comparables presented vary considerably in terms of site area

and due to Agricultural Land Reserve restrictions, there is little, if any, potential to subdivide sites

into smaller parcels. Secondly, there is significant demand for smaller agricultural sites by hobby

farmers or purchasers desiring estate properties. Large sites, on the other hand, are typically

purchased by commercial farm users and land values are more closely linked to the land's

productivity. In this instance, the subject property is 18.770 acres and the comparables analyzed

in this section range in size from 10.00 to 55.48 acres. Where necessary we have made

adjustments for smaller and larger parcels sizes.

Market Conditions

The comparables included in this analysis date back to May 2018 and, as such, it is necessary to

account for the changes in the market since that time. Inquiries to market participants active in

the area reveal that agricultural land in Pitt Meadows with similar attributes to the subject and the

comparables has depreciated over the past few months after reaching a peak around mid-2018.

Market participants indicate that agricultural land in the market area is following a similar trend as

the residential market in the Lower Mainland. As such, we have been cognizant of market

conditions on our conclusions of value. For visual reference, the inset chart included below

obtained from the Fraser Valley Real Estate Board illustrates the home price index benchmark

prices for different home types.

MLS' Home Price Index Benchmark Prices, Freser Valley
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FTI Co~vSU~77ivC CWRA Fi~E No.: 201904-10_SOS
RE: ESTIAIATEOFFEESlA7PLEMARKET VALUE

13_S49HatERoAD, P/TT MEADOWS, BC

PART I: ESTIMATE OF LAND VALUE (continued)

Improvements

The comparables analyzed in this section include minimal or no improvements. Where the

comparables are improved with residential dwellings, farm related buildings and/or other

outbuildings, the value of the improvements is minimal and has been deducted to indicate the

residual value of the land. In this portion of the analysis we have valued the subject as if vacant.

Therefore, the contributory value of the comparables' improvements has been excluded.

Location

The subject is located in Pitt Meadows approximately 4 km from its downtown core. The majority

of the comparables have similar Pitt Meadows locations, however a number of properties are

located in Langley which is considered to be somewhat superior in terms of soil quality but

inferior in terms to access to amenities. While difficult to accurately adjust for this factor, we

have taken it into account in our final estimate of value.

Land Use Controls

All of the comparables are all located within the ALR, are zoned for agricultural use. And

designated agricultural in their respective OCPs. The subject is zoned for agricultural use,

located in the ALR and designated Agricultural under Pitt meadow's OCPs. As such, no

adjustment is necessary for land use controls.

Comparables One through Three are located within the subject's immediate area along Hale

Road and illustrate values ranging from $100,000 to $113,790 per acre. Good value evidence

for the subject property is provided by Comparable

One (13415 Hale Road, Pitt Meadows), which is

the most recent sale within this comparable group

and similar to the subject, is fully planted with

blueberries plants. The comparable is a 20-acre,

generally rectangular shaped lot situated adjacent

to the south of the subject property. The comparable sold in January 2019 for $2,400,000 and

included asingle-storey house constructed circa 1971, valued at $124,200 by BC Assessment.

After deducting the value of the house, the sale indicates a residual land value of $2,275,800 or

$113,790 per acre. A per acre value within this range is warranted for the subject.

BARNEii
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FTI CONSULTING CWRA F1~E No.: 201904-10_SOS
RE: ESTIMATE OF FEESlA~PLEMARKET VALf1E

13549 H.a~E RoAo, PITT MEADOWS, BC

PART I: ESTIMATE OF LAND VALUE (continued)

Comparable Two (Lot 22, 13500

Block Hale Road, Pitt Meadows)

illustrates the October 2018 sale of a

20.62-acre, generally rectangular

shaped lot situated across the street

from the subject property. At the time

of the sale, the comparable property

was improved an older 480 sq.ft.

wood-framed house constructed circa 1956 and was otherwise vacant and not planted. The

comparable sold in October 2018 and for $2,062,000 and after deducting the value of the house,

estimated at $16,700 by BC Assessment, the comparable indicates a residual land value of

$2,045,300 or $99,190 per acre.

Interviews with land agents active in the area reveal that agricultural land planted with

blueberries typically achieve higher values than land that is not planted. The premium typically

ranges from $5,000 to $20,000 per acre, depending on the condition and quality of the

plantation. Considering that the subject includes a blueberry plantation, a value above $99,190

per acre is warranted.

Comparable Three (Lot 21, 13500

Block Hale Road, Pitt Meadows)

illustrates a listing fora 17.65-acre,

irregular shaped blueberry plantation

situated across the street from the

subject property. The comparable

property does not include any

improvements other than the

blueberry plants. The comparable

was listed for sale in April 2018 at

$113,201 per acre. The comparable did not sell and the listing expired in October 2018. An

upward adjustment for the comparable's inferior lot configuration is more than offset by a greater

downward adjustment for the listing status and the current market conditions. After adjustments

are made, a lower per acre value is warranted for the subject property.
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FTI Co~vs[~~7'In~G CWRA Fi[,ENo.: 201904-IO.SOS
RE: ESTIA~A TE OF FEE S/A1Pl E MARKET VALUE

13.549 HAKE ROAo, P/TT MEADO L{'S, BC

PART I: ESTIMATE OF LAND VALUE (continued)

Comparable Four (13741 Sharpe

Road, Pitt Meadows) illustrates the

October 2018 sale of a 12.04-acre,

generally rectangular shaped lot

situated a short distance to the east of

the subject property, on the west side

of Sharpe Road, north of Old

Dewdney Trunk Road. At the time of

the sale the property was fully utilized for hay production and was otherwise vacant. The

comparable sold for $124,585 per acre. After a downward adjustment for the comparable's

smaller parcel size and for the current market conditions, a lower per acre value is warranted for

the subject property.

Comparable Five and Six are generally rectangular shaped blueberry plantations situated a

short distance to the south of the subject property, adjacent to the west side of Ford Detour

Road, just west of Pitt Meadows Airport. At the time of their sales, the comparables were fully

utilized for blueberry production and

were otherwise vacant. Comparable

Five (17987 Ford Road, Pitt

Meadows) comprises three legal lots

with an aggregate site area of 55.48

acres. The comparable sold in

January 2019 for $6,250,000 or

$112,651 per acre. Since the

comparable includes three legally

separate lots ranging in size from

7.31 to 38.17 acres no size

adjustment is required. A similar per

acre value is warranted for the

subject property.
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FTI CONSULTING CWRA Fi[,E No.: 201904-10_SOS
RE: ESTlMATEOFFEESIA~PLEMARKET VALUE

13549HatERoa~, P[rrMEAoowS, BC

PART I: ESTIMATE OF LAND VALUE (continued)

Comparable Six (17982 Ford

Road, Pitt Meadows) is located

adjacent to the south of

comparable Five and has a

parcel size of 10.00 acres. The

comparable sold during the peak

of the market in Jul-18 at

$1,450,000 or $145,000 per acre.

After a downward adjustment for

the subjects larger parcel size

and for the current market

conditions, a lower per acre value

is warranted for the subject

property.

Comparable Seven (17714

Kennedy Road, Pitt Meadows)

is a 47.44-acre irregular shaped

lot situated a short distance to the

south of the subject property, on

the south side of Kennedy Road,

west of Lougheed Highway. At

the time of the sale the

comparable property was fully

utilized for blueberry production and included two sheds and a single family house assessed at

$136,800. The comparable sold in May 2018 for $5,100,000. After deducting the value of the

improvements, the comparable sale indicates a residual land value of $4,963,200 or $104,621

per acre. After an upward adjustment for the subject's smaller parcel size, a higher per acre

value is warranted for the subject.
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FTI CONSULTING CWRA Fi[,E No.: 201904-10505
RE: ESTIMATE OF FEE S1A~PGE MARKET VALDE

13.549 Ha[,E Roan, PITT MEADOWS, BC

PART I: ESTIMATE OF LAND VALUE (continued)

Comparable Eight

(2921 240 Street,

Langley) is a

generally rectangular

shaped lot situated on

the west side of 240

Street, south of 32

Avenue. The

comparable property

includes 16 acres of blueberry plantation and a 2,158 sq.ft. single-storey home constructed circa

1958 valued at $66,300 by BC Assessment. The comparable plantation yields a production of

12,500 Ibs/acre. The listing agent reports that an offer to purchase the property at $2,200,000

was submitted on April 15, 2019. After deducting the value of the house, the offer illustrates a

residual land value of $2,133,700 or $104,621 based on the comparable's parcel size of 20.02

acres. We note that this value represents an initial offer submitted by a potential purchaser and

the vendor had not yet agreed to it as of the effective date of valuation. The asking price is

higher.

The comparable property was listed for sale in April 2019 with an asking price of $2,950,000.

After deducting the contributory value of the house, the asking price illustrates a value of

$2,883,700 or $144,041 per acre. Given the comparable's similar use and size, a value between

the range indicated by this comparable (i.e. $106,578 - $144,041 per acre) is warranted for the

subject property.
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FTI Con~sU~7'iivG CWRA Fi~E No.: 201904-10505
RE: ESTlMATEOFFEESIAIPLEMARh'ET VALUE

13_S49 HAKE ROAD, PITT MEADOWS, BC

PART I: ESTIMATE OF LAND VALUE (continued)

6'~~1Ji1► T1~1

In estimating the market value of the subject property as though vacant, we have analyzed the

preceding comparables with consideration to the following items.

• The subject property comprises a site area of 18.77 acres;

• Rectangular shaped lot configuration;

• Utilized for blueberry production with plants approaching the end of their economic life.

The comparables analyzed in this section indicate land values ranging from $99,190 to $145,000

per acre for agricultural properties ranging in size from 10.00 to 55.48 acres. The best evidence

of value is provided by Comparables 1, 3, 5, 7 and 8a at between $104,621 and $113,790 per

acre. Based on the preceding analysis of comparable data, it is our opinion that a value towards

the midpoint of the refined range is reflective of market for the subject property. Accordingly, we

concluded at a value at $110,000 per acre.

On this basis, the vacant land value of the subject property as of April 22, 2019 would therefore

be estimated as follows:

Estimate of Vacant Land Value
Property Size x Rate per Acre = Total Value

13549 Hale Road 18.77 x $110,000 = $2,064,697

Rounded to: $2,060,000
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FT! CoNSticTINC CWRA Fi~E No.: 201904-10505
RE: ESTIMATE OF FEE SIMPLE MARKET VALUE

13S49HA~ERoAn, PirTMEAoows, BC

PART II: DEPRECIATED REPLACEMENT COST OF THE
IMPROVEMENTS

The next step in this analysis is to estimate the depreciated replacement cost of the

improvements described previously in this report. We will first estimate the replacement cost of

the improvement and then make an adjustment for depreciation at the end of this analysis.

Estimate of Replacement Cost New

To estimate the replacement cost new of the improvements we have relied upon costing

software provided by Marshall &Swift. This is an internationally recognized cost estimating

program and is considered to be an accurate reflect of current construction costs. On the

following pages we have included the Marshall &Swift construction cost printouts for the subject

improvements, which were previously detailed in the Description of the Improvements section.
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FTI CONSULTING GWRA Fi~E No.: 201904-10505
RE: ESTIMATE OF FEES/AIPLEMARtiET VALI/E

13549 Ha[,E Roan, PITT MEADOWS, BC

PART II: ESTIMATE OF DEPRECIATED REPLACEMENT COST (continued)

Estimated Replacement Cost New for the subject's Single Family Dwelling (main building)

4/172019 CoreLogic I ResidentialEstimator -Report

CoreLogic - SwiftEstimator
Residential Estimator -Standard Report
Estimate ID 201904-10505 - 6500 sf house
Property Owner
Address 13549 Hale Road
City Pitt Meadows
State/Province BC
ZfP/Postal Code V3Y1Z1
Surveyed By
Survey Date
Appraisal For FTI Consulting
Single-family Residence Floor Area 6500 Square Feet
Effective Age Quality 4.5 Good /Very Good
Cost as of 04/2019 Condition 4 Good
Style Two Story
Exterior Wall Frame. Hardboard Sheets 100q
Plumbing Fixtures 14

Cost Data
Description Units Unit Co:t Total

Base Cost 6,500 $89.58 $582,270
Plumbing Fixtures 14 X3,440.00 $48.160
Wood Shake 6,500 $3.76 $24,440
Raised Subfloor 6,500 $17.82 $115,830
Floor Cover Allowance 6,500 $12.18 $79.170
Forced Air Furnace 6,500 $6.06 $39.390
Plumbing Rough-ins 1 $1.030.40 $1,030
Appliance Allowance 1 $8512.00 $8,512

Basic Structure Total Cost 6,500 $138.28 $898,802
Replacement Cost New 6,500 $138.28 $898,802
Total Depreciated Cost $898,802
Tota I $898.802

Cost data by C.oreLogic. Inc.

'"'Except for items and costs listed under "Addition Details;' this SwiftEstimator report has been
produced utilizing current cost data and is incompliance with the Marshall &Swift Licensed User
Certificate. This report authenticates the user as a current Marshall &Swift user."'

CoreLogic
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FT! CoNs[~c,TrNC CWRA FicE No.: 201904-IOSOS
RE: EST/MATE OF FEES/A7PLEMARKET VAL(1E

13_S49 Ha~~' RoAD, PITT MEADOWS, BC

PART II: ESTIMATE OF DEPRECIATED REPLACEMENT COST (continued)

Estimated Replacement Cost New for the subject's Accessory Dwelling

4!1712019 CoreLogic I ResidentialEstimator -Report

CoreLogic - SwiftEstimator
Residential Estimator -Standard Report
Estimate ID 201904-10505 - 2800 sf house v2
Property Owner
Address 13549 Hale Road
City Pitt Meadows
State/Province BC
ZlP/Postal Code V3Y1Z1
Surveyed By
Survey Date
Appraisal For FTI Consulting
Single-family Residence Floor Area 2800 Square Feet
Effective Age Quality 3 Average
Cost as of 04/2019 Condition 3 Average
Style Two Story
Exterior Wall Frame, Hardboard Sheets SOOq
Plumbing Fixtures 8

Cost Data
Description Units Unit Cost Total
Base Cost 2.800 $83.24 $233,072

Plumbing Fixtures 8 $1.881.60 $15,053
Comp. Shingle or Built-up Rock 2,800 $1.68 $4,704
Raised Subfloor 2,800 $11.78 $32,984
Floor Cover Allowance 2,800 $5.44 $15,232
Forced Air Furnace 2,800 $5.08 $14,224
Plumbing Rough-ins 1 $761.60 $762
Appliance Allowance 1 $4,256.00 $4,256

Basic Structure Total Cost 2.800 $114.39 $320,287
Replacement Cost New 2.800 $114.39 $320,287
Total Depreciated Cost $320,287
Total :320,287

Cost data by CoreLogic, Inc.

' "Except for items and costs listed under- "Addition Details;' this SwiftEstimator report has been
produced utilizing current cost data and is incompliance with the Marshall &Swift Licensed User
Certificate. This report authenticates the user as a current Marshall &Swift user."'

CoreLogic
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FTI CONSULT/NG GWRA FILE No.: 201904-10505
RE: EST/MATE OF FEESIATPLEMARKET VALUE

13549 Ha LERo.~o, PITT MEADOWS, BC

PART II: ESTIMATE OF DEPRECIATED REPLACEMENT COST (continued)

The total replacement cost new of the improvements would therefore be calculated as follows:

Building 
Replacement

Cost New
6,500 sq.ft. Single Family Dwelling $898,802

2,800 sq.ft. Accessory Single Family Dwelling 320 287

Total Value for Improvements at 13549 Hale Road $1,219,089

Estimate of Depreciation

On the following chart we include our estimate of depreciation for the subject improvement. The

analysis is based on our estimate of the effective age for the improvements and have utilized an

economic life of 55 years.

Replacement
Actual

Date Effective Economic % Depreciated
Buildin 

g Cost New

A e

Constructed g Age (yrs.) Life (yrs.) Depreciation Value
(yrs.)

6,500 sq.ft. Single Family Dwelling 5898,802 1994 25 15 55 27% 5653,674

2,800 sq.ft. Accessory Single Family Dwelling 320 287 1980 39 37 55 67% 104 821

Total Value for Improvements $1,219,089 $758,495
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FTI Con~su~7'i~vG GWRA FtcE No.: 201904-10505
RE: EST/ABATE OF FEESIAtPLEMARtiET VAL[lE

13.549 HA[,E RoaD, PITT MEADOWS, BC

PART III: ESTIMATE OF MARKET VALUE

Estimate of Market Value by the Cost Approach

Based on the preceding analysis, we are of the opinion that the market value for the subject

property, as at April 22, 2019 and subject to the assumptions and limiting conditions noted

throughout this report would be as follows:

Estimate of Market Value for 13549 Hale Road
Estimate of Land Value as Though Vacant $2,064,697
Estimate of Depreciated Replacement Cost for the Improvements 758 495
Estimate of Market Value: $2,823,192

Rounded to: $2,820,000
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FT/ Co~vs[i[,Trn~c CWRA FitE No.: 201904-10_SOS
RE: ESTlA7A TE OF FEE S/A7PLE MARKET V~ L UE

I.35~9 HALE ROAD, PITT MEADO t1'S, BC

PART IV: DIRECT COMPARISON APPROCH

Introduction

In this section, we have estimated the market value of the subject property including the

improvements based on the Direct Comparison Approach. On the following pages we included a

range of market data from recent sales of improved agricultural properties in Pitt Meadows and

comparable locations in Langley.

Given that the subject property is improved with two single family dwellings that contribute

significant value to the overall property, in this analysis we have selected a range of agricultural

properties that are situated in the ALR and that include similar improvements.
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FTI Co~usuc,TiNc CWRA Fir,E No.: 201904-10505
RE: ESTIMATEOFFEESIA~PLEMAIttiET VALUE

13549 Hatt' ROAn, PITT MEADOWS, 8C

PART IV: DIRECT COMPARISON APPROACH (continued)

The improved agricultural land comparables (Comparables A - D) illustrate values ranging from

$2,298,000 to $3,900,000 for properties ranging in size from 13.70 to 30.78 acres. When

analyzed on a pro rata basis, the comparables illustrate values ranging from $126,706 to

$167,774 per acre. The comparables sold recently between October and November 2018,

albeit during a slightly superior market.

The high end of the range is illustrated by the sale of Comparable

A (19485 Richardson Road, Pitt Meadows), a 13.70-acre parcel

situated a short distance to the north of the subject property. The

comparable comprises a generally rectangular shaped lot situated

on the north side of Richardson Road, east of Harris Road. At the

time of the sale, the comparable property was improved with a

2,460 sq.ft. two-storey home that was renovated in 2015. The

improvements were valued at the time of the sale at $305,000 by

BC Assessment. The property includes an artificial pond and the

balance of the property was utilized for tree farming. The

comparable property sold for $2,298,000, illustrating a value of $167,774 per acre

acre value is suggested for the subject property considering the subject's larger parcel size.

Comparable B (13778 Hale Road, Pitt

Meadows) is a 30.78-acre irregular shaped

lot situated within the subject's immediate

area, on the east side of Hale Road. The

comparable property is improved with 2 two-

storey detached houses constructed circa

1981. The houses comprise an aggregate

floor area of 5,900 sq.ft. and were valued by

BC Assessment at $246,300 at the time of the sale. The houses appear to be in good condition

and feature good quality finish. The balance of the property was utilized for blueberry

production. The property was listed for sale in March 2018 at $3,900,000 or $126,706 per acre.

The property did not sell and the listing was terminated in mid-2018.

OARNETT
WILSON
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FTI CONSULTING GWRA Fi[,E No.: 201904-10_SOS
RE: ESTIMATE OF FEESIA7PLEMARKET VAL(IE

13549HACERoao, PiTrMEanows, BC

PART IV: DIRECT COMPARISON APPROACH (continued)

Compared to the subject property, the comparable's improvements are older and include a

smaller floor area. After upward adjustments for the comparable's larger parcel size, irregular

parcel configuration and inferior improvements, a higher per acre value is warranted for the

subject property.

Comparable C (1854 208 Street, Langley)

illustrates the sale of a 19.65-acre, generally

rectangular shaped lot situated on the east

side of 208 Street, south of 20 Avenue. At

the time of the sale the property was

improved with a 1,189 sq.ft. single-storey

detached house constructed circa 1937 and

several farm related buildings. The improvements are valued at $133,800 by BC Assessment.

