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Tina Zanetti Friday, December 12, 2008
908-1395 Beach Avenue
Vancouver, B.C. V6E 1V7 VIA FACSIMILE (613) 288-1575

Telephone Fax: 604.685.6518
Email: tinaz@shaw.ca

CANADIAN JUDICIAL COUNCIL (“CJC”)
Attention: Norman Sabourin, Executive Director and Senior General Counsel;

Dear Sirs,
Re: Formal Request For Investigation & Inquiry
Pursuant to sections 58 to 71 R.S.C. 1985, c. J-1, Of Part 11 The Judges Acts. 63 (2)
In Respect To MR. JUSTICE LANCE BERNARD Of The B.C. Supreme Court
For Violations Of The Code Of Judicial Conduct

| am writing on behalf Mr. Harold Gaffney, a senior citizen of 76 years of age. |
assisted Mr. Gaffney during court proceedings on a pro bono basis, including a
proceeding before Mr. Justice Lance W. Bernard on November 26, 2007.

I am writing the following complaint because as a Canadian Citizen and a citizen of the
court, | have an interest in matters relating to the administration of justice.

Furthermore, Mr. Normand Sabourin has barred Mr. Gaffney from making any
complaints while federally appointed judges in B.C. were aiding and abetting a lawyer
engaged in real estate fraud.

1. Anybody sincerely investigating and evaluating my complaint made on behalf of
Mr. Gaffney, must also understand the fraud on Wilbert Owen Kennedy ' ten years ago
when a junior attorney Mark V. Lewis then and now of Ladner Downs, (known as
Borden Ladner Gervais) used a prima facie fraudster as a front man for defrauding
Mr. Kennedy of his property;

* The fraud on Mr. Kennedy was a sophisticated crime done by lawyers who
disclosed too much, including witnessing the fraudster signing the requisite
conveyancing documents for the property. Ladner Downs appears to have used
Notary Virginia Lange to put her notary stamp on the transfer document on what she
knew and Lander Down knew at the time was a forgery;

* The fraudster returned the Transfer to Ladner Downs who in turn sentthe
Transfer for filing and registration to the New Westminster/Vancouver Land Title Office
and on January 6, 1999, the New Westminster/Vancouver Land Title Office registered
the Transfer and subsequently registered the Mortgage;

" Wilbert Owen Kennedy vs Ladner Downs et al (New Westminster BC 1999)
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. Since the court case of Mr. Kennedy filed on July 27, 1999, and since the Martin
Wirick mortgage fraud in excess of $70 Million dollars, the Law Society of British
Columbia loosened the board in the fence for lawyers, by implementing at the Lande
Title Office of British Columbia, the electronic filing, which does not require lawyers to
file documents with signatures at the LTO;

* R. Keith Oliver, attorney for Mrs Gaffney, found the property transaction to be
much simpler than what Lander Downs had to do, since all he and his side kick
attorney William Cadman had to disclose to the New Westminster Land Title Office was
Mr. Justice Bernard's Order and his letter he embedded in his drafted Order, which Mr.
Justice Lance Bernard endorsed as a blank cheque, bringing a new meaning to
property fraud wherein attorneys rely on their friends appointed on the bench to commit
their crimes;

* Interesting that no lawyers involved in the fraudulent conveyance of Mr.
Kennedy's property were disciplined by the bar or even investigated by law
enforcement, notwithstanding the fact that Virginia Lang, who was not called as a
defendant in Mr. Kennedy's case, retired from the Society of Notaries on 17 August
1999, just four (4) years as a notary when she allowed her name to be used to seal the
deal for Lander Downs;

* | was informed that Mr. Kennedy received a settlement for his property which half
came from the Defendants and the other half came for the land transfer insurance;

2. My complaint against Mr. Justice Lance W. Bernard is regarding his failure to
abide by his duties as a judge wherein he acted unlawfully by using his judicial office for
the advancement of the private interest of his friend attorney R. Keith Oliver, acting for
the wife of Mr. Gaffney.