The comparable sold for $2,900,000, equating to $147,583 per acre. The comparable's

improvements are inferior relative to the subjects, although an upward adjustment for the

subject's quality of improvements is negated by a downward adjustment for the current market

conditions. On balance, a per acre value around that indicated by this comparable is warranted

for the subject.

Comparable D (699 261 Street, Langley) is

a 20.00-acre, generally rectangular shaped lot

situated at the north end of 261 Street, north

of 6 Avenue. The property is improved with a

4,057 sq.ft. two-storey home constructed circa

2010, a 1,386 sq.ft. secondary home, equine

training/boarding facilities and a conference

room. The main house includes good quality

finishes. Overall, the improvements are

valued at $611,900 by BC Assessment. The property sold for $3,300,000, equating to $165,000

per acre. A lower per acre value is warranted for the subject given the current market

conditions.
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FTI CONst~c,T~ivC GWRA Fic,ENo.: 201904-10505
RE: EST/MATE OF FEESIA~PLEMARtiET VAL(/E

13_S49 HA[,E RoaD, P/TT MEAD06YS, BC

PART IV: DIRECT COMPARISON APPROACH (continued)

SUMMARY

In estimating the market value of the subject property including the improvements, we have

analyzed the preceding comparables with consideration to the following items:

• the subject property comprises a site area of 18.77 acres;

• rectangular shaped lot configuration;

• the property includes a good quality 6,500 sq.ft. two-storey house constructed circa 1994

and a 2,800 sq.ft. average quality accessory detached house constructed circa 1980;

• the improvements appear to be in good condition; and

• the balance of the site is utilized for blueberry production with plants approaching the

end of their economic lives.

The comparables analyzed in this section indicate values from $126,706 to $167,774 per acre

for improved agricultural properties ranging from 13.70 to 30.78 acres. The best evidence of

value is provided by Comparable C at $147,583 per acre. Similar to the subject property,

Comparables A and D included significant improvements, although required downward

adjustments for market conditions and lot size. Comparable B, although a listing only at

$126,706 per acre, suggests that a higher pro rata value would be appropriate for the subject

given the comparable's larger parcel size and inferior lot configuration.

Based on the preceding analysis of comparable data and after considering the items noted

above, it is our opinion that a value at $150,000 per acre is reflective of market for the subject

property utilizing the standard sale conditions described in this report. On this basis, the market

value of the subject property as of April 22, 2019 under the Direct Comparison Approach is

calculated as follows:

Estimate of Market Value by the Direct Comparison Approach

Property Size x Rate per Acre = Total Value

13549 Hale Road 18.77 x $150,000 = $2,815,496

Rounded to: $2,820,000

OARNETT
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FTlCoNSULT/NG GWRA FiLENo.: 201904-IOSOS
RE: ESTIMATE OF FEE S/AMPLE MARKET VALUE

13_S49HatE'Ro~o, PITT MEADOWS, BC

PART V: FORCED SALE VALUE

As part of our analysis we have been asked to consider the "Forced Sale Value" of the subject

property. The Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP)

defines Forced Sale Value as:

"A term synonymous with "liquidation value'; "distress sale" or "power of sale"

implying a reduced selling period and a compulsion to sell real property. Forced

sale value is not a concept separate from market value but is a form of marketing

conditions less favourable to the seller than those set out in the definition of

market value. "

When considering this question, we have made the following assumptions about the "Forced

Sale":

1) The property would have a shorter exposure time of 1 — 3 months versus the 6 — 12

months typical for agricultural properties

2) Any offers would have to be free of conditions (ie. financing, inspection etc.

3) Any offers would have to have a short closing period (1 — 2 months)

As previously described, current market conditions for residential and agricultural properties are

currently weak with fewer the average monthly sales and generally declining sale prices. In our

opinion a shortened exposure time would have a negative impact on the subject's market value

as there are relatively few active purchasers in the marketplace.

On the chart on the following page we include the months on the market for each of the

comparable properties (where the information is available). As can be noted the majority of the

comparables required a considerable exposure time prior to sale.

BARNETf
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FTl Co~us[ir. rin~C GWRA Fic,E No.: 201901-10_SOS
RE: ESTId1ATEOFFEES/AfPLEMARkET VAL[/E

13.549 H.aLE Roao, PITT MEADOWS, BC

PART V: FORCED SALE VALUE (continued)

Comparable Months onAddress
No. Legal Description List Date Sale Date

the Market

5 17982 Ford Road, Block 5 Part1 NE Part 2 NE Section 4 Range 1 E Jun-17 Jul-18 13
Pitt Meadows Meridian Land District 36.

PID: 013-180-711

7 17714 Kennedy Lot 3, Except: Part Subdivided by Plan LMP35051; Jun-17 May-18 11
Road, Pitt Section 22, Block 6 North, Range 1 East, NWD Plan
Meadows LMP30494. PID:023-

583-932
3 Lot 21, 13500 PI NWP4360 Lt 21 LD 36 Sec 27 Twp 9. &Sec 34. Dec-17 Expired on 10

Block Hale Road, PID: 002-418-568 Oct-18
Pitt Meadows

D 699 261 Street, PI NWP55705 Lot 21 LD 36 Sec 1 Twp 10. Part NE 1/4. Feb-18 Oct-18 7
Langley PID:005-392-969

B 13778 Hale Road, PI NWP4360 Lot 20 LD 36 Sec 27 Twp 9. PaR SE 1/4, & Mar-18 Terminated 3
Pitt Meadows Sec 34. Listing

PID: 011-092-599 Mar-18

A 19485 Richardson Lot 2 PI NWP68997 Sec 10 Twp 40 LD 36 Aug-18 Oct-18 2
Road, Pitt PID: 001-175-246
Meadows

8 2921 240 Street, Parcel A Lot 1 Plan NWP23066 Section 21 Township 10 Apr-19 'Offfer 1
Langley Land District 36 (Expl PI 34495) &Lot 2. Apr-19

PID: 009-314-296

Furthermore, the limitation on sale conditions, especially for financing would further restrict the

number of potential purchasers.

While the market evidence for properties such as the subject that are impacted by forced sale

conditions is relatively limited. We are of the opinion that a reduction in the values estimated

previously in this report of 10 - 15%would be appropriate.

Taking the above into account, we have estimated a Force Sale Value of $2,500,000 for the

subject property.
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FTI Co~vsc~c riivG CWRA Fi~E No.: 201904-10_SOS
RE: EST/A~ATEOF FEESIAIPLEMARKET VALUE

13_S49Ha~ERoao, Pi7'TMEAnows, BC

RECONCILIATION

Cost Approach (Standard Market Conditions): $2,820,000

Direct Comparison Approach (Standard Market Conditions): $2,820,000

Forced Sale Value:

THE COST APPROACH

$2,500,000

The Cost Approach is considered most reliable in valuing special use properties or those on

which the improvements are new or near new. In this case however, the subject property is

somewhat unique given agricultural use nature and the significant value of the improvements.

Accordingly, the Cost Approach provides a reliable indication of value. This approach includes

an estimate of vacant land value under and an estimate of the depreciated cost new of the

improvements.

INCOME APPROACH

Given the nature of the subject property and the limited availability of appropriate capitalization

rate and lease rate information, this approach was not included in our analysis.

DIRECT COMPARISON APPROACH

The Direct Comparison Approach was used to provide estimates of market value for the

subject's land value and the subject's market value including improvements. The volume of

recent sales of similar properties is sufficient to derive a values under this approach. In this

analysis we have utilized this approach as a test on the value estimated by the Cost Approach.
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FTI CONSULT/A'G CWRA FitENo.: 201904-10_SOS
RE: EST7MATEOFFEESIA7PLEMARtiET VALUE

13549 HA[,E ROAD, PITT MEADOWS, BC

FINAL ESTIMATE OF VALUE

After consideration of all factors pertinent to value and further based on our knowledge of the

market generally, it is our opinion that the market value of the fee simple interest in the subject

property is best indicated by the Cost Approach and is supported by the Direct Comparison

Approach. Therefore, the market value of the fee simple interest in the subject property, subject

to the assumptions and limiting conditions herein, as of April 22, 2019, would be:

MARKET VALUE CONCLUSION
A praisal Premise

Estimate of Market Value (Forced Sale Conditions): $2,500,000

Estimate of Market Value (Standard Sale Conditions): $2,820,000
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FTI CONSL/LT/NG CWRA Fi[,ENo.: 201904-10505
RE: ESTIMATE OF FEES/AIPLEMARl:ET VALUE

13549 HALE' Roao, PITT MEADOWS, BC

CERTIFICATION
May 2, 2019

Re: 13549 HALE ROAD, PITT MEADOWS, BC

certify that, to the best of my knowledge and belief that:

1. The statements of fact contained in this report are true and correct;

2. The reported analyses, opinions and conclusions are limited only by the reported

assumptions and limiting conditions and are my impartial and unbiased professional

analyses, opinions and conclusions;

3. I have no past, present or prospective interest in the property that is the subject of this

report and no personal and/or professional interest or conflict with respect to the parties

involved with this assignment;

4. I have no bias with respect to the property that is the subject of this report or to the parties

involved with this assignment;

5. My engagement in and compensation is not contingent upon developing or reporting

predetermined results, the amount of value estimate, a conclusion favouring the client, or

the occurrence of a subsequent event;

6. My analyses, opinions and conclusions were developed, and this report has been prepared,

in conformity with the CUSPAP;

7. I have the knowledge and experience to complete this assignment competently, and where

applicable this report is co-signed in compliance with CUSPAP;

8. Except as herein disclosed, no one has provided significant professional assistance to the

person signing this report;

9. As of the date of this report the undersigned has fulfilled the requirements of the AIC's

Continuing Professional Development Program; and

10. The undersigned is (are all) members in good standing of the Appraisal Institute of Canada.

CO-SIGNING AIC APPRAISER'S CERTIFICATION

If an AIC appraiser has co-signed this appraisal report, he or she certifies and agrees that "I

directly supervised the appraiser who prepared this appraisal report and, having reviewed the

report, agree with the statements and conclusions of the appraiser, agree to be bound by the

appraiser's certification and am taking full responsibility for the appraisal and the appraisal

report."
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FTI CONSULT/NC CWRA Fi~E No.: 201904-10505
RE: ESTlA~ATEOFFEESIR7PLEMARKET VALUE

13.549 HAKE RoAo, PITT MEADOWS, BC

CERTIFICATION (continued)

Property Identification

Arirlracc

13549 Hale Road, Pitt Meadows, BC

Legal Description

Lot 6, Section 27, Township 9, New Westminster District Plan 3710

BASED UPON THE DATA, ANALYSES AND CONCLUSIONS CONTAINED HEREIN, THE

MARKET VALUE OF THE INTEREST IN THE PROPERTY DESCRIBED, AS AT APRIL 22,

2019 IS AS FOLLOWS:

MARKET VALUE CONCLUSION

A raisal Premise

Estimate of Market Value (Forced Sale Conditions): $2,500,000

Estimate of Market Value (Standard Sale Conditions): $2,820,000

AS SET OUT ELSEWHERE IN THIS REPORT, THIS REPORT IS SUBJECT TO CERTAIN

ASSUMPTIONS AND LIMITING CONDITIONS, THE VERIFICATION OF WHICH IS OUTSIDE

THE SCOPE OF THIS REPORT.

Garnett Wilson Realty Advisors Ltd.
ff~

Per: drian Zaldivar, B.Comm
(AIC Candidate)
Membership #: 906925
Signed: May 2, 2019

i

Neil Hahn, AACI, P.App.
B.Comm,
Membership #: 904216
Signed: May 2, 2019

Adrian Zaldivar (AIC Candidate) personally inspected the subject property from the curbside on

April 22, 2019.

NOTE: For this appraisal to be valid, an original or a password protected digital signature is

required.

OARHETf
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`., , Paa e: 58



FTI Cons[/[,7'IivC GWRA Fir.E No.: 201904-10_SOS
RE: ESTlR1A TE OF FEE SIMPLE MARKET VALUE

13.549 Ha~E ROAo, P17'7' MEaoows, BC

ASSUMPTIONS AND LIMITING CONDITIONS

The certification that appears in this appraisal report is subject to compliance with the Personal
Information and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of
Professional Appraisal Practice ("CUSPAP") and the following conditions:

1. This report is prepared at the request of the client and for the specific use referred to herein.
It is not reasonable for any other party to rely on this appraisal without first obtaining written
authorization from the client, the authors, subject to the qualification below. Liability is
expressly denied to any person other than the client and those who obtain written consent
and, accordingly, no responsibility is accepted for any damage suffered by any such person
as a result of decisions made or actions based on this report. Diligence by all intended
users is assumed.

2. Because market conditions, including economic, social, and political factors change rapidly
and, on occasion, without warning, the market value estimate expressed as of the date of
this appraisal cannot be relied upon as of any other date except with further advice from the
appraiser and confirmed in writing.

3. The appraiser will not be responsible for matters of a legal nature that affect either the
property being appraised or the title to it. No registry office search has been performed and
the appraiser assumes that the title is good and marketable and free and clear of all
encumbrances including leases, unless otherwise noted in this report. The property is
appraised on the basis of it being under responsible ownership.

4. The subject property is presumed to comply with government regulations including zoning,
building codes, and health regulations and, if it doesn't comply, its non-compliance may
affect market value.

5. No survey of the property has been made. Any sketch in the appraisal report shows
approximate dimensions and is included only to assist the reader of the report in visualizing
the property.

6. This report is completed on the basis that testimony or appearance in court concerning this
appraisal is not required unless specific arrangements to do so have been made
beforehand. Such arrangements will include, but not necessarily be limited to, adequate
time to review the appraisal report and data related thereto and the provision of appropriate
compensation.

OARNETT
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FT/ CO~vSU[,7'/n'G CWRA FILE No.: 201 904-1 0505
RE: ESTIh~A TE OF FEE SIMPLE MARKET VAL (IE

13549 Ha[,E Roao, P/TT MEADOWS, BC

ASSUMPTIONS AND LIMITING CONDITIONS (continued)

7. Unless otherwise stated in this report, the appraiser has no knowledge of any hidden or
unapparent conditions of the property (including, but not limited to, its soils, physical
structure, mechanical, or other operating systems, its foundation, etc.) or adverse
environmental conditions (on it or a neighbouring property, including the presence of
hazardous wastes, toxic substances, etc.) that would make the property more or less
valuable. It has been assumed that there are no such conditions unless they were observed
at the time of inspection or became apparent during the normal research involved in
completing the appraisal. This report should not be construed as an environmental audit or
detailed property condition report, as such reporting is beyond the scope of this report
and/or the qualifications of the appraiser. The author makes no guarantees or warranties,
express or implied, regarding the condition of the property, and will not be responsible for
any such conditions that do exist or for any engineering or testing that might be required to
discover whether such conditions exist. The bearing capacity of the soil is assumed to be
adequate.

8. The appraiser is not qualified to comment on environmental issues that may affect the
market value of the property appraised, including but not limited to pollution or
contamination of land, buildings, water, groundwater, or air. Unless expressly stated, the
property is assumed to be free and clear of pollutants and contaminants, including but not
limited to moulds or mildews or the conditions that might give rise to either, and in
compliance with all regulatory environmental requirements, government or otherwise, and
free of any environmental condition, past, present, or future, that might affect the market
value of the property appraised. If the party relying on this report requires information about
environmental issues, then that party is cautioned to retain an expert qualified in such
issues. We expressly deny any legal liability relating to the effect of environmental issues
on the market value of the subject property.

9. The analyses set out in this report relied on written and verbal information obtained from a
variety of sources we considered reliable. Unless otherwise stated herein, we did not verify
client-supplied information, which we believed to be correct.

10. The term "inspection" refers to observation and reporting of the general material finishing
and conditions seen for the purposes of a standard appraisal inspection. The inspection
scope of work includes the identification of marketable characteristics/amenities offered for
comparison and valuation purposes only, in accordance with the CUSPAP.

GARNETT
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FTI Co~usUr,TiNc CWRA Frc,E No.: 201904-10505
RE: ESTIMATE OF FEE SIA~PLE MARKET VALUE

13.S49HALERoAo, PiTrMEano~~s, BC

ASSUMPTIONS AND LIMITING CONDITIONS (continued)

11. The opinions of value and other conclusions contained herein assume satisfactory

completion of any work remaining to be completed in a good and workmanlike manner.

Further inspection may be required to confirm completion of such work. The appraiser has

not confirmed that all mandatory building inspections have been completed to date, nor has

the availability/issuance of an occupancy permit been confirmed. The appraiser has not

evaluated the quality of construction, workmanship, or materials. It should be clearly

understood that this physical inspection does not imply compliance with any building code

requirements as this is beyond the professional expertise of the appraiser.

12. The contents of this report are confidential and will not be disclosed by the author to any

party except as provided for by the provisions of the CUSPAP and/or when properly entered

into evidence of a duly qualified judicial orquasi-judicial body. The appraiser acknowledges

that the information collected herein is personal and confidential and shall not use or

disclose the contents of this report except as provided for in the provisions of the CUSPAP

and in accordance with the appraiser's privacy policy. The client agrees that in accepting

this report, it shall maintain the confidentiality and privacy of any personal information

contained herein and shall comply in all material respects with the contents of the

appraiser's privacy policy and in accordance with the PIPEDA.

13. The appraiser has agreed to enter into the assignment as requested by the client named in

the report for the use specified by the client, which is stated in the report. The client has

agreed that the performance of this appraisal and the report format are appropriate for the

intended use.

14. Written consent from the authors must be obtained before any part of the appraisal report

can be used for any use by anyone except the client and other intended users identified in

the report. Where the client is the mortgagee and the loan is insured, liability is extended to

the mortgage insurer. Liability to any other party or for any other use is expressly denied

regardless of who pays the appraisal fee.

15. This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by

AIC members in good standing. Use by any other person is a violation of AIC copyright.

This appraisal report, its content, and all attachments/addendums and their content are the

property of the author. The client, intended users, and any appraisal facilitator are

prohibited, strictly forbidden and no permission is expressly or implicitly granted or deemed

to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape, database

scrape, exploit, reproduce, decompile, reassemble, or participate in any other activity

intended to separate, collect, store, reorganize, scan, copy, manipulate electronically,

digitally, manually, or by any other means whatsoever this appraisal report, addendum, all

attachments, and the data contained within for any commercial, or other, use.
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FT/ CONSULT/NC GWRA Fi[,E No.: 201904-10505
RE: EST/MATE OF FEES/A~PLEMARKET VALUE

13549 H.a~E RoAo, P/TT MEADOWS, BC

ASSUMPTIONS AND LIMITING CONDITIONS (continued)

16. If transmitted electronically, this report will have been digitally signed and secured with
personal passwords to lock the appraisal file. Due to the possibility of digital modification,
only originally signed reports and those reports sent directly by the appraiser, can be relied
upon without fault.

17. Where the intended use of this report is for financing or mortgage lending, it is a condition of
reliance on this report that the authorized user has or will conduct loan underwriting and
rigorous due diligence in accordance with the standards of a reasonable and prudent lender,
including but not limited to ensuring the borrower's demonstrated willingness and capacity to
service his/her debt obligations on a timely basis, and to conduct such loan underwriting and
due diligence in accordance with the standards set out by the Office of the Superintendent
of Financial Institutions (OSFI) Residential Mortgage Underwriting Practices and Procedures
B-20, even when not otherwise required by law. Liability is expressly denied to those that
do not meet this condition.

18. Where the intended use of this report is for mortgage insurance, it is a condition of reliance
on this report that the authorized user will conduct loan insurance underwriting and rigorous
due diligence in accordance with the standards of a reasonable and prudent mortgage
insurer, including but not limited to ensuring the borrower's demonstrated willingness and
capacity to service his/her debt obligations on a timely basis, to conduct such loan insurance
underwriting and/ due diligence in accordance with the standards set out by the Office of the
Superintendent of Financial Institutions (OSFI) Residential Mortgage Insurance Underwriting
Practices and Procedures B-21, even when not otherwise required by law. Liability is
expressly denied to those that do not meet this condition.

19. The author has no knowledge of the existence of any aboriginal land claim or any claim to
aboriginal title and the author has not undertaken investigations into the possibility of any
such claims. As such, for the purposes of this report, we assume none exist.

GARNEtT
w4~soN 

Page: 62



Appendix "A"

Copy of the Titie and Charge Information



TITLE SEARCH PRINT

File Reference:

2019-04-16, 11:56:42

Requestor: Brett Garnett

**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District NEW WESTMINSTER
Land Title Office NEW WESTMINSTER

Title Number BX473431
From Title Number Z48986E

Application Received 2005-08-17

Application Entered 2005-08-23

Registered Owner in Fee Simple
Registered Owner/Mailing Address: PUREWAL BLUEBERRY FARMS LTD., INC.NO. 726034

13753 HALE ROAD
PITT MEADOWS, BC
V3Y 1Z1

Taxation Authority Pitt Meadows, City of

Description of Land
Parcel Identifier: 004-654-161
Legal Description:

LOT 6 SECTION 27 TOWNSHIP 9 NEW WESTMINSTER DISTRICT
PLAN 3710

Legal Notations
THIS CERTIFICATE OF TITLE MAY BE AFFECTED BY THE
AGRICULTURAL LAND COMMISSION ACT; SEE AGRICULTURAL
LAND RESERVE PLAN NO. 14, DEPOSITED JULY 30, 1974

Charges, Liens and Interests
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

COVENANT
BH311090
1994-08-23 12:15
DISTRICT OF PITT MEADOWS
L.T.A. SECTION 215

COVENANT
BH316982
1994-08-29 10:16
DISTRICT OF PITT MEADOWS
L.T.A. SECTION 215

Title Number: 6X473431 TITLE SEARCH PRINT Page 1 of 5



TITLE SEARCH PRINT

File Reference:

Nature:
Registration Number:
Registration Date and Time
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Transfer Number:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Transfer Number:
Remarks:

EASEMENT
BM73664
1998-03-10 14:47
PART PLAN LMP37297
APPURTENANT TO LOT A PLAN 7231

MORTGAGE
CA3019222
2013-03-05 12:16
BLUEBERRY HOLDINGS (GP) LTD.
INCORPORATION NO. BC1067532
CA5085982
INTER ALIA

ASSIGNMENT OF RENTS
CA3019223
2013-03-05 12:16
BLUEBERRY HOLDINGS (GP) LTD.
INCORPORATION NO. BC1067532
CA5085983
INTER ALIA

2019-04-16, 11:56:42

Requestor: Brett Garnett

Nature: MORTGAGE
Registration Number: CA3427562
Registration Date and Time: 2013-10-29 12:18
Registered Owner: HARJINDER SINGH BERAR

KARMJIT KAUR BERAR
AS TO AN UNDIVIDED 1/10 INTEREST AS JOINT TENANTS

Registered Owner: BERAR FARMS LTD.
INCORPORATION NO. 0979883
AS TO AN UNDIVIDED 9/10 INTEREST

Remarks: INTER ALIA

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Nature:
Registration Number:
Registration Date and Time
Registered Owner:

JUDGMENT
CA4091946
2014-11-20 16:17
BUNZL CANADA INC.
INCORPORATION N0. A92249
RENEWED BY CA5644097

JUDGMENT
CA5405402
2016-08-05 16:28
B.C. BLUEBERRY COUNCIL

Title Number: 6X473431 TITLE SEARCH PRINT Page 2 of 5



TITLE SEARCH PRINT

File Reference:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:

Nature:
Registration Number:
Registration Date and Time
Registered Owner;
Remarks:

Nature:
Registration Number:
Registration Date and Time
Registered Owner:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:

2019-04-16, 11:56:42

Requestor: Brett Garnett

JUDGMENT
CA5412733
2016-08-10 10:57
B.C. BLUEBERRY COUNCIL

JUDGMENT
CA5644097
2016-11-14 09:52
BUNZL CANADA INC.
INCORPORATION N0. A0092249
RENEWAL OF CA4091946

JUDGMENT
CA5987656
2017-0 5-11 10:31
HER MAJESTY THE QUEEN IN RIGHT OF CANADA
INTER ALIA

JUDGMENT
CA6279313
2017-09-06 13:19
NU-GRO LTD.

JUDGMENT
CA6307689
2017-09-19 10:24
4REFUEL GP CORPORATION
INCORPORATION N0. A80600
INTER ALIA

CERTIFICATE OF PENDING LITIGATION
CA6326407
2017-09-27 11:10
BLUEBERRY HOLDINGS (GP) LTD.
INTER ALIA

JUDGMENT
CA6412293
2017-10-31 13:25
SUPER SAVE DISPOSAL INC.
INCORPORATION NO. BC0508268
INTER ALIA

Title Number: BX473431 TITLE SEARCH PRINT Page 3 of 5



TITLE SEARCH PRINT

File Reference:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Nature:
Registration Number:
Registration Date and Time
Registered Owner:

Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

:- if~ifli!~

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Nature:
Registration Number:
Registration Date and Time:

Duplicate Indefeasible Title

2019-04-16, 11:56:42

Requestor: Brett Garnett

JUDGMENT
CA6560200
2018-01-11 10:48
DIRECTOR OF EMPLOYMENT STANDARDS
INTER ALIA

JUDGMENT
CA6612736
2018-02-06 11:27
KINDER SIDHU &ASSOCIATES INC.
INCORPORATION N0. BC0813442
INTER ALIA

CERTIFICATE OF PENDING LITIGATION
CA6659131
2018-03-02 12:00
ERASER VALLEY PACKERS INC.
INCORPORATION N0. BC0682962
INTER ALIA

JUDGMENT
CA6718015
2018-04-05 12:19
ERASER VALLEY PACKERS INC.
INCORPORATION N0. BC0682962
INTER ALIA

JUDGMENT
CA6733563
2018-04-12 15:36
HER MAJEST`( THE QUEEN IN RIGHT OF CANADA
INTER ALIA

CERTIFICATE OF PENDING LITIGATION
CA6791617
2018-05-10 12:53
JOGINDER SINGH GHAG
JOGINDER KAUR GHAG
INTER ALIA

TAX SALE NOTICE
CA7096656
2018-09-28 12:52

NONE OUTSTANDING

Title Number: 6X473431 TITLE SEARCH PRINT Page 4 of 5



TITLE SEARCH PRINT 2019-04-16, 11:56:42

File Reference: Requestor: Brett Garnett

Transfers NONE

Pending Applications
Parcel Identifier: 004-654-161

Application Number/Type: CA7404205 JUDGMENT

Title Number: 6X473431 TITLE SEARCH PRINT Page 5 of 5



Status: Registered Doc #: BH311090 RCVD: 1994-08-23 RQST: 2017-04-12 10.28.57

. ~ „ _;,~

~4 ~tr1] ~.~i ~4 3C ~~3 ~~ ~ S i ~ 7 V ? $

LAND TITLE ACT s ~
FORM C ~e~'d`~ a*~ ~ ;, i ;~'tP~ ̀ , i ~ t2.~ 

'-

(Sectioa 219.81) ~~~ f~:?~;'~ F. ~~y
Province of
British Columbia

GENERAL INSTRT3MENT - PART 1 (Thi& area for F.a _ d Title Offiu~ use) Page ~{~f 5 Pa~~s

1. APPLTCATTON: (Name, address, phone number and signature of applicant, applicant's solicitor or agent)
T'he District of Pitt Meadovus, 12 07 Harris Road,
Pitt Meadows, British Columbia, V3Y 2B5. C ~} „ ,{~
465-5454 V 1tX~ ~

G{"'/_,~.'PAI2CET, IDENTTFIER(S) AND LEGAL DESCRIPTI~N(S) OF LAND:*
/] ~t} k7 !_.~ {pID) CI-e8a1 Description)
v

004 - 654 - L61

3. NATCTRE OF IN'!'ER.EST:*
Description

Sec. 215 Covenant

Document Reference Person Endued to Interest
{page and paragraph)
Entire Instrument Transferee

Pages i - 5 ~~

4. TERMS: Part 2 of this instrument consists of (select one only) ~~~~s~qt~ ~q~~~,~ CHARGE 5 . ~£~
(a) File Standard Charge Temts ❑ D.F. No.
(b) Express Charge Terms ~ Annexed as part 2
(c) Release ❑ These is no Part 2 of Uus instrument
A selection of (a) includes any additional or modified ternu referred to in item 7 or in a schedule annexed to tfus
instrument.
If (c) is selected, the charge described in Item 3 is released or discharged as a charge on the land described in item
2.

5. 'TRA~'~TSFEROR(S);'
Pttr~ i BI~}eb~,rry Farms Ltd. l~ncarporation No. 246281, with an office at #202 - 12165 Harris Road,
Pitt Meadows, British Columbia, V3Y 2E6.

6. 'TRANSFEREE(S~: (including occupation(s), postal addresses) and postal coda(s)~
'THE CORPORATTQI~,_(?F 7'T-I~ D~STRI~'~' QF Pl'I'T ir'fEAD4WS,
12007 Harris Road, Pitt s~ieado~-s, B.C. V3Y 2B5

7. ADDITIOPIAL OR MOAIF[EA TERMS:*
NONE

AL~~~ ~ ~~ ~ Su4~i~N
S~~V#e ~S LTD.

Lot b, Section 27, Township 9, New Westminster District, PIan 3710

r
-~
.'~...

Page 1 of 5



Status: Registered Doc #: BH311090 RCVD: 1994-08-23 RQST: 2017-04-12 10.28.57

LAND TPi'LE ACT
FORl1'i C
EXECCJTION (Continued) Pale 2 of 5 Pages _

8. EXECUTION(S):**This instnfinent creates, assigns, modifies, enlazges, discharges or governs the priority of

the interest{s) described in Ttem 3 and the Transferors) and every other signatory agree to be bound by this

instnuuent, and acknowledges) receipt of a true copy of the filed standard charge terms, if any.

Officer Signatwe(s)

BXECUTTON DATE

Y M D Party(ies) Signature

PLTREWAL BLUEBERRY FARMS
LTD., by its Authorized Signatories:

(As To t1ll Signatures)

E. dO~ki~ ~~CKER
6ARRISTER & SOLlC1TOR
#202 - 12186 Harris Road

Pitt Meaciowp, ~,~. V3Y 2E8
Ph 465,98a~3 Fa?(: ~}~6~Q046

(As To Both Signatures)

R08ERT W. ~t~BE~ftll~~1

206~t t GiE~lGHF~ElD~HYJ'Y.
AAAPL~ RIDGE, B.C. V2JC 7i~$
7F~f:465~4848 Fsx:465di87'9

~a..Q.~,~~4- ~.~.~~,,, Q
Mal Singh Purewal

~~ 4 O .., r'
a ~ ~ _

Gurjit ingh reveal

""'~

Charan Singh Purewal

T[~ CORPORATION QF TFIE
DISTRICT' OF PTT"T MEADOWS

~~ ~ ~~
D.R Duncan, Mayor

K~'rJ a ~NkRr AcTfnll~ 
Ct.~cfGl4

OFFICER CERTIFICATION:
Your signatw'e constitutes a representation chat you are a solicitor, notary public or other person authorized by the

Evidence AcK. RS,B.C_ 1979, c.l lb, to take davits for use in British Columbia and certifies the matters set aut

in Part 5 of the band Title Act as they pertain to the execution of this instrument.

* If spacesiisuffiCient, cater "SEE SCHEDiJL.E" and attach schedule in Form E.

*'~If space insufficient, continue executions on additional pages) in Farm D.

Page 2 of 5



Status: Registered Doc #: BH311090 RCVD: 1994-08-23 RQST: 2017-04-12 10.28.57

TERMS OF INST~tUMENT -PART 2

COVEI~TANT

(Section 215, Land Title Act)

'T'HIS AGF:~aT made the ~ day of, ~`LG~~~"', 191 ̀~

BETWEEN:

~sors~~,

THE ~ORPQR.ATION OF 'THE DISTRICT QF P~T'I'
MEADOWS , a municipal body corporate under the il~funicipal Act
having its municipal office at 12007 Harris Road, in the District of
Pitt Meadows, British Columbia, V3Y 2B5

(the "Covenantee")
OF THE FII2ST PART

Purewal Blueberry Farms ltd., of 202 - 12165 Hams Road, in the
Municipality of Pitt Meadows, British Columbia, V3Y 2E6

(the "Covenantor")

WHEREAS:

OF T'~~ SECOND PART

A. The Covenantor is the registered owner in fee simple of the lands and premises situate in
the District of Pitt Meadows and more particularly known and described as:

PID No. 004 - 654 - 161

Lot 6, Section 27, Township 9, New Westminster
District, Plan 3710.

(the "Lands");

B. Section 215 of the Laid Title f1ct, R. S.B.C. 1979, c.219 (the "Land Title .4cP') provides,
inter alia, that a covenant, whether of a positive or a negative nature, in respect to the use of land
or the use of a building on or to be erected on the land, in favour of a municipality, may be
registered as a charge against the title to the land;

C. The Covenantor wishes to grant this Covenant for the purposes of ensuring that a pump
and haul contract remains in force at alI tunes to ensure the continuing maintenance and sanitation
of the holding tank system the Covenantor is installing on the Lands.

Page 3 of 5



Status: Registered Doc #: BH311090 RCVD: 1994-08-23 RQST: 2017-04-12 10.28.57

Page 4 of S Pages

NOW THEREFORE this Covenant witnesses that pursuant to Section 215 of the Land Title Aci,
and in consideration of the premises and the sum of One ($1.00) Dollar, now paid by the
Covenantee to the Covenantor, the receipt and sufficiency of which are hereby acknowledged, the
Covenantor covenants and agrees with the District as follows:

'f,~' 1. The Covenantor, shall not build on or use the Lands other than in accordance with this
~~ Covenant.

2, The Covenantor, being the registered owner in fee simple of the Lands, grants the
Covenant to the Covenantee.

The Covenantor agrees that he shall at ap times maintain in force and effect in respect of
any holding tank. (as defined in the District of Pitt Meadows Holding Tank Bylaw) located
on the Lands a contract with a pump and haul company to ensure that the holding tank
system complies with the holding tank bylaw and that a copy of the current contract is
always deposited with the District of Pitt Meadows Clerk. A renewed copy of the contract
shall be delivered to the District of Pitt Meadows Clerk prior to the expiration of any
particular contract.

4. The Covenantor authorizes officers, employees and servants of the Covenantee to enter on
the Lands at any reasonable times to inspect any part of the holding tank system.

Tf the Covenantee becomes aware that the holding tank system is overloaded or that the
holding tank has leaked or overflowed and the contractor is contacted and wiI] not
perform the work called for in the cuzrent contract or the contractor can not be
contacted or the contract is ternunated without an effective renewal, then the Covenantee
may:

(a) give the owner or the occupier of the Lands la calendar days to comply with the
holding tank bylaw; and

(b) in the event of a default by the owner or occupier, atIow the Director to shut off
the water supply to the Lands to the extent that the Holding Tanis System is not, in

the opinion of the Director, being operated in compliance with this Covenant and
the District of Pitt Meadows Holding Tank Bytaw No. 1369; and

(c) in the event of a default by the owner or occupier, enter on the property to arrange
for pump out and clean up and the cost will be charged to the owner. If the
charges remain unpaid on December 31 in any year, they shall be added to and
form part of the taxes payable on that land as taxes in arrear and may be collected
in 1'dce manner as taxes in arrear.

d. Nothing in this Covenant shall affect the Covenantee's rights and powers in the exercise of
its statutory fiznctzons under statutes, bylaws, resolutions, orders and regulations, all of
which may be fuIIy exercised in relation to their Lands as if this Covenant had not been
executed and delivered by the Covenantor.

Page 4 of 5
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Pagc 5 aE'S Pages

The Covenantor sha11 at its own expense do or cause to be done all acts within its power
reasonably necessary to grant priority to this Covenant over all charges and encumbrances
which may have been registered against the title to the bands, except those approved in
writung by the Covenantee.

S. The Covenants set forth herein shall charge the Lands pursuant to Section 215 of the Land
Title Act and shall be covenants the burdens of which shall run with the Lands and bind the
Lands and every part thereof and shall attach to and n.m with the Lands and each and
every part to which the Lands may be divided or subdivided whether by subdivision plan,
strata plan or otherwise. The Covenants set forth herein shall not terminate if and when a
purchaser becomes the owner in fee simple of the Lands and shall charge the whole of the
interest to the Purchaser and shall continue to run with the Lands and bind the Lands and
all future owners of the Lands or any portion thereof,

9. The parties hereto shaII do and cause to be done all things and execute and cause to be
executed all documents which may be necessary to give proper effect to the intention of
this Covenant.

10. This Covenant and each and every provision hereof shall enure to the benefit of and be
binding on the parties hereto and their respective successors and assigns.

Z 1. Every reference to the parties is deemed to include the heirs, executors, administrator,
successors, assigns, employees, agents, officers and invitees of the parties.

12. This Covenant shall enure to the benefit of and be binding on the Covenantor
notwithstanding any rule of law or equity to the contrary; wherever the singular or
masculine is used in this Covenant it shall be construed as meaning the plural, feminine or
body corporate or politic where the context so requires; and this Covenant sha11 be
governed and construed in accordance with the laws of the Province of British Columbia.

13. As evidence of their agreement to be bound by the terms of this instrument, the parties
hereto have executed the Land Title Office Form C.

END OF DOCIFMENT
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9~ ~"~~r ~.~U 
~bf ~3~3 (~'~~~.

LAND ~TI'LE ACT } {~fs~, ~ E"1 ~: i'i~:';~F' Pa$~ t ofs

{Scction 219.81) ~~~~ ~{`r iri; t~ ~ {c
Province of

British Colwnbia

„(F~RA~ ~iS'~R JMENT - PART 1 fTlt's area for Land Titla O ~ Use)
1. APPLICATIOI~l': {Name, address, phone number and signature of applicant, applicant's solicitor or

agent)
The District of Pitt Meadrnvs, I2407 Harris Road,
Pitt Meadows, British Columbia, V3Y 2B5. ~j~}'~~~~

2. PARCF.IL dDF.N'l'ZFIER(Sj AND LEGAL, DESGRIPTION(S~ OF LAND:*
(PID) {Legal Description)

6~~ ̂ ~~ — ~ t' ~ Lot 6, Section 27, Township 9, New Westrninster
/~~~ ~^~ ,~ District, Plan 37I0.
C_I Q

3. NA1"1~OT' T1V'i'EREST:~
Description Document Reference Person Entitled to

Xnterest

section 215 Covenant (page and paragraph)
(Land Title A,ct) Entire bocument Transferee ~C..,.•

Pages 3 - 6
t3Hl29IS+~t €~435be Ci~€RRGE Sf3.€if3

4. TER119'S: Part 2 of this instrument consists of (select one only)

(a} File Standard Charge Terms D D.F. No.
@) Express Charge 'Perms ■ A,nnexed as part 2

(c) Release D There is no Part 2 of this instrument
A selection of (a) includes eny additional or modified ternns referred to in item 7 or in a schedute annexed co this

instrument.
Tf !r~ ' i red ih c3,Arnr n 'h d 'n diem 3 is released or diachar¢ed as i charne on the iand described in ium 2 .. .

$. 1'RAN.Sk' '~.R~R~S~: ~.

PLJR~WAL BLUEBERRY FA,R1l~S LTD.
#2D2 - 22165 Harris Road, Pitt Meadows, B.G V3Y IZl

6. T'RANSFF.RF.E(S): (including occupatian(s), postal addresses) and postal codes}*
TC~E CdRPQRATFON OF'I'~iE T}ISTRIC'~' 0~ PITT ~vI~AbOWS
12007 Harris Road, Pitt Meadows, B.C.. V3I' 2B5.

7. ADDITIONAL OR MODTTFTED TERMS:
NONE

~O~~TT~ ~~.'~~?CF#
a~RV#G~~ Lam.
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8. EXE~II~'TON(S):*'his instrument creates, assigns, modifies, enlarges, discharges or

governs the priority of the interests} described in Item 3 and the Transferors} and every other
signatory agree to be bound by this instzument, and acknowIeilge(s) receipt of a true copy of
the filed standard charge terms, if any.

EXECVfION DATE

Y M D Party(ies) Signature

As to si8nature)
TH~4~~~i~ Er~TC~~9 ~PRf~C~~l~

B8P9'ISt2P~ So9icitor, i~ot~ry F'ubfl~
#20~ - 12165 Harris r~oari

Pitt Meadar~~, .C.

ROBERT W. MEEG{~~Q~
Barris~Yer &Solicitor

She 201 C, ~Q651 - 56th Avg.
Lanc~~le~y, C3.C. V3A 3Y9

~Tei~ 534-6x61
(As to Both Signatures)

Purewal Blueberry Farms Ltd.

~ coz~oxATTorr o~ ~
DISTRICT O PITT MEADOWS

David RobeR Dumcan, yor.

xt~~:.~rk- 
_ .....