3. Note, when | use the word friend to describe the relatioship between Mr. Justice
Lance W. Bernard and attorney Keith Oliver, | mean to say that the ying-yang
relationship between Mr. Justice Lance W. Bernard and attorney Keith Oliver started
when they were classmates in 1981 at the UBC law faculty °.

4. Mr. Justice Lance Bernard makes it clear in his biography® while a judge that he
is the epitome of the idiom, "You scratch my back, I'll scratch yours'.

5. The epitome of the ying-yang of Mr. Justice Bernard's life-style, as suggested in
his biography, posted on the web and in the Advocate Vol. 62 Part 2, March 2004, is
as follow:

«Lance's most admirable quality is his capacity to form a deep and
enduring friendships. Many of these friendships were established in high
school and university days... And remarkably, many of the people who know
him don’'t consider Lance to be just a friend, but one of their best... In crisis,
his friends know that Lance can always be relied upon to lend help and
encouragement.» [Emphasis added]

6. The facts of my complaint are as follows:

Confirmation from UBC of Bernard J being in the same class of 1981 with Keith Oliver;

Personal History of Bernard J;
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7. On November 26, 07, in New Westminster, British Columbia, on an application to
approve the sale of Mr. Harold Gaffney's property, of which he was an owner of an
undivided one-half interest in the matrimonial home, Justice Lance Bernard, appointed
to the bench on July 24, 03, and previously with the Office of the Attorney General as a
Deputy Regional Crown Counsel, presided to hear the matter set down by his close
friend attorney R. Keith Oliver;

8. Originally, the matrimonial home was held jointly by Mr. Gaffney with his wife
Sheila Gaffney to whom he is still legally married to, as per section 56 of the Family
Relations Act [RSBC 1996] CHAPTER 128 [Emphasis added] until Mrs. Gaffney was
assigned into bankruptcy on May 13, 05, and on June 13, 05, knowing that the property
was held in the name of both spouses as joint tenants and knowing that Mrs. Gaffney
was not insolvent, trustee Kenneth A. Rowan did fraudulently transfer Mrs. Gaffney's
one-half interest to his name and as a result deliberately severed the joint tenancy held
by the Gaffney's;’ [Emphasis added]

€ Ontario Family Law Act section 14 says it best: “The fact that property is held in
the name of spouses as joint tenants is proof, in the absence of evidence to the
contrary that the spouses are intended to own the property as joint tenants.”

9. On August 31, 06, Mr. Gaffney brought an application before the court to, inter
alia, annul the bankruptcy of his wife, and Mr. Justice lan Meiklem, upon hearing the
matter made a finding that, “the trustee was well aware that there was no real
insolvency issue here” [Emphasis added]. Although Meiklem, J. made such finding
and was of the mind that such bankruptcy should not have occurred, he refused to give
Mr. Gaffney legal standing on his application to set aside the fraudulent bankruptcy of
Mrs. Gaffney;

10. After the trustee Kenneth A. Rowan filed a bogus claim with Canada Revenue
Agency (“CRA”) on behalf of Mrs. Gaffney for a child disability tax credit and did receive
a cheque in the amount of about $13,000 for his fees, he discharged himself from the
bankruptcy of Mrs. Gaffney and in so doing on November 28, 2006, the trustee
transferred his half interest back to Mrs. Gaffney's name, no longer as a joint tenant but
rather as an owner of an undivided half interest;

11. On December 13, 06, soon thereafter the trustee transferred the title back to Mrs.
Gaffney, attorney Keith Oliver representing Mr. Gaffney's wife in the bankruptcy matter,
initiated a petition pursuant to the Partition of Property Act [RSBC 1996] CHAPTER
347, for the sale of the property, notwithstanding the fact that the FRA had not been
invoked by either spouses and to date neither Mr Gaffney nor Mrs. Gaffney have
commenced any matrimonial proceedings. [Emphasis added]