OFFICER CF.Et1TFTCATIOAI:
Your signature constitutes a representation that you are a solicitor, notary public or other person

authotireii by the $vidence Act, R.S.B.C. 1979, c.I16, to take affidavits for use in British Columbia and

certifies the maUers set out in Part 5 of the Land Witte Act as they pertain to the execution of this

instrument.
* If space insufficient, enter "SEE SCI~DUL~" and attach schedule in Form E.

'~`If space insufficient, continue execurions on additional pages) in Form D.

J

Page 2 of 5
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Terms of Instrument -Part 2

SECTION 2I5 COVENANT

(Land Title Act)

WHEREAS:

Page 3 of 5

A. The Covenantor is the repstered owner of ALL AND SINGULAR that

certain parcel or tract of land and premises situate, lying and being in the Municipality of

Pitt Meadows, in the Province of British Columbia, and more particuIarIy known and

described as:

Lot 6, Section 27, Township 9, New Westminster District,

Plan 2933,

(hereinafter called the "said Lands"

B. Section 215 of the band Title Act provides that there may be registered as

a charge against the tine to tend a covenant, whether of a positive ar negative nature, in

favour of a Municipality in respect of the use of a building on or to be erected on Iand.

C. The Covenantee has agreed to permit a second dwelling to be constructed

or placed on the said lands subject to the registration ofthis Agreement.

NOW 'TI~.R~FORE in consideration of sum of One Dollar {$1.00) (the

receipt whereof is hereby ac{cnowIedged by the Covenantor), the parties hereto do hereby

covenant and agree each with the other as foIIows:

~,G 1. The Covenantor shall not build on or nse the Lands other than in accordance
with this Covenant;
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Page 4 of S

2. Upon the occupancy of the second dweiting to be constructed or placed on the

said lands for single family residential use, the initial dwelling constructed on the said lands

{hereinafter called the Accessory Dwelling for Full Time Farm Help" snail be used solely

for full time farm help accommodation, as provided for in the "District of Pitt Meadows

Land Use Bylaw, 1992 No. 1250", as amended.

3. Upon the Dwelling for Full Time Farm Help ceasing to be required for fiall time

farm help accommodation or upon the property ceasing to be used for agricultural use for

a period exceeding one year, the fu11 time farm help accommodation shat( be rendered

incapable of being used for human habitation to the satisfaction of the District's Approving

Officer and Building Inspector.

4. THE COVENANTOR COVENANTS AND AGREES to indemnify the

Covenantee forthwith for any damages suffered by or Lability imposed upon the

Covenantee and for all expenses and costs incurred by the Covenantee, including any costs

of enforcing this Agreement in the manner prescribed as between solicitor and client,

resulting from any breach by the Covenantor of any matter herein agreed to.

5. THE COVENANTEE COVFNAN~'S AND AGREES with the Covenantor that

upon receipt of evidence satisfactory to the Covenantee that the said existing dwelling has

been demolished or otherwise removed from the said lands, the Covenantee shall provide

the Covenantor with a release of this Agreement, in registrable form.

b. TT IS MUTUALLY UNDERSTOOD, agreed and declared by and between the

parties hereto that:

(a) nothing contained or implied herein shall prejudice ar affect the rights and

powers of the Covenantee in the exercise of its functions under any public and private

statues, bylaws, orders and regulations, all of which maybe fully and effectively exercised

in relation to the said Iands as if this Agreement had not been executed and delivered by

the Covenantor;
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Page 5 of S

(b} the covenants set forth herein shalt charge the said lands pursuant to

Section 215 of the Land Titie Act and shall be covenants, the burden of which shall run

with the said lands. It is further expressly agreed that the benefit of ail covenants made by

the Covenantor herein shall accrue solely to the Covenantee and that this Agreement may

be modified by agreement of the parties hereto, or discharged by the Covenantee, pursuant

to the provisions of Section 215{5) of the Land Title Act.

(c) the Covenantor shall, after execution hereof by them, at the expense of the

Covenantor, do or cause to be done alI acts reasonably necessary to grant priority to this

Agreement over all chazges and encumbrances which may have been registered against the

title to the lands in the New Westminster Land Title Office save and except those

specifically approved in writing by the Covenantee or in favour of the Covenantee;

{d} wherever the singular or masculine is used herein, the same shall be

construed as meaning the plurat, feminine or the body corporate or politic where the

context or the parEies so require;

(e) the parties hereto shall do and cause to be done all tFungs and execute and

cause to be e~cecuted all documents which may be necessary to give proper effect to the

intention of this Agreement.

As evidence of their agreement to be bound by the terms of this instrument, the parties

hereto have executed the Land Title Office Form C.

End of Document
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-- - —,

~~~~~~t~'~;TLEi ~G'r . . 48 MAR I 0 ~~c ~~'t B I~ Q 13 6 b 5B~f013bb4
~Sect.ion G33} iA~,~;i i~fi; Ur'Fz;

_il1VFi?AT T1VCT'giTl~iiT~`TUT_ DAT1T t ar.~_St.~S

," ,

t~~riEi's'ti O~tirri~a ~ ,. ' ~,

X. APPLICATION: (Name, address, phone number and sig~~~f applicant, applicant's solicitor or agent)
~+helly 3'. Rhodes, L.ega( Assistant of
tdORQUIST DAVTES MAPLE RIDGE,
Barristers &Solicitors, SHELL J. ODES, APPI. NT/AGENT
''1,'),299 Drwdney Trunk Road,
Maple Ri~,~„~,~,,, V?~ 3J 1 ~Telephpng: 467-3477)
2. (a) PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:'

(PID) {LEGAL DESCRIPTION)
'VTZ`Y'17Tj2'tlL't72'~'1 ~~ 11 /f f 1 1

_______Q~4-654-Ibl LOT 6. SEC 27, TP 9, NWD, PLAN 371Q (the "$grvi~n~ Teneme~lt tI~~.
3. NATURE O~ INTEREST DOCU~VIENT REFERENCE PFIt,SON IN"t'ITL.ID'J'O IN'P~2E~T

{Description) (}gage and paragraph}
SBE SCHEDULE SEE SCHEDULE

n A nT lIAT nT A kT

.~'~~ sc~lE~ u t~~
~. TERMS: Part 2 of this instrument consists of (select one only) 15 9B/03l14 34:42.44 0~ Ni: 9~`74a9
(ey Filed Standard Cherge Terms ❑ D.F. Ao. GHA~~~ $1UG,00
(b) Express Charge Terms a Annexed as Part 2
{c) Release o There is no Part 2 of this instrument
A selection of (e> includes eny additional or modified terms referred to in Item 7 of in a schedule annexed to this instrument.
if (c) is selected, the charge described in item 3 is releasQd or discharged $s a charge on the Land described in Item 2, .
5. TFUNSPERORCSy:'

PU12E`UYAL BLUEBERRY FARMS LTD. {Inc. No. 246281) (Transferor}
BANK OF MONTREAL (Priority Agreement} 1s gQio3~~3 pq:;3:~E Of NW ~J;;Ll':~lu

-- --- ~~f4sT t~'O.UO
6. TRANSFEREE(S); (including postal addresstess) and postal collets)?*

PURE`WAL BLUEBERRY FARMS LTD. (Inc. No. 246281), 22299 Dewdney Trunk Road, Maple Ridge,
~. V2X ~~~ _ .~ ~
7. ADnITIONAL OR MODIFIED TERMS:*

N/A

8. EXECUTION{5):'~'~ This instrument creates, assigns, modified, enlarges, discharges or governs the priority of the
interests) described in Item 3 and the TransferorCs) end every other signatory agree to be bound by this instrument, and
acknoktedgets) receipt of e true copy of the fsled standard charge terms, if any.

E%BCUTION DATE
O ficer ign ture(s) Party(iea) Signature (s)

Y M D
PUREWAL BLUEBERRY FARMS LTD.

Cam' 98 X02 ~~ by ite au~horize e natory:

J MSS B. NORQUIS ~ 4'~
IJR~~IS~C$R 8i SOI.IC'I`i~~1i2 KIAT SZNGH PUREWAL

~~DLWDNFY TRill~}~ !2p/}D 'j.
(1~A~~E RIDGE, B.C. VzX.3f~

467-3477

oni.r uRrMi«:
la ap+nr~ twoun t ~gi~muum w ~w ~~ ~ ~Scna. iauY We ~ adv M+~m Weuee b~ ro E~rtrte AFL R6 B.L. ICAB. r. ttl. m du rnerriu to re w Ariun Cduki+ atl noM1n tlr mrW ~ wt m w Sri 6 d p. l+ti iWa M~ a E~y pv~ a tle xauom

~ 0~~ nounaa
If ~pe~ nJti~rt Ne 'fEf 6CNEOt1lE' ~d a~A ublY 'n hm E. ~ ~
u+~. :.d~~.+. ~mor.. a:wa. m a~u.r rvtq w tam o. ~ t ~~

~ ̀ !"
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LAND TITLE ACT
FORM D

EXECUTIONS CONTINUED Page 2

officer Signature(s~
EXECUTiC)IV DATE

Transferor/Borrower/Party
8ignature(e)

i~

i.AUt~NC~ W. ANbERSON
2236 • 419th AVENUE,

MAPtE RIDGE, B,C. V2X 2Z2
&4tICl'COR ANU NOTARY PU$LIC

($44) 483~628f

~s ~o ~'~ yi(y fi'~ytris
s~, yr~ls fXi. ~.

Y M D

~j~ ~ ~7 ~'~ott p l
.a/.9 ~ ~sl y~1'~7
The BANK OF MONTREAL by its ~At.JFUG
eH~~ ~tx~-[3i~~3~ {~ 7 TO RN 1 E S
~~~