12. On April 25, and on May 22, 07, attorney Keith Oliver, on behalf of his client,
obtained a judicial order from Mr. Justice Crawford for the partition and sale of Mr.
Gaffney's property located at 312-450 Bromley Street, in the city of Coquitlam, B.C. and
ordered that Sheila Gaffney have exclusive conduct of the sale of the said property.®

* Title of joint tenancy between the Gaffneys from 1998 to June, 2005, Title severed on June 27 by Trustee
and title transfer back to Sheila Gaffney on Nov. 28, 07;

5 Entered Order of Mr. Justice Robert Crawford;
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13. Mr. Justice Robert Crawford, further ordered that any offer obtained was subject
under the petitioner's conduct of sale of the subject property was to be approved by the
court and the proceeds of sale, after payment of the registered financial charges, taxes
and Real Estate Commission, were to be divided, one-half to Mrs. Gaffney and one-half
to Mr. Gaffney. [Emphasis added]

14. An offer for sale came from two separate parties and from two different Realtors:

a) On November 6, 2007, two impostors Mariana Oviedo Ovando and Brent
Tremain (“Impostors”), with no fixed address, offered $225,000 with a $10,000
deposit to be delivered to Realtor RE/MAX All Points Realty, within 24 hours of a
judge approving the sale of the property, and the closing date was to be on December
14, 2007°. -- The last electronic transfer of Mr. Gaffney's property without the
requirement of the impostors' signatures took place at the Land Title Office on January
23, 2008’ and there is no evidence that the two impostors paid a deposit of $10,000 in
accordance with the Interim Agreement; and

b) On September 26, October 19, 07, November 6, and November 22, 2007°. Mr.
Raymond Lehoux made separate bona fide offers in the amount of between
$240,000.00 and $242,500.00 with a $20,000.00 deposit to be delivered to his Realtor,
within 24 hours of a judge approving the sale of the property and each time the offers
were presented to Realtor Noella Neale of Re/Max All Point, attorney R. Keith Oliver
rejected the offers on the basis that Mr. Lehoux had a criminal record therefore attorney
Keith Oliver claimed that Mr. Lehoux was not entitled to purchase the property of Mr.
Gaffney;

€ When the truth is that attorney R. Keith Oliver, engaged in a criminal scheme to
fraudulently deprive Mr. Gaffney of his property and any benefits arising therefrom,
inched the case to his good friend Lance W. Bernard, and in so doing, Mr. Justice
Bernard agreed with R. Keith Oliver to sell the property far below fair market value
where in the above circum’stances, a reasonable judge would have accepted a higher
offer and asked to show proof of Mr. Lehoux's capacity in purchasing the property at
$242,500.00;

¢  To further the scam of real estate fraud, on November 6, 07, Noella Neale of
Re/Max submitted the impostors' Interim Agreement to the Multiple Listing and a result,
Ms. Neale accepted no more offers from other Realtors, notwithstanding the fact that
Mr. Lehoux had made more than one offer above $225,000, prior to and after
November 6, and notwithstanding the fact that the offer of $225,000 of the two
impostors was subject to approval by the court which occurred on November 26, 2007
before Justice Lance Bernard wherein he did not request, inter alia, the fixed address
of the two impostors and did not request to know were the impostors were getting the
funds to purchase the property of Mr. Gaffney below its fair market value, giving a new
meaning to sweeping dirt under the rug;

Contract for Purchase and Sale of purchasers i.e. Brent Tremain and Mariana Oviedo Ovando;
7 Electronic property transfer of property without signatures on Jan. 23, 08 accepted at the LTO;
Part of (4) separate contracts of Purchase and Sale from Ray Lehoux with a $20,000 deposit;