PFt KT NAME: David Weiss
Brandt Mana~

~~~~ ~ _`
PRINT NICE• ai y gay er

Senor Customer
Service Officer

Officer Certification:
Your si8neture constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence
Act, R.S. B.L. 799b, c. 124, to take affidavits for use in British Colunbia arxf certifies the matters set out in Part 5 of the
Lend Titte Act as they pertain to the execution of this instrument.
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Land Title Act
Form E

Doc #: BM73664 RCVD: 1998-03-10 RQST: 2017-03-30 15.5929

SCHEDULE pa~~ 3

Enter the required information in the same order as the information must
appear on the Freehold Transfer Form, Mortgage Form or General Document Form.

3. NATURE OF INTEREST DOCUMENT REFERENCE PERSON ENTITLED TO INTEREST
(DeBcription) (page and paragraph)

Easement over part Entire Document Registered Owner, Lot A, Sec. 34, TP 9, Plan
on Plan LMP37297 Pgs. 1 - 9 Incl. 7231, PID: 011-105-526

Priority Agreement Pg. 9 Transferee
granting Easement
{plan LMP37297 )

BM7366Q

priority over

mortgage BH436737,

BK208208 and

BL264007 and AE7263

Consent of Mortgagee Pg. 9 Registered Owner
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TERMS OF INSTRUMENT - Part 2

THIS AGREEMENT made the 11th day of FEBRUARY, 1998.

BETWEEN:

WHEREAS:
OF THE SECOND PRRT

A. The Grantee is the registered owner of those certain lands and premises
situate, lying and being in the Municipality of Pitt Meadows, in the Province of
British Columbia, more particularly known and described ae:

Parcel Identifier: 011-105-526
Lot A, Section 34, Township 9,
New Westminster District,
Plan 7231

B. The Grantor is also the registered owner of those certain lands and
premises situate, lying and being in the Municipality of Pitt Meadows, in the
Province of British Columbia, more particularly known and described as:

Paxcel Identifier: 004-654-161
Lot 6, Section 27, Township 9,
New Westminster District,
Plan 3710

Page 4 of 9 Pages

PUREWAL SLUEB$RRY FARMS LTD. (Incorporation No. 246281),
a body corporate incorporates} under the laws of the
Province of British Columbia, having its registered
office at 22299 Dewdney Trunk Road, in the Municipality
of Maple Ridge, Province of British Columbia, V2X 3J1

(hereinafter called the "GRANTOR")

OF THE FIRST PART

PUREWAL BLUSSBRRY FARMS LTD. (Incorpox'ation No. 246281},
a body corporate incorporated under the laws of the
Province of British Columbia, having its registered
office at 22299 Dewdney Trunk Road, in the Municipality
of Maple Ridge, Province of British Columbia, V2X 3J1

(hereinafter called the "GRANTEE")

(hereinaf.ter called the "Lands")

C. A foxcemain and appurtenances for a sanitary sewer system has been ox will
be constructed and installed on portions of the Lands and for the purpose of such
installation and construction and for the further purpose of maintaining and
inspecting the forcemain and appurtenanCeB, the parties have agreed to the
easement as defined in this Agreement.

D. It is the intention of the parties that the Gxantee has constructed or
shall construct the forcemain and appurtenances and xelated facilities upon or
through those portions of the Lands having a combined area of .953 ha and shown
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TERMS OF INSTRITMENT - Part 2 Page 5 of 9 Pages

outlined in heavy black line on the Explanatory Plan prepared by Penning and
Eaton, B.C.L.S., dated December 10, 1997, registered in the New
Westminster/Vancouver Land Title Office under Plan number LMP37297 a reduced
copy of which is attached hereto as Schedule "A", and upon completion of
construction of the forcemain and appurtenances the Grantor and the Grantee shall
maintain the Easement Area and forcemain and appurtenances as provided in this
Agreement.

NOW THEREFORE in consideration of $1.00 now paid by the Grantee to the Grantor
(the receipt and sufficiency of which axe acknowledged), the parties hereto
covenant and agree each with the other as follows:

1. The Grantee covenants and agrees with the Grantor that it shall construct
or cause to be constructed the forcemain and appurtenances (the "Works") in
accorandance with plans accepted by the Municipality of Pitt Meadows and upon,
under or through those portions of the Lands described as follows:

Those portions of the Lands having a combined area of .953 ha and
shown outlined in heavy dark line on Explanatory Plan No. LMP37297,
(the "Easement Area"), a reduced copy of which is attached to this
Agreement as Schedule '~A~'.

2. The Grantor as registered owner of Lot 6..,plan 3710 "Servient Tenement~~
and owner of the Servient Tenement Lot (as defined) grants in favour of the
Dominant Tenement Lot {as defined), the full, free and unrestricted right and
liberty to construct, maintain, repair, replace or renew any or all of the Works
in, over and upon those portions of the Servient Tenement Lot contained in the
Easement Area. "Dominant Tenement" shall mean that lot as real property for
which the benefit of the aforesaid right is hereby granted. "Servient Tenement"
shall mean that lot as real property in, over and upon which the aforesaid right
is granted. The grant of Easement is from the Servient Tenement Lot in favour
of the Dominant Tenement Lot as follows:

Servient Tenement Lot Dominant Tenement Lot

Lot 6...Plan 3710 Lot "A"...Plan 7231

3. R11 covenants o£ the Grantor under this Agreement and any rights, duties
or responsibilities of the Grantor as specified in this Agreement shall be deemed
to be granted in respect to the Servient Tenement Lot in Favour of or in respect
of the Grantee as Dominant Tenement owner of the Dominant Tenement Lot related
to that Servient Tenement Lot.

4. The Grantor covenants, agrees and grants to the Grantee, its servants,
agents, tenants, invitees and licensees the full, free and uninterrupted right,
licence, liberty, easement, privilege and permission at all times to allow sewage
and waste waters to flow through the Works installed by the Grantee on, under or
through the Easement Area.

5. The Grantee, as Dominant Tenement Owner grants to the Grantor, the right
to enter upon and have full and uninterrupted access at all times over, through
and under the Easement Area with or without workmen, vehicles and equipment, fox
the purpose of repairing, cleaning and otherwise servicing the Works.
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• ~ TERMS OF INSTRUMENT - Part 2 Page 6 of 9 Pages

6. The Grantor covenants with the Grantee:

(a) that no building, structure, fence, foundation, pavement,
excavation, well, pile of material or obstruction, save and except
as eet out in paragraph 5 above, shall be made, placed, erected or
maintained on any portion of the Easement Area and that no growth,
except lawn grass, shall be planted upon the Easement Area;

(b) that no residence shall be made, placed, erected or maintained
within the Ea6ement Area;

(c) that the Grantor shall not do knowingly permit to be done any act or
thl.ng which will interfere with or obstruct the Works;

(d} the Grantor shall not disturb, reshape, modify or in any way alter
any portion of the finished ground surface of the Easement Areaj

(e) that the Grantor will not diminish the soil cover over any portion
of the Easement Area.

7. The Grantee covenants with the Grantor:

(a) that the Grantee will, as far as reasonably necessary, carry out or
pause to be carried out the maintenance, repair, cleaning, renewal,
replacement andJor otherwise servicing of the Works located on or
under the Easement Area in a proper and workmanlike manner; and

(b) to repair any damage to the Easement Area, occasioned by its use,
maintenance and repair to the Works in the Easement Area.

8. The Grantor and the Grantee covenant and agree each with the other to save
harmless and indemnify the other from any breach or default of any covenant under
th£s Agreement until their respective rights, interest, liberties, duties,
obligations and covenants are assigned, transferred, devolved or otherwise
alienated.

9. Nothing contained in thle Agreement shall be interpreted so as to restrict
or prevent the Grantor and Grantee from using the Easement Area in any manner
which does not interfere with the security or efficient functioning of or
unobstructed access to the Works.

10. The Easement shall not be released or modified in whole or in part from the
title of the Lands without the consent and agreement of the Grantor and the
Grantee and until such agreement is entered into this Agreement shall run with
the Lands and shall be perpetual and the Easement hereby vreated shall be
perpetual.
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TERMS OF INSTRUMEI4T - Part 2 Page 7 of 9 Pageg

11. If any part of this Agreement ie held to be invalid, illegal or
unenforceable by a court having the jurisdiction to do eo, that part is to be
copeidered to have been severed from the zest of this Agreement and the rest of
this Agreement remains in force unaffected by that holding or by the severance
of that part.

12. This Agreement is the entire agreement between the parties regarding its
subject.

13. This Agreement shall enure to the benefit o£ end be binding upon the
4 parties hereto, their respective heirs, executors, administrators, successors and

assigns.

14. Wherever the singular or the masculine ie used in this Agreement, the same
shall be construed as meaning the plural oz the feminine or the body corporate
or politic where the context or the parties hereto eo require.

15. The parties hereto shall do and cause to be done all things and execute and
cause to be executed all documents which may be necessary to give proper effect
to the intention of this Agreement.

IN WITNE&S WHEREOF the said Grantor has caused these Presents to be
executed as of the day, month and year first above written, by its authorized
signatory, and Grantee has hereunto set her hand and seal as of the day, month
and year first above written.

PUREWAL ALUEBERRY FARMS LTD.
as Grantor, by its authorize8
signatory:

MALKIAT SINGli PUREWAL

PUREWAL BLUEBERRY FARMS LTD.
as orantee , by its authorized
signatory:

MALKIAT SINGH PUREWAL
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• ~ TERMS OF INSTRUMESVT - Part 2 Page 9 of 9 Pages

MEMORANDUM AS TO ENCUMBRANCE6~ LIENS AND INTERESTS

Mortgages in favour of Bank of Montreal registered under numbers BFi436737,
BK208208 and BL204007, and AE72b3.

~ CONSENTi

The undersigned, being the holder of the encumbrances or entitled to the liens
or interests referred to in the memorandum above written, hereby approves of,
joins in and consents to the registration of the within Agreement and doth
covenant and agree that the same shall be binding upon its interest in or charge
upon the said lands and shall be an encumbrance upon the said lands prior to the
above noted mortgage in the same manner and to the same effect as if it had been
dated and registered prior to the said mortgage.

E%ECUTTON DATE
officer Signsture(s) Transferor/Borrower/Party

Signature s)
Y M D

(`iDup ~
%~i~ # 8.~6~l~i 77

C//V 
BANK OF MONTREAL

g~ ~ Z"7 by its authorized signatories:

LAURENCE W. ANp~RSON PRINT NAME: David Weiss ~22311 - 119th AVENUE, ~ ~ ~~ranch ManagerMAPi.E RIpGE, 6.C. V2X 2Z2
SOL1C{TOR AND kOTARY PUBIlC

(ea) a6~a~et PRINT : Katf~y I~~ayter
Senior Customer
Service Officer

Officer Certification:
Your signature constitutes a representation that you ere a solicitor, notary public or other person authorized
by the Evidence Act, R,S.B.C. 1996, c. 724, to take affidavits for use in British Coltanbis end certifies the
matters set out in Part 5 of the Land Title Act as they pertain to the execution of this instrument.

Et~o o~ oocu~trr

Page 9 of 9



Appendix "B"

Copy of the A-1 Zoning Bylaw



8 AGRICULTURAL

8.1 A-1 General Agricultural

8.1.1 Intent

The intent of the General Agricultural (A-1) Zone is to protect the farming areas of the

municipality for the production of food and goods with regulations consistent with the

provisions of the Agricultural Land Commission Act and regulations.

8.1.2 Permitted Uses

Principal Uses Accessory Uses

■ Agriculture Additional Farm House

■ Farm House Migrant Farm-Worker Housing

■ Kennel Secondary Suite

■ Home-eased Business

■ Agri-Tourism

■ Farm Retail Sales

■ Bed and Breakfast

■ Accessory Farm Residential Buildings and Structures

■ Accessory Agricultural Buildings and Structures

■ Boarding

■ Licensed Winery, Brewery, Distillery, Meadery or Cidery

Lounge (Bylaw 2722, 2016)

8.1.3 Permitted Density

a) The maximum density is one farm house per lot.

b) One additional farm house may be permitted for farm operations consisting of more
than 8 ha and less than 40 ha. (Bylaw z~63, 2oi~)

c) Two additional farm houses may be permitted for farm operations consisting of 40

ha or more. (ay~aw z~63, zos~)

d) One dwelling unit for migrant farm-worker housing is permitted for farm operations

consisting of more than 4.05 ha and less than 40 ha.

e) Two dwelling units for migrant farm-worker housing are permitted for farm

operations consisting of 40 ha or more.

8.1.4 Site Requirements

a) Minimum lot area for the purposes of subdivision is 8 ha.

b) Minimum lot width for the purposes of subdivision is one-quarter the least depth of

the lot.

CITY OF PITT MEADOWS 8 AGRICULTURAL

ZONING BYLAW 2SO5, ZO11 8.1 A-1 GENERAL AGRICULTURE
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8.1.5 Permitted Lot Coverage

a) The maximum lot coverage for agricultural buildings and structures is

i. 75% for greenhouses;

ii. 20% for apiculture;

iii. 35% for all other agricultural buildings and structures on the lot, including

kennels.

b) The maximum lot coverage for all residential buildings and structures is

i. 5%for lots less than 4 ha;

ii. 1% for lots 4 ha or more.

c) The maximum residential farm house footprint is 600 sq m. (ay~aw 253, 2oi~)

d) In this section, residential farm house footprint means the combined area of all
structures attached to the farm house building including but not limited to garages,
carports, balconies, porches, decks and breezeway. (By~aw z~63, 2010

e) Wherever lot coverage and residential farm house footprint are in conflict, the
lesser permitted shall apply. (ay~aw z~63, 2010

8.1.6 Permitted Height

a) The maximum height for a farm house is the lesser of 2 %z storeys and 10 m.

b) The maximum height for an additional farm house is the lesser of 2 %z storeys and
10 m.

c) The maximum heightfor accessory farm residential structures is 9.0 m.

d) The maximum height for agricultural buildings and structures is 15.0 m with the
exception of grain elevators and silos, which are permitted to a maximum height of
35 m.

e) The maximum heightfor kennels is 5.0 m.

8.1.7 Siting—Residential Buildings

a) All residential buildings, excluding migrant farm-worker housing, shall be sited not
less than

i. 7.5 m from front, rear, and exterior lot lines;

ii. 3.0 m from interior lot lines;

iii. 15.0 m from watercourses, key ditches and constructed ditches; (Bylaw 2650, 2014)

b) Migrant farm-worker housing shall be sited not less than

i. 9.0 m from front, rear, and exterior lot lines;

CITY OF PITT MEADOWS S AGRICULTURAL

ZotviNG Bv~w 2505, ZO11 $.1 A-1 GENERAL AGRICULTURE

PAGE 8-2
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ii. 3.0 m from interior lot lines;

iii. 15.0 m from watercourses, key ditches and constructed ditches; (aylaw 25so, 2014)

iv. 30 m from single family dwellings on adjacent parcels;

v. 500 m from any other building used from migrant farm-worker housing.

c) A farm house and all accessory farm residential buildings and structures shall have
the following building separation: (gy~aw z~63, zos~)

i. Minimum of 1.2 m

ii. Maximum of 50 m

8.1.8 Siting—Agricultural Buildings and Manure Storage

Agricultural buildings and structures shall be sited not less than:

a) For livestock barns, poultry brooder houses, confined livestock areas, fur farming
sheds, milking facilities, stables, and hatcheries:

i. 30 m from front, rear, and exterior lot lines;

ii. 15 m from interior lot lines;

iii. 15.0 m from watercourses, key ditches and constructed ditches; (Bylaw 2650, 2014)

iv. 30 m from residential buildings on adjacent lots.

b) For the growing of mushrooms:

i. 15 m from front, rear, and exterior lot lines;

ii. 7.5 m from interior lot lines;

iii. 15.0 m from watercourses, key ditches and constructed ditches. (ay~aw 25so, 2014).

c) For the keeping of more than six swine and associated manure storage:

i. 60 m from front, rear, and exterior lot lines;

ii. 30 m from interior lot lines;

iii. 30.0 m from watercourses, key ditches and constructed ditches; (Bylaw 2650, zo14)

iv. 90 m from residential buildings on adjacent lots.

d) For kennels:

i. 30.0 m from all lot lines, watercourses, key ditches and constructed ditches.
(Bylaw 2650, 2014)

CITY OF PITT' MEADOWS 8 AGRICULTURAL
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e) Except for those buildings in existence before July 13, 2018, all buildings and
structures used to cultivate cannabis shall be sited not less than:

i. 30 m for front, rear, interior and exterior lot lines;

ii. 30 m from watercourses, key ditches, and constructed ditches;

iii. 60 m from residential buildings on adjacent lots;

iv. 150 m from recreation areas and schools (ay~aw 2s1a, 2o1s)

f) For all other agricultural buildings and structures:

i. 9 m from front, rear, and exterior lot lines;

ii. 4.5 m from interior lot lines;

iii. 15.0 m from watercourses and key ditches; (Bylaw 2650, 2014)

iv. 6 m from constructed ditches. (By~aw z6so, zo14)

g) Unless otherwise noted, manure storage and mushroom solid-waste storage shall
be located 30 metres from all lot lines and 15.0 m from watercourses, key ditches
and constructed ditches; (aylaw 26so, 2014).

8.1.9 On-Site Parking and Loading

a) No lot in the A-1 zone shall be used for more than a total of 72 hours in a calendar
week for

i. the storage or parking, other than in a garage or carport, of more than one

unlicensed vehicle as defined in the Motor Vehicle Act, which is not a farm

vehicle used in a farm operation of which the lotforms a part, and any such

vehicle shall be stored or parked only to the rear of the wall nearest the front lot

line of any farm house on the lot;

ii. the storage, other than in a building, of detached parts of motor vehicles except

farm machinery and equipment used in a farm operation of which the lotforms

a part.

b) Parking and storage of farm vehicles and farm machinery and equipment referred to
in subsection 8.1.3 a) and not parked or stored in farm buildings shall be in the rear
yard of the principal residential dwelling unit.

8.1.10 Conditions of Use

a) The use of lots less than 0.8 ha (2 acres) in area shall also comply with the following:

i. No dwelling units of any kind or accessory residential buildings or structures

shall be constructed on lots created by subdivision prior to January 21St, 1992.

CITY OF PITT MEADOWS $AGRICULTURAL
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ii. The use of the land and erection, alteration, and maintenance of residential

buildings and structures on lots on which a dwelling unit was in existence on

January 21, 1992 shall conform with the requirements of the (RS) Large Lot

Residential Zone.

b) The area used for the outdoor storage and sales of products associated with nursery
operations, excluding bulk soil material, shall not exceed the lesser of 10% of the
site area and 2000 sq m.

c) The area used for composting of livestock wastes shall not exceed 465 sq m per
farm operation.

d) Accessory farm residential buildings shall

i. not contain a kitchen or any habitable space;

ii. be limited to one washroom with a maximum floor area of 10 sq m, which must

not contain a bathtub and which must be located on the ground floor;

iii. if designed and used for the storage or parking of vehicles on the ground floor,

be designed and constructed with access to

• the ground floor being limited to one door, which must provide access to
and through the vehicle storage or parking area;

• the upper storey being limited to the interior of the building.

e) Agricultural buildings shall

i. be designed and used for agricultural purposes only;

ii. be permitted only on a lot that is assessed as "farm" under the Assessment Act.

f) Telecommunication antenna and related equipment and buildings in the
Agricultural Land Reserve shall not occupy more than 100 sq m of the lot on which

they are located.

g) Farm retail sales are permitted provided that a minimum of 50% of the products are
produced in the farm operation of which the lot on which the retail sales occur
forms a part.

h) Processing and sales of farm and animal products are permitted, provided that a
minimum of 50% of the products are produced in the farm operation of which the
lot on which the processing and sales occur forms a part.

i) The City recognizes that there are additional farm houses in lawful existence on the
date of adoption of Bylaw No. 2763, 2017 and that these additional farm houses are

granted legal non-conforming status and may continue to be used as an additional
farm house in the event of damage or destruction. (ay~aw z~63, 2oi~)

CITY OF PITT MEADOWS 8 AGRICULTURAL
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Appendix "E"

Qualifications of the Appraisers



Qualifications of the Appraiser

Adrian Zaldivar, B.Comm. (AIC Candidate)

Experience with a variety of assib invents including, potential development sites, multi-family developments,

commercial office and retail use properties, and industrial buildings throughout British Columbia.

Experience:

2013-Present l~ppraisal Consultant at G~rrnett lYilsota Realty~~~lvi~-or3-. Ltd.

Education:

2012 —Present Uraiver~~zty of ~Britisb Colatnaf~za, S~ucler Sc{pool of Bcfsarle,ss Fost-Graduate Certificate

in Real Property Valuation

2013 IYIe 1~alue C'crnada Seminar

2011-2015 UBC— Tec ale Monterrey Joint.:lc~c~demic Pro~r~zm: Bachelor of Commerce

Professional Liability Insurance:

Present _:1j~~r~zsallrastitcrte of Ccrjacula: by Trisura Guarantee Insurance Company

Type of Practice: Tee Appraiser (Claim Free).



Qualifications of the Appraiser

Neil Hahn, B.Com, AACI, P.App

Experience with a variety of assignments involving expropriation matters, development sites,
multi-family developments, commercial office and retail use properties, and industrial
buildings throughout British Columbia. Designated member of the Appraisal Institute of
Canada. Accepted as an expert witness by the Supreme Court of British Columbia and at
arbitration proceedings.

Experience:

2010 —Present appraisal Consultant at Garnett lYlil3~ota Realy ~1~lvz~~ors Lt~l Specializes in
expropriation and litigation support, with a secondary focus nn a variety of
ICI assignments throughout British Columbia.

2006 — 2010 Valuation Consultant with the r~ltus Group Ltd., a multinational real estate
consulting company. Involved in a wide range of appraisal assignments
including land valuation, expropriation, litigation, rent reviews and
valuation of income producing properties around ~3ritish Columbia.

Education:

2006 - 2008 Unzversity of .British Colla~nGzcr: Post Graduate Certificate in Real Property

Valuation (I'GC~.

2001 - 2005 Unzver~~zty of Briti.r/~ Collrfnbza: Bachelor of Commerce (Real Estate

specialization).



CZualifications of the l~ppraiser (continued)
Neil I Iahn,l~.Com.,1~L~CI, P.l~pp

Designations and Memberships:

• Awarded use of the professional designation ~~CI (Accredited Appraiser —

Canadian Institute) by the Appraisal Institute of Canada in 2009.

• Awarded use of the professional designation P..~1pp (Professional Appraiser) by the

Appraisal Institute of Canada in 2009.

~ Past President and current Secretary of the British Columbia Expropriation

Association.

Professional Liability Insurance:

Present ~~ppr~i,scrlln~~titcrte of Canada: by "T"risura Guarantee Insurance Company

'Type of Practice: Fee Appraiser (Claim Free)

Partial List of Clients:

Ministry of Transportation and Infrastructure

BC Hydro

Kinder Morgan Canada

City of Vancouver

City of Surrey

Metro Vancouver (G.V.R.D.)

Sechelt First Nation

Attorney General of British Columbia

Norton Rose Fulbright Canada LLP

~3orden Ladner Gervais LLP

Lunny Atmore LLP

Sugden McFee &Roos LLP

Evergreen Line Rapid Transit Project

Port Metro Vancouver

Fraser Health Authority

District of North Vancouver

Public Works and Government Services

Hungerford Properties Ltd.

Southern Railway of British Columbia

Hunter Litigation Chambers

Gowling WLU Canada

Nathanson, Shachter &Thompson LLP

Owen Bird Law Corporation

-2-
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~~ ~GARNETT
WILSON

Realty Advisors Ltd.

June 27, 2019

GWRA File No. 201904-10505

FTI Consulting

Suite 15-131

555 Burrard Street

Vancouver, BC V7X 1 M8

Attention: Mr. Craig Munro

Re: Forced Sale Conditions Addendum Letter

13549 Hale Road, Pitt Meadows, BC

Dear Sir:

Garnett Wilson Realty Advisors Ltd. completed an appraisal of the above noted property with an

effective date of April 22, 2019. In that appraisal we estimated the market value of the property,

subject to the assumptions and limiting conditions noted in the report to be as follows:

MARKET VALUE CONCLUSION

Appraisal Premise

Estimate of Market Value (Forced Sale Conditions): $2,500,000

Estimate of Market Value (Standard Sale Conditions): $2,820,000

In our report we noted that if the property were to be sold for its "Force Sale Value", a discount

of 10-15% from the Standard Sale Conditions value of $2,820,000 would be appropriate.

Utilizing these discount factors, a range of Forced Sale Values from $2,397,000 - $2,538,000 is

indicated. In our appraisal we concluded a value of $2,500,000 as being within this range and

therefore an appropriate indication of value.

We understand that an offer to purchase has now been submitted for $2,400,000 and would

note that this value falls within the range of Forced Sale Values noted above. This offer price is

therefore considered to be a reasonable reflection of market value under Forced Sale

Conditions.



FTI CONsac rr~vC CWRA F~r,E No.: 201904-10505
RE: FORCED SALECOND/TIDR'SADDEND(/M LETTER

13.549 HALE ROAD, PITT MEAD06{'S, BC

It is important to note that this addendum letter must be read in conjunction with our appraisal

report dated May 2, 2019. That report forms the basis of these opinions and must be read as a

whole as sections taken out of context may be misleading. The report has been prepared in

accordance with the Canadian Uniform Standards of Professional Appraisal. Your attention is

directed to the assumptions and limiting conditions of the report which may impact these

opinions.

Yours truly,

Garnett Wilson Realty Advisors Ltd.

Neil Hahn, AACI, P.App.

B.Comm

6ARNETT
WILSON~..„.,...,.._ 

PQPC: Z



FTI CoNS[~LTING CWRA Fir,E No.: 201904-10_SO.S
RE: FORCED SALECOND/T10NSADDEND(IMLETTER

13.S-~9HatERoan, PirrMEanows, BC

CERTIFICATION

June 27, 2019

Re: 13549 HALE ROAD, PITT MEADOWS, BC ADDENDUM LETTER

certify that, to the best of my knowledge and belief that:

1. The statements of fact contained in this report are true and correct;

2. The reported analyses, opinions and conclusions are limited only by the reported

assumptions and limiting conditions and are my impartial and unbiased professional

analyses, opinions and conclusions;

3. I have no past, present or prospective interest in the property that is the subject of this

report and no personal and/or professional interest or conflict with respect to the parties

involved with this assignment;

4. I have no bias with respect to the property that is the subject of this report or to the parties

involved with this assignment;

5. My engagement in and compensation is not contingent upon developing or reporting

predetermined results, the amount of value estimate, a conclusion favouring the client, or

the occurrence of a subsequent event;

6. My analyses, opinions and conclusions were developed, and this report has been prepared,

in conformity with the CUSPAP;

7. I have the knowledge and experience to complete this assignment competently, and where

applicable this report is co-signed in compliance with CUSPAP;

8. Except as herein disclosed, no one has provided significant professional assistance to the

person signing this report;

9. As of the date of this report the undersigned has fulfilled the requirements of the AIC's

Continuing Professional Development Program; and

10. The undersigned is (are all) members in good standing of the Appraisal Institute of Canada.

GARNETT
WILSON_. ,... Page: 3



FTI CONSULTING CWRA FILE NO.: 201904-10505
RE: FORCED SALE CONDITIONS ADDEND(jMGETTER

13_S49 Ha[,E Roan, P/TT MEADOWS, BC

CERTIFICATION (continued)

Property Identification

Address

13549 Hale Road, Pitt Meadows, BC

Legal Description

Lot 6, Section 27, Township 9, New Westminster District Plan 3710

Garnett Wilson Realty Advisors Ltd.

Neil Hahn, AACI, P.App.
B.Comm,
membership #: 904216
Signed:

GARNEIT
WILSON
. ' ~ Page: 4



FTI Con'SaL7'r~vG CWRA Fi~ENo.: 201904-10_SOS
RE: FORCED SAGE COND/T/ONS ADDEND(/M LETTER

13_S49 HAKE RoAo, PITT MEADOWS, BC

ASSUMPTIONS AND LIMITING CONDITIONS

The certification that appears in this appraisal report is subject to compliance with the Personal
Information and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of
Professional Appraisal Practice ("CUSPAP") and the following conditions:

This report is prepared at the request of the client and for the specific use referred to herein.
It is not reasonable for any other party to rely on this appraisal without first obtaining written
authorization from the client, the authors, subject to the qualification below. Liability is
expressly denied to any person other than the client and those who obtain written consent
and, accordingly, no responsibility is accepted for any damage suffered by any such person
as a result of decisions made or actions based on this report. Diligence by all intended
users is assumed.

2. Because market conditions, including economic, social, and political factors change rapidly
and, on occasion, without warning, the market value estimate expressed as of the date of
this appraisal cannot be relied upon as of any other date except with further advice from the
appraiser and confirmed in writing.

3. The appraiser will not be responsible for matters of a legal nature that affect either the
property being appraised or the title to it. No registry office search has been performed and
the appraiser assumes that the title is good and marketable and free and clear of all

encumbrances including leases, unless otherwise noted in this report. The property is
appraised on the basis of it being under responsible ownership.

4. The subject property is presumed to comply with government regulations including zoning,
building codes, and health regulations and, if it doesn't comply, its non-compliance may
affect market value.

5. No survey of the property has been made. Any sketch in the appraisal report shows

approximate dimensions and is included only to assist the reader of the report in visualizing
the property.

6. This report is completed on the basis that testimony or appearance in court concerning this
appraisal is not required unless specific arrangements to do so have been made
beforehand. Such arrangements will include, but not necessarily be limited to, adequate
time to review the appraisal report and data related thereto and the provision of appropriate
compensation.

fiARNETf
WILSON

Page: 5



FTI CONSULTING GWRA Fi~ENo.: 20190;1-IO.SO_S
RE: FORCED SALECOND/T70NSADDEND[/M LETTER

13_S.~9HAtERoa~, PtTTME.anowS, BC

ASSUMPTIONS AND LIMITING CONDITIONS (continued)

7. Unless otherwise stated in this report, the appraiser has no knowledge of any hidden or
unapparent conditions of the property (including, but not limited to, its soils, physical
structure, mechanical, or other operating systems, its foundation, etc.) or adverse
environmental conditions (on it or a neighbouring property, including the presence of
hazardous wastes, toxic substances, etc.) that would make the property more or less
valuable. It has been assumed that there are no such conditions unless they were observed
at the time of inspection or became apparent during the normal research involved in
completing the appraisal. This report should not be construed as an environmental audit or
detailed property condition report, as such reporting is beyond the scope of this report
and/or the qualifications of the appraiser. The author makes no guarantees or warranties,
express or implied, regarding the condition of the property, and will not be responsible for
any such conditions that do exist or for any engineering or testing that might be required to
discover whether such conditions exist. The bearing capacity of the soil is assumed to be
adequate.

8. The appraiser is not qualified to comment on environmental issues that may affect the
market value of the property appraised, including but not limited to pollution or
contamination of land, buildings, water, groundwater, or air. Unless expressly stated, the
property is assumed to be free and clear of pollutants and contaminants, including but not
limited to moulds or mildews or the conditions that might give rise to either, and in
compliance with all regulatory environmental requirements, government or otherwise, and
free of any environmental condition, past, present, or future, that might affect the market
value of the property appraised. If the party relying on this report requires information about
environmental issues, then that party is cautioned to retain an expert qualified in such
issues. We expressly deny any legal liability relating to the effect of environmental issues
on the market value of the subject property.

9. The analyses set out in this report relied on written and verbal information obtained from a
variety of sources we considered reliable. Unless otherwise stated herein, we did not verify
client-supplied information, which we believed to be correct.

10. The term "inspection" refers to observation and reporting of the general material finishing
and conditions seen for the purposes of a standard appraisal inspection. The inspection
scope of work includes the identification of marketable characteristics/amenities offered for
comparison and valuation purposes only, in accordance with the CUSPAP.

6ARNETf
WILSON
awn.e.u...»

Page: 6



FT/CONSULT/NC GWRA FiLENo.: 201904-10505
RE: FORCED SALE COND/T/ONS ADDENDUM LETTER

13549 HALE ROAD, PITT MEADOWS, BC

ASSUMPTIONS AND LIMITING CONDITIONS (continued)

11. The opinions of value and other conclusions contained herein assume satisfactory

completion of any work remaining to be completed in a good and workmanlike manner.

Further inspection may be required to confirm completion of such work. The appraiser has

not confirmed that all mandatory building inspections have been completed to date, nor has

the availability/issuance of an occupancy permit been confirmed. The appraiser has not

evaluated the quality of construction, workmanship, or materials. It should be clearly

understood that this physical inspection does not imply compliance with any building code

requirements as this is beyond the professional expertise of the appraiser.

12. The contents of this report are confidential and will not be disclosed by the author to any

party except as provided for by the provisions of the CUSPAP and/or when properly entered

into evidence of a duly qualified judicial or quasi-judicial body. The appraiser acknowledges

that the information collected herein is personal and confidential and shall not use or

disclose the contents of this report except as provided for in the provisions of the CUSPAP

and in accordance with the appraiser's privacy policy. The client agrees that in accepting

this report, it shall maintain the confidentiality and privacy of any personal information

contained herein and shall comply in all material respects with the contents of the

appraiser's privacy policy and in accordance with the PIPEDA.

13. The appraiser has agreed to enter into the assignment as requested by the client named in

the report for the use specified by the client, which is stated in the report. The client has

agreed that the performance of this appraisal and the report format are appropriate for the

intended use.

14. Written consent from the authors must be obtained before any part of the appraisal report

can be used for any use by anyone except the client and other intended users identified in

the report. Where the client is the mortgagee and the loan is insured, liability is extended to

the mortgage insurer. Liability to any other party or for any other use is expressly denied

regardless of who pays the appraisal fee.

15. This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by

AIC members in good standing. Use by any other person is a violation of AIC copyright.

This appraisal report, its content, and all attachments/addendums and their content are the

property of the author. The client, intended users, and any appraisal facilitator are

prohibited, strictly forbidden and no permission is expressly or implicitly granted or deemed

to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape, database

scrape, exploit, reproduce, decompile, reassemble, or participate in any other activity

intended to separate, collect, store, reorganize, scan, copy, manipulate electronically,

digitally, manually, or by any other means whatsoever this appraisal report, addendum, all

attachments, and the data contained within for any commercial, or other, use.

BARNETT
WILSON
w,.a.e.x...~. aye:



FTI COivs[i[, T~ivc CWRA FitE No.: 201904-1050_S
RE: FORCED SAGE COND/TIONS ADDEND[/M LETTER

13.549 H~~E RoaD, P~TrMEaDo ws, BC

ASSUMPTIONS AND LIMITING CONDITIONS (continued)

16. If transmitted electronically, this report will have been digitally signed and secured with

personal passwords to lock the appraisal file. Due to the possibility of digital modification,
only originally signed reports and those reports sent directly by the appraiser, can be relied

upon without fault.

17. Where the intended use of this report is for financing or mortgage lending, it is a condition of

reliance on this report that the authorized user has or will conduct loan underwriting and

rigorous due diligence in accordance with the standards of a reasonable and prudent lender,

including but not limited to ensuring the borrower's demonstrated willingness and capacity to

service his/her debt obligations on a timely basis, and to conduct such loan underwriting and

due diligence in accordance with the standards set out by the Office of the Superintendent

of Financial Institutions (OSFI) Residential Mortgage Underwriting Practices and Procedures

B-20, even when not otherwise required by law. Liability is expressly denied to those that

do not meet this condition.

18. Where the intended use of this report is for mortgage insurance, it is a condition of reliance

on this report that the authorized user will conduct loan insurance underwriting and rigorous

due diligence in accordance with the standards of a reasonable and prudent mortgage

insurer, including but not limited to ensuring the borrower's demonstrated willingness and

capacity to service his/her debt obligations on a timely basis, to conduct such loan insurance

underwriting and/ due diligence in accordance with the standards set out by the Office of the

Superintendent of Financial Institutions (OSFI) Residential Mortgage Insurance Underwriting

Practices and Procedures B-21, even when not otherwise required by law. Liability is

expressly denied to those that do not meet this condition.

19. The author has no knowledge of the existence of any aboriginal land claim or any claim to
aboriginal title and the author has not undertaken investigations into the possibility of any

such claims. As such, for the purposes of this report, we assume none exist.

GARNETT
WILSON
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13549 HAtE ROAo, PITT MEADOWS, BC

CERTIFICATION (continued)

Property Identification

Arlriracc

13549 Hale Road, Pitt Meadows, BC

Legal Description

Lot 6, Section 27, Township 9, New Westminster District Plan 3710

BASED UPON THE DATA, ANALYSES AND CONCLUSIONS CONTAINED HEREIN, THE

MARKET VALUE OF THE INTEREST IN THE PROPERTY DESCRIBED, AS AT APRIL 22,

2019 IS AS FOLLOWS:

MARKET VALUE CONCLUSION
A raisal Premise

Estimate of Market Value (Forced Sale Conditions): $2,500,000

Estimate of Market Value (Standard Sale Conditions): $2,820,000

AS SET OUT ELSEWHERE IN THIS REPORT, THIS REPORT IS SUBJECT TO CERTAIN

ASSUMPTIONS AND LIMITING CONDITIONS, THE VERIFICATION OF WHICH IS OUTSIDE

THE SCOPE OF THIS REPORT.

Garnett Wilson Realty Advisors Ltd.
l~

Per: -xCdrian Zaldivar, B.Comm
(AIC Candidate)
Membership #: 906925
Signed: May 2, 2019

Neil Hahn, AACI, P.App.
B.Comm,
Membership #: 904216
Signed: May 2, 2019

Adrian Zaldivar (AIC Candidate) personally inspected the subject property from the curbside on

April 22, 2019.

NOTE: For this appraisal to be valid, an original or a password protected digital signature is

required.

GARNETT
WIISON

.. Page: 58
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CONTRACT OF PURCHASE AND SALE
INFORMATION ABOUT THIS CONTRACT

THIS IMFORMATION IS INCLUCED FOR THE A8813TANGE OF THE PARTIES ONLY. IT DOES NOT FORM PART OF THE CONTRACT AND SHOULD NOT
AFFECT THE PROPER tNTERPRETATtON OE ANY OF RS TERMS.

t. CQNTRACT. Th[s document, when signed by bath parties, is a legelty binding contact. READ IT CAREPUILY. The parties should ensure that everythUg that is
agreed to 1s in wriBng.

2. OEPt181T(Sj: Sectlon 28 of Use Rent Estate Sarvfoes Ad requGea that money held by a brokerage ~n roapect of a real estate trsnsectian for which there is en
agreement between the partks for the acqufsitlon end dfapoaitlon of the roal estate be held by the brotcerage as a stakeholder. The money is held for the real estate
Vansactlon and not on behalf o! one of the psNes, R~ a paAy does got remove a subject dauae. the brokerage requires tl~e written agroement of both partles in order
co release tho ciepoeit. n Goth genies ao not sign aye agreamer,c m ►alease n,e aepoeit, char, ene paNea ,~vkl nave co apply so own ror a decermtnatl«, ar me cfe~ic
issue.

COMfPLET10N: (Sermon 4) Untese the parties are prepared W ac~ua9yr meet at the land Tile ORioe and wcrhange title da;uments for the Purchase Price, it is, in
every case, advisable for die completion of the sat to lake place in the fa~owfr~ eequance:

ja) 7'he Buyer pay8 the Purchase Pdce or dam payment in trust to the Buyer's Lawyer a Notary (who should advise the Buyer of the axed amount required)
ss,rerel dayre before the Comptedon bate and the Buyer signs the documents.

(b) The Buyer's Lawyer a Notary prepares the documents and forwards them for etpneture to the Seger's Lawyer ar Notary who returns the documents to the
Buyer's Lawyer or Notary.

(c} The Buyer't lawyer w Notary then attande W iha deposit of Ns signed title documents (and any mortgages) in the appropriate Lend Tide Office.

(d) ?he Buyer's Lawyer w Notary releases the sale proceeds at the Buyer's Lavryet'a w Notary's office.

Since the Seller is entltled to the Seller's proceeds on the CompbUon Oate, and since the ~+snce described above takes a day or more, it is strongly
recommended that the Buyer deposits the money ar+d the signed documents AT LEAST 7W0 DAYS before the Completlon bete, or at the request of the
Conveyancer, and that tfie Ballet delivers the signed lranater docxanenta no later than the mom6ng of the day before the Completion Date.

WhAe it is possible to have a Sawrday Camplef{on Date using the i.and Tins 0119ce's Elecxronic Fll~g System, parties are strongly encouraged NOT to schedule
a Saturday CcmpleUon Date as ft wig rosbict their access to fewer lawyers or noteifss wtw operate on Saturdays; lenders will generally not fund new mortgages
on Saturdays; fenders with existing mortgages may not accept payouts on Saturdays; arM other olRoes necessary as part o! the dosing pra~as may not be open.

4. POSSE8SION: (Sectlon 5} the 8uyar should make arrangements through the roa! estate licensees tar obtatntnp possession. The Salter wig not penerelly lei
the 9uyer move In bsfora the Banter has actvalfy recehrod the safe pmceeds. Whero rotldeMial tenants aro involved, Buyers and SeNere ehou~ consult the
Reskle►tUa/ TartancyAd.

5. TISLE: (Sectlon 9) It is up to the Buyer to ~adsy the Buyer on matters of mninp or build&~g w use reatcicbions, toxic a anviro~unentel hazards, encroachrtients
on or by the Property and any encumbr~ancea which era staying on title before becoming lege~y bound, k is up to the Belles to specify in fhe Contred if them are
any ancumbrant~es, other than those listed ~n SeWon 9, which aro etayEng on tltle bore becoming tegs?ly bound. It you as the Buyer are taking out a mortgage,
make sure that Utle, zonl~ and building resb9cdona ate ail aaceptsble to your moAgage company, In certain dreumstanoes, We mortgage company could
rofuse to advance fide. K you as the seller are afiowing the Buyer to assume your mortgage, you may sWl be responsible for payment ~ the mortgage, unless
arrany~nents ors made wflh your mortpaye company,

8. CU8TOMARIf COSTS: (3edfon t5} fn particular dreumstencas there may be additlonat cwsts, but the following casts are applicable in most dreumstancee:

Cosh to bs 9omo by the 8dlsr Cash to b~ Borne by thr Buyer
Lawyer or Notary Fees and Expenses: Lawyer or Notary Foss and Expenses: -appraisal (H applicable)
- attending to sxecutlan doaamente. - aearcMnp tltle, -lid Tide RegisVation fees.
Costa of deadng title, ioduding: investlaattn~ tltle, - dreikirtp documents. Firo Insurance Prom~m.
- discharge fees charged by t.emd Tide Regtsdatlon tees. Series Tex (H eppifcable).
encumbrance t►oldera, Survey Certificate (H roquhnd}. Propertyt Transfer Tauc.
prepayment penaltles. Coe1s of htoKgage, iru~uudnp: Goods and SeMces Tex (if appgcabte~ ,~A

Real Estate Commisafon (glue {3S'T). - mortpaye axnparr~'e LawyerMotary. ~•P1

Goods and Services Tex {K eppttcable}. l ~.'~

In addNlon to the shove oasts there maybe tfnande! edJusbnente between tits Ballet and die Buyer pureusnt to Section 8 and additlOnel lazes payable
by one w m~a of the paAies in respect of the Prapeny or the transaction contemptated hereby (eg. empty home feu and apearlMlon tax},

7. CLOSlNO MATTERS: The dosing documents roteRed to in Sections 41, 11A and 11B oT this Contract will, in rtwst cases, ba prepared by the Buyer's Lawyer
or Notary and proms to the Seller's Lxwyet or Notary tar review and approval. Once settled, tl~e lawyerslnotarlea wit! arrange for execution by the parties and
delivery on or prior to the Corttplatlon Date. Thor megers addressed in iha dosing docurt~enta referred to in Sections 11 A amd f t B wiU assist the lawyeratnotaries
as t#~ey finalize and attend W variOw dosing matters arising to connedia► wNh ihs purchase and sate contemplated by this Contrail.

$. Ri8K: (Secdoh 18) The Buyer should ertenge for Ineuranco to be eflecxive es of 42:01 em the Camplellon Oats.

9. FORM OF CONTRACT: This Contract of Purchase end Sate Is dealpned primarily fa She purohese end sale of hnehold residences. K your transaction involves:
a house a other bulidiny under construction, a Isasa, a business, an aeadgmnent, other apecdat d~cumstances (indudJnp the aoqu3sitfon o► land situated on a First
Natlans reserve)

Addkional provislone, net contained in this form, may ba needed, emd prafealonel advka should be obtained. A Progeny Diacbsure Statement completed by the
Sallee may 6e avail8b(e.

10. itEALTOR' Cody, Artict~ 11: A i2EALTOR' ah~+d not buy a as0, or ettem~# to buy a seq sn interest in p►apeRy either directly a indtrecgy for hgnsatf or heraeif,
any member of hla a her Immediate FamNy, a ex►y entity in which the REAi.TOR' has a Anendai InteroaL wMhaut making the REALTOR"'s posNlon known to
the buyer a sailer En wrltl~p. Real F.atab Council Rules b8: K a lioeneea etauiros, directly a indUec~ly, or disposes of real estate, or K the licensee assists an
assodata in aoquging, directly or Irx3fret~ty, a diapoetnp of rest aslete, tl~s ~ceraee must make a diadgsure in writing to the opposite party before entering irdo
any agreement to the a tlon or dispoeitlon aE the reef eetete.

t1. REBtbENCY: When completing their rosidency and rltizenahip slaws, the Buyer and the Salter should oonftrm their residency end dtize~hip status and the tax
impltcetiar~s therooi with their LaveyedAowuMent

12. AGENCY b18C~0811RE: (Sedicm 21) orb Oealyneted AAentall.icensees with whom the Seer ar the Buyer has an egerscy relaUonahip should be listed. K
additionei apace is required, list Use addNbnsk Oealgnatad AgentsA.ioensees on an adQendum to the Contract of Puchase and Sala.

9C20ST REY. i!A FEB 2019 COPYRIOIiT • BC REAk ESTATE AS30CIATION ANd CANA4fAN BAR ASSOCIATION (8C BRANCH
iNEBFortns~ FsW2019
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CONTRACT OF PURCHASE AND SALE

BROKERAGE: Multiple Realri Ltd. DATE: June 27, 2419

AbDRESS: # 110 - 9?80 Cambic Road Richmond PC: V6X 1 K4 PHONE: (G04) 273-8555

PREPARED BY: Mannreet Berar PREC" MLS~ NO:

SELLER: PUREWALL BLUEBERRY FARMS L?D.

SELLER: INC. NO.726034

ADDRESS: 13?53 HALE ROAD

PITT MEADOWS BC 
_ _ _

PC: V3Y 1Z1

PHONE:

BUYER: 30HAL BERRY FARMS LTD.

BUYER:

ADDRESS:

PC:

PHONE:

OCCUPA7fON:

PROPERTY:
13549 HALE ROAD... _
UNIT NO. ADDRESS OF PROPERTY

PITT MEADOWS V3Y 1Z1
c~zvRow~n~urvicsPnLiry Posr~ coop

004-654-161PIO. _. a 
OTHER PID(S)

Lot 6 Plan NWP3710 Partl NW Section 27 Township 9 I and District 36

LEGAL DESCRIPTIOk

The Buyer agrees to purchase the Property from the Seller on the Bowing terms and subject to the foilawing conditions:

1. PURCHASE PRICE: The purchase prsce of the Praperiy will be

Twv Mipion Four Hundred "Chotisand

DOLLARS $ 2,400,000.04 (Purchase Price)

F~ DEPOSIT. A deposit of a 100,000AU which will form part of the Purchase Pace, will be paid within 24 hours of
acceptance unless agreed as follows:

All monies paid pursuant to this section (Deposit) wi11 be paid In accordance with section 10 or by uncertified cheque
except as otherwise set nut in this section 2 and wiN be delivered in trust to Multiply Realri Ltd.

and held in Wst in acconiance with the provisions of t#~e Real
Estate Services Act. in the event the Buyer fails to pay the Deposit as required by this Contract, the Seller may, at the
Seller's option, terminate this Contract. The party who receives the Deposit is autho►ized to pay all or any portion of the
beposit to the Buyer's ar Seller's conveyancer (the 'Conveyance'} without further written direction of the Buyer or Seller,
provided that: {a} the Conveyancer is a Lawyer or Notary; (b) such money is to be held in trust by the Conveyancer as
stakeholder pursuant to the provisions of the Rea! Estate Services Act pending the completion of the transaction and not on
behalf of any of the p~indpat5 to the transaction; and (c) if the sale does not complete, the money should be returned to such
party as stakeholder or paid into Caurt.

71ALS
$C2057 REV. DA FEB 20SY COPYRICitIT - BC REAL ESTATE A880CIA7tON ANQ CANADIAN BAR ASSOCIATION (BG BRANCH)
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PROP~ER'Tr ACOISeBB

a. TERYa AND COMG1T10lii: Th! pltf~fl0f+~ end fbk O/ !~M PI+OQ~f1y k101Ud~ the 10001AA~Q tertrtt and l0 st~OCc t0 tt~0
h~o~p oon~ions:

a) Btrye~a Co~dkian. The Buyer: obiigaiion W tanplete the tcansactio~ oonGempisted by this Contract is
subJect to d~a Byytx beit~ tad~8ed witfi the tolbwing condition. (n its sok di~f.ioo (the "Subjxt Candidon'):

i, 'Gaut Approval': 3ubjxt to ttu Selie~ iv c~nrt appraysJ on tha piuc~ of this property, an ar before

~~~~s~i~~Zot q
?hb Subject Condfdon Is for ttfe t o uyer and ate+ ba waived a removed in writing only by the
Buyer in Its sole dlacretio2

Each ooridtlon, ~ w IrdarQ M Ibr ~ soh ~e~Mt d pM p~br kid. urn ~ oadtlon ~ ~~d a d~dwd tul~Nd
by wM~► nolfo~ t~►M b'!►1M bw~p ~b Oo tlw dot pylon orb~~ dM d~proM~d lorNoA oondMion~ M1h Coalnct
v~AI b~ t~rl~d ~~pon and tlr D~podt rr4sn~EM In ~ooadria ~M ~ Ali 61d~ Sri Aot

S
~+tt ~v. on w~ ~n~ oarv~r • ~c ~ us~xr~ wM r►iw c~u+~ow►~ wtn~aoosatoN ac wwcM1

wu~.■.~~.eea+~
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PROPEHiv Ao0RE8B 
j ~~

1. COMPLETION: Tl+s s~ wAll bs oomplsArd an 
9t' ~~ `~ yr. 2019

(Corrp~ist~on DaO~) ~t the approprl~te Land 11tl~ OAo~.

6. P03~OM: Buyer w~ haw vacant Pns~esbn d tM Property it ~ ~ a m. on

Yr.1A 19 (Pots~ealon Daa? OR, st+b1+~+ to the fdbvri►g sx~hp anent+. K e++Y

0. MJtl~TY~'i: The 8vyrr wtl ssttane and pry dl tsxss, rotsi, coal Improrwn
snl aspsrne►►t~, Aga! uU6tbe and other

dwr¢os bom. end Indu~np, tM dsk 6e1 for quavrwr+b, ar+d a(! sd~strr~nb both tr+oort►y~D s~0 o+iWo~+p d 
whstsot+nr

ne4ur wii bs m~da a~ of 6eeebet3t S yr 2019 (Adj~tatrnent Osd).

7. iNCUlO~ tT~IQ: 7"he Prucl~aae PAcs I,x~udss ar~r buA ps. ~ -,a~~rv+~rta~, fbduree, a~purtsr~rsas and a~

thene~to. end a~ blhcl~. awrdnQs. tcrosn doors and wfndoNa~. artek► rails, tndc~ anO valences, t
ixeQ rtdrrors. mrod ovpetlt►D.

eNc~rlc. P~bq. hutlnp and sir condftlonb~ fbcrix~s asd e0 sppurtsnartaes and 
st0act►m~nks tl~ereto as vlswad by the Buf~'x

at tM d~t~ o! ir~pr~lo~ iNCLUDtNO:

all household appliances. wiod~ow covers. wssha end dryer.

OIJ'f L~fCCLtIDIN~i:

A VIlYVlD: TtN Pro~rtY rnd aN trx~edsd It~n►s wBl be trt wb~nEEdfy the 
sorrM condition at the Pos~sbn Wte is when

rww.a by n~. suye►«~ lager z7 r• ~p

Y. TITLE: Fne and dear o/ aG encumlxv~os~ ~xcp~ wb~btl~p 
oondRions, PiaAsa. rosblctlons uoo~ptlo~a and rosuvatlons,

Ir~dtnD ~'o'f~aMs~. oax~inrd fn the aAdnal pfr~t or oontah
sd in ~r atlM► prarrt a d~Ogtfon from M Gtiown, ~tsfered or

pendk~p rpt►ti~tlw oowr~nl~ aril ripi~b~o~-way 6~ favour of uWtl~s and puNfe su~orftl
s~, ~EInQ s01 out in Socflon

5. t1 srry~ end e~oo0pt as dMnMl~e tOt Out hMMn.

10. TQlIOdR: Tinder or p~nr»rK d rnor~a by the &tyer b 1hs SNisr 
w11 b~ sy osrdA~d chequs~ berd~ drag. ca~A or

~.awY~►1~MaNra or ramp aMs broksnp~lt trUd d~~t.

11. DOGlM01Ti: /1f1 dooutrNnb rep~dr+~d Eo {~M a11~ct b this Cvfltrsd YNI b~ d~Mv~MOd !r1
 rsptaL'a6bi0 f~Drm wf~M+s MOa~sry end

wA b~ bdp~d br ~atlon En fhe ~ppropifat~ Lend 71W O~o~ by 4 pm on the Complslbn D~Le.

11A. i~.LiR'a AAR'11CaJLARB AMO R~OEMCY: The B~Ibr shay d~wr to 1M Bupa► on or bdcn the Compation Data

~ sbtuEory ded~ratlon d liN Behr oonta4~rp: (1) D~rtlalrs r~prdinp fh~ B~M~r tlul arr fputr~d b br IndYded 
In 1M

s~nsr. Rop.rq~ Truu~► Tic IiMrn eo a Afsd In ooir+~.ifon w~h a+~ aonvlMlon or Me Ir.rN.a~on aonb~►~p+.osd by We

Corte (end the srtrr h~nby eoro~nb to ms 9uy~r kaerltno wah vir~oii~ra on wch ntumk t2) dedMrMont rop~r
dino Mee

8peai+Ion .na v~or~q► rn is nre~.ntl~l pro~ru.. ~oo~E.a b juAbldloin wb«. «ion e.x a ~mpo.re a+d an vYnoo~,wr

VYo~nW 8~►1.~►fo► ~wld~ntld p~q~AlM ba0id Yf qM Cf41 d 1~~ooYNr: gad (~) N tler 8ri~r b nol ~ nw~fiid~rd d Csn~d~

a dMplb~d in ~ nor►r~e~ pwiMory d the kpo~r~ 1i,r Aar, oor~Nnatlon ~111M BaA~r M not thin, and on the

CariplMlat 0~1~ v~M not b~. t na~~wlduK d Crwd~. fl on tlw CanpiMwn O~ Ih~ 6rMr fs a na}+widre~t of Can
~d~ ss

dMC~d b ~ ~idw~gr p~fonr d IFS Miao~il TixAo~ Ih~ 9~yM ~lM1 b~ ~~Md to hdd b~oic 1~ tlw' 
Prig

a+..uio~.K pnNdia b►una.r..otlon ~1e d1b. Anoa~.liirAo~ ~

~''IMTll1LS

~ ~ a~ ~s say ccrr~Y • ~a ~w. ~m►n,►aow►noN ium uuuor~N aat ~s~oa~tnN ac ~:M
wwro~..~~.~~on~
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118. GST CERTIFICATE: If tt~e transaction contemplated by this Contrail is exempt fi'om the payment of Goods and

Services Tax ("GST"), the Seller shall execute and deliver to the Buyer on or before the Completion Date, an appropriate GST

exemption ceKiflcate to relieve the parties of their obligations to pay, cailect and remit GST in respect of the transaction. If

the transaction contemplated by this Contract is not exempt from the payment of GST, the Seller and the Buyer shall execute

snd deliver to the other party on or before the Gomple6on pate an appropriate GST certificate in respect of the transaction.

12. 71ME: Time wig be of the essence hereof, and unless the balance of ttte cash payment is paid and such formal agreements to pay

the balance as may be necessary is entered into on or before the Completion Date, the Se11er may, at the Se11er's option, terminate

this Contract, and, in such event, the amount paid by the Buyer vuf11 be n,~n-refundable and absolutely forfeited to the Soler, subject

to the provisions of Sadian 28 of the Rea! Estete SeMces Act on account of damages, without prejudice to the Seller's other

remedies.

7 3. BUYER FINANCING: If the Buyer is re{yi~g upon a new mortgage to ftnance the Purchase Price, the Buyer, while still required

to pay the Purchase Price on the Completion Dete, may wait to pay the Purchase Price to the Seller until after the transfer

and new mortgage documents have been lodged for regisbation in the appropriate Land 'Title Office, but only ff, before such

lodging, the Buyer has: (aj made available for tender to the Soper that portion of the Purchase Price not secured by the new

mortgage, and (b) fulfilled all the new mortgagee's conditions far funding except lodging the moRgage far registration, and (c)

made available to the Seller, a Lawyer's o~ iVotary's undertaking to pay the Purchase Prtce upon the lodging of the transfer

and new mortgage documents and the advance by the mortgagee of ttte mortgage proceeds pursuant to the Canadian Bar

Assott;iat~on {BC Blanch) (Real Property Section) standard undertakings {the "C9A Standard Undertakings").

14. CLEAIZINti TITLE: if the Seiler has existlng financial charges to be dewed from title, the Seller, while still required to clear

such charges, may waft to pay and discharge existing financial d~arges untiE ~mmedfately after receipt of the Purchase Price,

but in this event, the Seiker agrees that payment of the Purchase Price shall be made by the Buyer's Lawyer or Notary to the

Seller's i.awye~ or Notary, on the CBA Standard Undertakings to pay out and discharge the fir~ncial charges, and remit the

balance, ii any, to the Seller.

15. COSTS: The Buyer will bear ell costs of the conveyance and, if applicable, any casts related to arranging a mortgage and the

Seller will bear all costs of Bearing title.

! 6. RISK: All buildings on the Property and a!I other items included in the purchase and sale will be, and remain, at the risk of

the Seller undi 12:01 am ~ the Completion Date. After that time, ttte Property and all included items will be at the risk of the

Buyer.

17. PLURAL: In this Contract, any reference to a party inGudes that party's heirs, executors, adminEstratars, successors and

assEgns; singular includes plural and masculine includes feminine.

18. REPRESEN7ATiON8 RNDWARRANTIES: There are no representations, warranties, guarantees, promises or agreements
other than those set out in this Contract and the rapresentstlons contained in the Property Disdasure Statement if incorporated
into and forming part of this Contract, all of which wilt survive the completion of the safe.

19. PERSONAL INFORMATION: The Buyer and the Se11er hereby consent to the coltec6on, use and disclosure by the Brokerages
and by the managing brokers}, associate brokers) and representative(s) of these Brokerages {coNer~ivety the "Licensee(s)')

described in Section 21, the real estate boards at which Ehose Brokerages and Licensees are members and> if the Property is

listed on a Mu~lple Listing Servit~°, the ►cal estate board that operates the Muttlple Listlr~g Service°, of personal information
about the Buyer and the Seller

A. for all purposes consistent with the transaction cantemplatsd herein:

B. if the Property is listed an a Multiple Llsdng Servlc~°, for the purpose of the wmptlaUon, retention and publication by

the real estate board that operates the Multiple l.istlng Service• and other real estate boards of any statistics including
historical Multiple Ustlng Service° data for use by persons authorized to use the Mui~ple 1, ng Sery cep that real
estate board and other real estate boards;

ITIALS
BC20S7 REV. DA FE8 20t9 COPYRlOHT - BC REAL ESYATE A880CIA'1'ION AND CANAblAN A880CIATION (BC BRANCH}
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C. for enforcing codes of professional conduct and ethics for members of rea! estate boards; and

D. for the purposes {and to the recipients) described in the brochure published by the British Columbia Real Estate Association
entitled Privacy Notice and Consent.

The personal information provided by the Buyer and Seller may be stored on databases outside Canada, in which case it
would be subject to the taws of the jurisdiction in which it is located.

20. ASSIGNMENT QF REMUNERATION: The Buyer and the Seller agree that the Seller"s authorization and instruction set out
in section 25{c) below is a confircnation of the equitable assignment by the Seer in the Listing Contract and is notice of the
equitable assignment to anyone acting on behalf of the Buyer or Seller.

20A. RESTRICTION ON A3SI~NMENT OF CONTRACT: The Buyer and the Salter agree that this Contract: (a) must not be
assigned without the written consent of the Seller; and (b} the Seller is enticed to any profit resulting from an assignment of the
Conk~act by the Buyer or any subsequent assignee.

77. AGENCY DISCLOSURE: The Sefler and the Buyer acknowledge and confirm as follows {initial approprfate boxes) and complete
details as appUcable):

A. The Seller acknowledges having received, read and understood Real Estate Counal of British Columbia
(RECBC) form entitled "Disclosure of Representation in Trading Services" and hereby confirms that the Sel9er

INIFIALS 
has an agency relationsh€p with

{Designated Agsnt{s)/Lrcensee(s)}

who islare licensed in relation to {Brokerage).

6. The Buyer acknowledges having received, read and understood RECBC form entitled "Disclosure of
Represenfation in Trading Services" and hereby confirms that the Buyer has an agency relationship with

INITIALS (Designated Agents)/Licensae(s))

who is/are licensed in relation to ~„4_~.y, r„~. .~....~... ~.~.~~ (Brokerage).

C. The Seller end the Buyer each acknowledge having received, read and understood REGBC form
entitled Disclosure of RisksAssocisted wiih DualAgency"and hereby confirm that they each consent to a dua!

~Niz~us agency relationship with

(Designated Agents)/Licensee(s)}

who is/are licensed in relation to (Brokerage),

having signed a dual agency agreement with such Designated Agents)/Licensee(s) dated

r`~"`~ D. If only (A) has been campketed, the Buyer acknowledges having received, read and understood RECBC

~ form °'Disclosure of R1sks to Unrepresented Pertles" from the Seller's agent tilted in {A) and hereby confirms
1NI71A~$ that the Buyer has no agency relationship.

E. if only (Bj has been completed Ehe Seller acknowledges having received, read and understood RECBC
form "Disclosure of Risks to Unr~prBsented Parties" from the Buyer's agent tilted in (B) and hereby confirms

INITIALS that the Seiler has no agency relationship.

BC2057 REV. DA F~~ 2098 COPYfttf3HT - BC REAL E8TATE ASSOClATtON AND CANADIAN BAR AS30CIATEON (BC BRANCli~
YJEBFama~ Feb/20i 9



i3S49 HA~.,E RO ~'IT'1' M~AL?(3WS V3Y 9Z1 pA~E 6 ~~ 6 RAGES
PFt EfYret REDS

•, -:.~ ~R r: 4E . a

V ::t t 1 _ `i 1' S b'.: Y Y, {~~il[' K ~~ L . ' 'i 1 :..K ~ i ~ "i { ~ R

• - i ,.- t .►t " LLi 1 i :. S Mf',' ;mss <: .1' `e.

s s - r~. s ~; :;'►r:Ut ::•_:, ..~'« v'r x"r_~~c r`: ~ •' :-. .s..• ~' r r~ s': r e: .:~ ~x ~ i;:r ~. ~..~' tt

i4+lTAtE$5 8lJYER

-;t;;.
~'~

PRihtT PdA~4E

~f the ~try~r ~r~l~du~l, tl~ that they a Cara~dian dUzen or a perriaar~~nt re~id~nt ~s de~nsd In ttre

Ursa snd R !on Act:

Yes Na

rn~►.s iN~~s

iJ f :: ♦'. • f~~ •~+~ v ;.l ~ k ~., f :: '" ( - f - -R 1 ~ Y 1 ~• t ~ ( 1. ~ t ~ i.

f ( ~Y I~:r ~ I ( • :r'~ i l ~. i~~ ~ R. ~` ♦~ .- I ~-Yt~ 4~{ ~ F 1 "♦: i ♦liar ~ 
,{.

!. ti :~1, ~. t, 1 ~l~".. ~1i>I ,`.i` M ♦.' ~( 31' ::♦ ~:I `.-.! -1 1 
♦1.. ~.. ~...

Selier'~ ce i~ daf~d 1~ , yr.
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NON-RES6DENT OF CANADA ~ as deflnad under the lncume Tax Act,

PUREWALL BLUEBERRY FA
PRINT NAME

rrte. No. nboaa
PRINT NAME

'iK~C ~e~~mA P~nnnel Peel E C~apaa~o~
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""~' FEE AGREEMENT SELLER PAYS ~BT:~?~ ~ ~ Bcr a
(BUYER AND SELLER N4T REPRESENTED) ~.~.,.,. ~.w ,-_

6E7WEEN: Mltltl le Real Ltd. gyp: PUREWALL BLUEBE. INC. NO. 726034
rer~awct~-r rs~.s.ex~

#110 - 9780 Cambie Road
UNYT Ap(~~

Richmond VbX 1 K4

13753 HALE ROAD
UNIt 6tD6RESS

V3Y iZl

pRop~aTv: 13549 HALE ROAD
UNfT NO. ADDRESS Of PROPERTY

PITT MEADOWS V3Y tZt Q04-654-i6i
cmrrrowNrt.~vea~~aa.iTr Posracooe a~~

Lot 6 Plan NWP3710 Partl NW Section 27 Township 9 i.and District 36

IEGAl.OESCRIPTION 
__. _.

En consideratifln o! the Brokerage introducing the Buyer and the Se9fer or stwwing the Property to the 9uyer throw its licensee Man~reet Berar PREC*
__ „ CREAL.TOR~'y the SeNer coveasnis and agrees wlth C» 8tokerage as foNaws:

9. The Seller is Uus amer of Iha Property.
2. -rne erdcerage and the R~YOR~ are noc me a9e~t tw e~u~er me setter « JOHAL BERRY FARMS LZ rBuyer').

who maybe interealed in purChea(np the F'rope
3 The SNler wilt pay W the Brokereye a tae al 3~~0 of tatal purchase price = $72.000. pi,,, aa~i~b~

Goode and Servkes Tan erW any otflsr applicable tax in tespett of the fee ifee *tax =remunarsUon) if a ie~fy enforeeeMe Co~rtred of Purchase aid Sale in res~ed of the
Properly Ia entered .nW at any nme behveen th Seiler and the 6uysr.

4. 7ha remunaratlon due W the Brokerage w~l be payable on the emiier of the date the purd~ase and aa~e is completed w the campledon date sat out in the
ConNaci of Purchase arwf Sofa

5 Qeapite Gause 3 the nmuneraWn wlp not be pnyabis If the Buyer detasut~ and to-la to complete the purchase otthe Property but wiU be payable if the Seliar defa~ ~s end
felb To oompiats the sak of the Property

6 'ihe Setter acknowledges and agrees that
A the 8rokerepe and the REALTOR°are not acting for ether the Seliar w the Buyer throughout the transaction and do not owe any agency dutles 4o the

Seller or the Buyet,
B. no advice concerning the Property, ineludirtp pr~c:e or terms of as+e, has been given by the Brokerage of the REALTOR°to the Seller or the Buyer;
C the Brokerage sad the RE/LLTOR' aro authorized to obieFr any kdormatbn concoming the Property from anY person, corpordtinn a governmental authority, inGudir~

BriUah Columbia Assesamant:
D. nothing in this Agreement, indudinq the obligation oP the Seller to pay the romur~ra6on aet art m Clause 3, aha~ be eonsUued es eresiing an agency relationship

between the Brokerage a the REALTORS end the SeNer a ~e Buyer.
E the romuneretlo~ let out b~ Clause 3 ahait be payable by the 3elfer to tl~e Brokerage to addlOon to arsy tes a canmi peyote to tf~e Brokerage by a thirci party

:nduding the Buyer, and Use Buyer's 6rokerage and the SeNter's brokerage, H any,
7 The Seller heroby fmnvxsWy

A aaaiyna tc the BtOkOMpe horn Ih0 proceeds of ease pi the Properly Use ettlpunt of romuneration due to the Brokmage end authp[iZea Gte Brokerage io retain from the
deposit monies the amount of the 8rokerafla'a remuneralia~;

8 egroea tp eign eRher in the Conlraet of Purchase and Sala or in a aeparete daeument, an finevoeable authority d rectrg the Buyer and the Lav+yer or Notary Wblie
acUrg fa We Buyer a SeNer to pay to iho Brokuage ~e remuneration due to the &okerage a tlro eet emouM remaining aRer the deposit monies held In Dust have
been crod ied apainat the romunmstion due to tlse Brokmaya

8 in th:s Agraement'aale° includes an exchange and'aale price' Indudea tAe value of property exchan{~ed.
9 The Seller heroby cor~aente W the cdlectbn use end dedoswe by tl~e Brokerage, and by ~e managing brdcer{a},

asaoaate brolcer(aj and repesentative(s~ of q~e Brokerage (~ the 'Ucensea') noted below, and the roai eatste board u~ whose jurisdiction the Property is located
and/ot of which the &okarape a Licensee is a membm, of peraanal information about the S~ er
a tar aii purposes ooneistent wftA Use baneactlon oontempleted heafn;
B. !a eriforpnp codes of profe6eionnE conduct and ethics !or member of real estate boards; mad
C. fa the purposes (and to the redpients) deaMbet) in the Mochuro puWiaNed by tlro BrA~h Cohunbia Rea! Estate AsegpBtion entitled Privacy Notrce and Consent.
Tt~e personal information pro»clad by the Seller maybe cored a~ databases abide Carreda. 6n which c~ee u would be subject W thq laws, p(the jwiadietion in which it ~s
loCetw7.

10 The tnterpretatlon of ifiis Agreement and all matter wnceming ire enforcernant by the parties eh~l 6e governed by the laws of the Prov~ce of &idsh Cdumbia
1t. The parties acknowledge that tltia Agreement tW(y Beta out the terra o! the agreen»nt between them
12. Th:s Agreement aha116e blridiny upon and barselk rat onty the partles but their respective heire, exaartors. adminiabators. successoro end aasigna.

SIGNED. SEALED AND DEI.IVEREO Tli1S 27 of June , yR, ZO 1 {}

Tha Sella dedarea their residency:

RESIDENT OF CMiAOA ~ 1 ! PtpN.REg~OENT OF CANADA ~ as defined wedgy t1~ Incorrie Tax ActI~
INITIALS iNITiALS

SELLER'S SIQNATURfi

SELLER'S SIf3NATURE

Wt7NE5S TO SELLER'S SIGNATURE

Mutunle Realty Ltd.

Pr UGENSEE'S SlONAT~AE

Manpreet Berar PREC*
~~~

1MTNESS TO SEUER'S SIGNATURE
'PREC rapreaenta PonorW Red EWk Caporadon
Trademarks aro owned a controtlsd by i'he Canadian Real Estate Aseocietion (CREA) oriel identity red estate pt~aseionela wfio aro members of CR£A
(RFAI.TOR~) andla tfie quatiry of aervioaa tAeY P►avk~ ¢MlS'~t
802060 REV. FEB 2 19 COPYR1p1{f • BC REAL ESTATE A880CIATION
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REAL ESTATE COUNCIL DISCLOSURE OF REMUNERATION
4F BRITISH CQLUMBIA 

Trading Services
(Rules, section 5-11~

WHEN A REAL ESTATE LICENSEE ANT]CIPATES RECEMNLi REMUNERATION• AS A RESULT OF PROViDINa REAL ESTATE
SERVICE$ TO YOU OR ON YOUR BEHALF (OTHER THAN ANY ftEMUNERATlQN PAID DIRECTLY BY YOU, THE CLIENT}, THEY
ARE REQUIRED TO ADY18E YOU OF 7HI3 IN YVRITING.

'R~mutun8ai Includ~t any ~h►'tn o/ wtnnnenflorb lncludlnp any cohunlssMn. Asp. WGi a nwa+id wheCe~r fhe nt»u~ersEron is »ee)vrd. a b to bs eviceArod.
dt»cNy o►Grdbretl~.

NoBoa to (name otcNevtt}
JOHAL BERRY FARMS LTD.
sr,~c aadre.~ a ~,n.a.~i ~cac~ 

_ ,~

13549 HALE. R~AD PITT MEADOWS V3Y t Z Z

DISCLOSURE QF COMMI$8lQN WHEN ACTING FOR W~lE PARTY

i Manpreet Berar PREC' am licensed under the Ree! Estate Se~vkes Act and I disdosa to~~~ d~~~ you that my related brokerage

Multiple Rea~ty_Ltd. „_,_,_, antidpates receiving a commission of 3% Of tOi81 AUCChese pCiCe = $72,000
(»e+►w a brdromps) (k+dkeM emamt a method of cekuletton}

tram Pwewal Blueberry Farms Ltd, y~itty reaped W reed estate services provided to you or on your behafl in relation W the subject rest estate
(nseis of ~dMdwt w orpen~adar+)

D18CL0$URE OF COMMISSION WHEN AC7lN(i !18 DUAL AGENT

~ sm Ucertaed uroder the Rael Estate Servk.es Act end I dfadosa to ypu that my rs'ated brokerage
(ruKrie ol/k~ensee)

r~~ a ~, anUcipatas receiving a commission of
Cx+dreate enwunt a mMhad o1 cakYdauanj

~+orn with respect to rea! estate services pro~rided w you, and to the other party to the transaction,
(Hama olHidMdu~J a o~enlu!/cr+)

in relet~n to the subject real estate.

~ am licensed undue tha Rset ~afele Servk+es Act and 1 dlsGoae to you that my related braker~age
(name oltkansee}

s, will receive or antidpates recehring romuneretion in tha fam of or amount of
(name of wotieraps)

~►~+ as a rosurt of my reoommendatlon or refertai oE:
P++dkats form a atriwrat of remunsratton) fne~m oftndh~iduei ora+ysnlmtlonj

(a) you to the faliowing individual or orgenizadon ; or
~ Pr+srrm of d~+dYvldueJ a wpent:eUon)sm

i (bj the toilowlrlg ilufividuaf of organlzadon '
(Hems o1 hidNFdw/ a a~nhe6a+1 ~ ~ !

This diedosuro is made to you In compliance wltl~ eedfon 5.11 of the RWea under the Real Estata Services Act, at

Richmond on June 27 2019
— fa+acsl (dare)

tJame of e.icenaee greet Berar PREC• s(g►,ah,re of ucxnaoe

The ~derstgned edcrwMAedges rocefpt ct this Oladoaure of Rarwnsredon Form at , ,,, on ~) V~'~. 2 ~l
(W~aI (data)

signature or pera«,rperso~s co whom d~saoau►e nae been mesa;

A COPY OF THis DI8CL08URE IS NGT REQUlREb 9Y THE REAL EM/1TE COUNdt UNlE88 8P'ECIFtCALLY REQUESTHD

Disdoauro of itemuneratlon —Trading Services Rev 0812ot8) 
_ __ 

Paga 1 of 1
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DISCLOSURE OF RISKS 70 UNREPR&SENTED PARTIES

Unrepresented in a Real Estate
Transaction? Know the Risks

Consumers who choose to conduct a real estate transaction
without a real estate professional are known as "unrepresented
parties' While you aren't required to have a real estate
professional represent you in a real estate transaction, the
expert advice, protection, and oversight that comes with being
the client of a real estate professional can be very helpful.

If you're thinking of being an unrepresented party, make sure
you understand what a real estate professional representing
another party to the transaction can and cannot do for you
A yea! estate professional must be loyal to their client, and will
only be able to provide you with limited services.

• Take a moment to read this important consumer protection
information from the Real Estate Council of BC.

REAL ESTATE COUNCIL
OF BRITISH COLUMBIA

A real es#ate professional is required to
Inform yo+~ of the risks of being unrepresented
in a teal estate transaction. The real estate
professional is already representing a client
fn that same transaction.

Now b use this dare+

Read over this information and ask about

arrything that is not clear to you. You can

complete the optlonal cansuroer fields to
indicate that you're discussed this Inf~rriaGun
with the real estate professional.

4.s ..:et
After you've revlevred the fam and completed
the optional consumer fields, the yea! estate
professional must complete and sign it.

Learn more about thts form and other
Information to yea! estate conwmers at
.r.~.r.~c.ca.

• Carefully consider the risks before deciding to be unrepresented in a real estate transaction.

• Exper# advice frorri a real estate professional or other professional (such as a lawyer) who
represents your interests can help you navigate the real estate process safely. We urge you to
consider getting a real estate professional to represent you in a real estate transaction.

What You Reed to Know
Real estate professionals must be loyal to their clients and work in their best interests. Keep in mind that as an
unrepresented party, real estate professionals involved in this transaction will not be working in your interests

A real ~stat~ prof~sslor►at raprsssnUng somoont *lse In thQ transaction can only giw you Limited
asslstanc~, scich as:

• sharing real estate statistics and general market information
• providing standard real estate contracts and other relevant documents
• helping you filt out a standard real estate corrtract (but they cannot advise you • ~ ~ ~
about what to lndude fn an offer)

• communicating your messages to their client, and from their client to you
• presenting your offers or counteroffers to their ctfent, and from their client to you.

p.t of 3

Tfi~ RNi @at~t~ CouncN of BC regulates real esiaee professionals to protect consumers Visit us onllno to find Information on real estate transactions,
ask us a question, file a complaint or an anonymous tip. f.e77.6ls.4664 ~ ANONYMOUS TIpIINE: 1.63.420.2400 ~ l~oOrecbc.0 ~ www.»clx.0

YVEBFams~ June12016



DISCO&UR6 OF RISKS TO UNRBPRESBNTED PARTIES

A real estate professtonat ra~xesanttr~g
someartg ets~ Fn the trans~actfon cannot att
fn your inte~e~ts.

3h~ real ~stat~ proffssionat conno~

• give you adv(ce

negotiate an your behalf.
• give you any confidential fnforma~EoR about
their client. (far exartiple, they cannot tell you
their client's maximum/minimum price unless
their client authorizes them to share this
information with you.)

REAL ESTATE COUNCIL
OF BRITISH COLUMBIA

A rQ~t astute protesslonal must shams alE
relevant ir►formation they knout with their cl(en~.

This couEd ir►dude:

• yaur motivatlon for buying/seflln~/(easinglrenting.
• your maxtmum/miMmum price.
• your preferred terms ancf conditions.

Be cautious about sharing any confidenUak
information with a rep( estate professional who
represents a client with opposing interests td yours.
They must sFtare that Information with their client.

fake ae Informed Choice
You are receiving this farm because you are considering dealing with a real estate professional as an unrepresented
party. The real estate professional cannot represent you because they are already representing a client in that
same transaction.

As a consumer, it Is up to you to decide what kind of workang relationship with a real estate professional is
best for you.

if you want to be an unrepresented party and use same of the limited services that a real estate professional
already representing another party to the transaction can provide, the real estate professional must give you
a clear unclerstandtng of their obligations to their client and the limitations to the help they can give yon.

THE REAL ESTATE COUNCIL OF $C URGES YOU TO SEEK YOUR OWN REAL ESTATE PROFESSIONAL
FOR TMIIS TRANSACTION.

This dlsciasure is made to yeu in campllanu rids sectlan 5-tOJ of t#~e cults made undue tlxe Rea! Estai~ee S~rricts Aci.

IflSt~ttCt~OlIS
Co»wmers: Please complete the optional fields below to indicate that you received this consumer protection
information.

Real Estate Professional: Complete and sign to indicate you have provided this d(sclosure to the real estate
consumer. Promptly submit this form to your brokerage.

p.s of a

TI+~ R~sf Hst~b Gountll of BC regulates real estate professigrtnis to protect conswners. Visit us online to find information on real estate transactions.
ask us a question, file n complaint or an anonymous dp. 1.8'f7.6l~.9d8I ~ AifoMYMOus TtP~1Nt: 1.873.420.2400 ~ h►fo0nebe,ta (www.neebe.0
4~ir70Y!

Y4EBPorms~ Junet2018



DISCL05URE OP RISKS TO UNREPRESENTED PARTIES REAL ESTATE COUNCIL

OF BRITISH COLUMBIA

Mandatory Real Estate Professional Confirmation

confirm that 1 have:

given the unrepresented party information about the dunes and responsibilities Iowe my client
given the unrepresented party inforrnat~on about the risks of bung unrepresented in a real estate transaction
given the unrepresented party information about the limited assistance i can provide them

L~advised the unrepresented party to seek independent professional advice.

Name Manpreei Berar PREC'"

Brokerage: Multiple Realty Ltd. __ _

Signature.

Notes: ---.___---- ----

Optional Consumer toofirmation

Date: Jae 27, 2019

i confirm that the real estate professional:

gave me irtfo~mation about the duties and responsibilities they owe their client.
E~gave me information about the risks of being an unrepresented party in a real estate transaction.
gave me information about the limited assistance they can provide me
advised me to seek independent profess,onal advice.

J

Consumer Name:

Consumer Signature:

Consumer Name:

Date: June 27, 2019

Consumer Signatures - --..- _.____ Date: —

Section 8.1(0) 01 tAt Avks mode wdr+ Ne Reo~ f#ote SeMas Act requires o btikerage M moMta~n o Dopy of of! rrtttm distbwres and any refatrd odrodedgements andei W~isian Z Pbrt S o! the Rules

CONSUMER PRIVACY NOTIC!

A real estate professional is proWding you vrith this form becwse ttkyr ue required to do w by the Rules made under the Reaf Estote Servicrs Act (the 'Rules'). Yau an ~tl~quir~d to
ororld~ your n~~~_~anatun ae thk farm. Horerer, the nal estatt prafasbnai you are desUng Mth may uic rou to do w In ceder to document that they have provided yw with th s
form as requMed by the Rules. The real estate professEon~l +tilt provide a copy of tHs form {includhig any persona! information you have provided wch as your name or signature} to their
brokerage. The Real Estate CouncEl of BC, the prorinckl6ody rcsporrsiWe far regulating rcd estate professionals, may rcYier tlrs form fa the purpose of monitoring compl(ance with the Rules.

If you have any Questions regarding the Real Estate Council of BC's coHettion and use ~f your perwnal fnformetbn, please cmtact.
Privacy Officer. Real Estate Council of BC, 906.750 West Pander Street, Yancouver. BC, V6C 2T9; telephone 601683.466A a till-free at i.871683.96b,; email privaryOrecbc.ca

A COPY ~F THIS DISCLOSURE IS NUT REp1ARFD TO BE PRONDfD T6 TlfE REAL ESTATE COUNdI OF 8C L'MLESS iT 15 $pECIFICAIEY tEOUESiED.
p.3 of 3

Th1 RNl Ett~t~ Coundl 01 aG regulates real estate professionals to protect conswners. Vis,t us Dalian to 1Snd Information on racer estate tr ansact~onz,
ask us a question, fits a complaint or an enonyrnous tip. 1.l77.b~.9664 ~ ANONYMOUf TfpLIN[: 1.~3~.420.2400 ~ ir+toK~cbe.0 ~ www•ncbc.0
Y~L~oul 
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DISCL05URH OR REPRESENTATION IN TRADING SERVICES ~ REAL ES"TA"TE COUNCIL

OF BRITISH COLUMBIA

Know Your Options ;~,.~,..,.~,,
as a Real Estate Consumer Areal estate professional Is required to give

you Wsform before working wide you, and
,Host explain ft to you.

Considering a real estate #ransaction?One of the first decisions warwus~d~sfam:
you will need to make is whether you should work with a f icensed Read o+rer thh Infarmatbn and ask about
real estate professional who wil! represent you. Take a moment ~~J ~►at is notdearto you. You can
to read this important consumer protection information from ~P1ete the optional consumer fields to

the Real Estate CounciE of BC.
lndkate thatyou've discussed Ws infar~wtion
frith the real estate professlona~.

This fflrm explains the special legal duties that real estate ~~
professionals owe to their clients. !t wilE help you choose Afteryou'vefeYfe~ediheformandcompieted
whether you want to be: ~~~~^~~►~~e~~~

proFessEonal must camplt4Q and sign It
• a CLIENT of a real estate professional, who wilE
represent you in the transaction, or ~~ about this faun and wte~

krtona~tbn for real estate conwmers at

• an UNREPRESENTED PARTY with no rea! estate ""~"''~~"~'
professional representing you.

Tire Benefits of Representation
Many people choose to have a real estate professional represent them in real estate transactions to help them
make informed decisions. As a client, yowl! benefit from:

Expert ~dvtee + Prot~etlon

In BC, licensed real estate
professionals receive
speciaUzed training. `

Real estate profs
BG are licensed t
Rea! Estate Sen

,. It is legtslat(on d
to protect the rt
consumers.

Owrslght

The Rea! Estate Council of BC
works to ensure teas estate
professionals are campetQnt
and knowledgeable. If you have
a concern about a teas estate
professional, you can file a
torrrplalnt by visiting our
webslte at www.recbc.ca. We
can H~vest~ate and discipline
individuals for professional
misconduct.

p.t of 4

Th~ Real 6atat~ Council of YC regulates real estate professlonels to protact consumers. Visit us onUne to find fnformatlon on real estate transactions,
ask us a question, fide a complaint or an anonymous tip. 1.~77.6q.9664 ~ +tMONrM01is 71PUMt: 1.e33.120.2400 ~ h►tolr~cbc.0 ~ www•ncbc.0

WEBFamB~ June/2018



DISCLOSURE OF REPRE5ENtAT10N IN TRADING 5ERVlCES REAL ESTATE COUNCIL
OF BRITISH COLUMBIA

Mfhat to Expect as a Client
When you become the client of a real estate
professional, they owe you special legal duties es
your agent:

Loyalty: they must put your interests first, even
before their own.

[~ Avotd conflicts of Interest they must avoid
any situation that would affect their duty to act
in your best interests.

Fully diselase relevant lnformatton: they
must give you all the facts they know that might
affect your deflslons.

What to Expect as an Unrepresented Party
!f you choose not to have a real estate professions!

represent you, you are an unrepresented party.
You are not entitled to the spec:a( legal duties a
client receives.

❑x No loyalty: the real estate professionals involved
in the transaction are representing clients with

competing interests to yours. They must be loyal

to their clients, not you.

Q No duty to avoid conflicts: no real estate
professional is acting in your 'interests.

Q No full disclosure: the real estate professionals
involved in the transaction do nat have a duty to

[]' Prot4tt your confidentiality: they must no;
reveal your private information without your
permission, such as:

• your reasons for buyinglselling/leasing/renting
• the minimum/maximum price you are seeking
• any preferred terms and conditions you may
want to include in a contract.

give you atl relevant information

Q No eonfedentiality: the real estate professionals

involved in the transaction must share any
information you tell them with their client

Your Optlons as a Client
In BC, real estate professionals provide their services through licensed companies known as brokerages. If
you decide to become the client of a real estate professional, you will sign an agreement with their brokerage.
Depending on how the brokerage operates, you will be represented as a client in one of two ways

D~sEgnat~d Agency

Your real estate professional will
represent you as a 'designated agent'
Only your desEgnated agent wiEi owe
you the legs! duties explained above.
Your agent must not share your

confidential Infornriatlon with others
at the brokerage without your
permission.

V`~, ~zt~~!`,~:~°z.,9~`r''~i4-.'"n !!1~~'.(~~Y`~''*}aa~{z~?~c. ~....'~
.i

8rokeroge Ag~nty ,'
.~

You wit! be represented by aEl the rea! r

estate professionals at the brokerage.
They wltt all awe you the legal duties
explainer! above. They must all protect
your conficientEal IRformatlon.

Either way, as a client of a licensed real estate professional you will benefit from expert advice, oversight
and protection.
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D1SCL05UR6 OF R~PRE56NTATION IN YRAbINCi SERVICES ~ REAL ESTATE COUNCIL
OF BRITISH COLUMBIA

This 1s n dis~i,asur~ madam In ttplIar~ce with se~+ctio~ 6-10 of ti,~ RuCes under tfK R+eat Estate c~tAct.

Instructions
Consumers: PEease complete the optional fields below to indicate that you received this consumer protection
information.

After reading this form, if you decide that you do not need a real estate professional to represent you., a
rest estate professional may be required to present you with the Olsclosure of Rlsks to Unrepresented
Parties form.

Rea! Estate Profesato~al: Complete and sign to indicate you have provided this disclosure to the real estate
consumer. Promptly submit this form to your brokerage.

NE~ndatnry Ren[ Estate Praf~ssfsma{ Wnfirmat~Cn

confirm that i have:
~ provided the consumer with the Disclosure of Representation rn Trad+ng Services form.
~explaineci the special legal duties awed by a real estate professional to the~~ client
~ explained the risks of being an unrepresented party in a yea! estate transactio».

confirm that I wEtt (check one):
O represent the consumer as my client under designated agency.
O represent the consumer as my client under brokerage agency.
66 des! with this consumer as an unrepresented party.

Name: Manpreet Berar PREC•

6rokerag~: Multiple Realty Ltd. _

Signature: Date: Jae 27, 2019

Notes:

See next page for Optrona! Consumer Confirrrtatian.
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DI5ClOSURE OF REPRESEN7A710N IN TRADING SERVICES

Optional Conwmer ton6rmation

REAL ESTATE COUNCIL
OF BRITISH COLUMBIA

confirm that the reel estate professional disclosed the special legal duties awed to clients.
❑ Yes ❑ No

1 confirm that the real estate professional disclosed the differences between a client and an unrepresented par;y.
O Yes ❑ No

t confirm that the real estate professional disclosed the risks of being an unrepresented party.
O Yes ❑ No

confirm that I choose to (check one).

❑ be a dlent represented by the real estate professional under designated agency.
❑ be a cUent represented by the real estate professional under brokerage agency.
~ be an unrepresented party.

Consumer Name'

Consumer Signature

Consumer Name.

Oate• ~~c 27, 2019

Consumer S~gnaWre: __ _.. _ __.— _ _Date•

Section 8-I (~ of the Rules made under the ~eof fstWe Semites Act requires a broterogt to aafntmn o copy of ail ~rrd ten d+sclowres and wry refaled a~knorfedgemeots under anslon 1 Pon S d fhe Roles.

CONSUMER CRIVACY NOTICE

A read estate professional s prowding you with SFus fam because they are required to do so by tht Rules made under the Reo1 Estate Services Act (the '8u.es') Tau ~n eot reaulred to
prarld~ Xaur name or iianatnr~ on thk form. Hewever, the real estate profess~ona~ fro, are dealing rith may aslc you to do so in ceder to daument that they hare pw~ded you with tM~.
form as req~ •ed by the Ru4s : he real estate prefessiortal xili proviAe a copy of this tam (~nc:udhg arty perwna~ ~nfamat an you here pnwded wch as your name cr ::gnature) to their
brokerage The Real Estate Cancil of BC, the pror9nrial body responsible fa regulating rtat estate prafestionals map rcvit~ this form fa the purpose of mon tonnq complian_e w th the Rules

! f ya have any quasi ons regardeng the Rya! (state Council of BCs cdlecton and uu of Your personal m(armatlon. please contact
fhrvacy Officer. Real Estate Council of BC, 900-7501Yat Pander Street. Vancouver, BC, V6C 218, telephone- 604 6H3.9661 a tdl hee at 1671.683.9664, emml privacyarecbc ca

A COPY OF THK pXIOSURE IS MOT REQUIRED TO BE PROVIDED TO TIE REAL ESiAif COUItdI OF BC UJILfSS ~! IS SPEgFICALIY AEp1~S IEO
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