MLS Listing showing Property sold on Nov. 6, 07;
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15.  On November 20, 2007, after the court had been apprised of Mr. Lehoux's offer
of $242,500, Madam Justice Sandra Ballance ordered attorney Keith Oliver to have
one appraisal made on the property, and stated from the bench that Bernard, J. would
be hearing the matter in Chambers on November 26, 2007, thus leading any
reasonable person to conclude that attorney Keith Oliver had requested his good friend
to sitin judgment; [Emphasis added]

* Note that on August 20, 2007, an Interim Agreement was drawn up by Noella
Neale, a Realtor with RE/MAX All Points Realty, with 23 years of experience, and she
listed the two bedrooms, two full baths condo for $249,900' and attorney Keith Oliver,
knowing that the order of Crawford J. was judicial,, asked his appraiser Eric Linquist,
of Sutton Grp. to appraise the property for foreclosure purposes for the same
amount as the offer made by the two impostors at $225,000"" notwithstanding the fact
that there was a legitimate offer of $242, 500.00 made by Mr. Raymond Lehoux and
notwithstanding the fact that the sell of the property was not a foreclosure sale but a
judicial sale; [Emphasis added]

* The property was appraised also for less than the BC Assessment Authority
which is released to all Realtors in the month of July and to the public in the month of
October, which was in the amount of $234,000'?, notwithstanding the fact Mr. Lehoux's
offer was above $225,000 and notwithstanding the fact that across the street from Mr.
Gaffney's home, at 455 Bromley Street, a two bedroom, two full baths condo was listed
for $334, 900, in February of 2008, less than two months after attorney Keith Oliver'
took possession of Mr. Gaffney's property. [Emphasis added]

* The appraisal was ordered after the MLS was posted and after the offers had
been made seemingly to legitimize the fraudulent offer of $225,000; [Emphasis added]

16. On November 26, 2007, Mr. Justice Lance W. Bernard used his judicial office to
pass a benefit to his good friend attorney R. Keith Oliver by refusing to consider Mr.
Lehoux's last offer of $242,000 [Emphasis added] and not knowing whether the two
purchasers in fact existed and whether in fact they had raised the funds to purchase
the property of Mr. Gaffney;

¢  Mr. Justice Bernard, a former Crown Counsel, sealed his stamp of approvalon
an order' drafted by his good friend Keith Oliver, knowing that his Order would be
relied upon by, inter alia, the following entities: [Emphasis added]

a) Realtor Re/Max All Point Realty (Part of the Scheme);
b) The Land Title Office;
¢) The Utility Company (BC Hydro);

d) Phone Company;

Multiple Listing contract of Aug. 20, 07 between Sheila and Harold Gaffney for $249,900; Noella Neale 50
homes sold in 2007 and comparable at 455 Bromley Street listed at $339,900;

H Appraisal from Eric Lindquist for $225,000, same amount as the offer from the purchasers;

2BC Assessment Authority released to Realtors in July 2007, which was $234,000;

13 Order and Reasons of Judgment of Bernard J Nov. 26, 07;
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e) The Financial Institution (CIBC) (Part of the Scheme);
f) Real Estate Council of B.C;

g) The Appraisal Institute of Canada;

h) Provincial and Federal Law Enforcement (RCMP);

i) All level of courts, including the Supreme Court of Canada (Part of the Scheme); and others

. Further, Attorney Keith Oliver embedded his letter' in his drafted Order, with
secret instructions, by including the following at para 2: “Upon lodging a Court Certified
copy of this Order in the New Westminster Land Title Office together with a letter from
the solicitor for the Petitioner authorizing such registration and subject to the terms of
the said Order...”

* No reasonable judge would endorse any orders without having at his disposal all
of the facts and evidence before him, including the embedded letter referred to in the
drafted order of Keith Oliver, however Justice Bernard did exactly that since the letter
referred to in the order was not before the court. [Emphasis added]

17. Attorney Keith Oliver collected his IOU when he asked Mr. Justice Bernard to
assist him in his pursuit to steal Mr. Gaffney's property and it is apparent that Mr.
Justice Bernard came to the aid of his best friend by cutting him a blank cheque for the
purpose of facilitating a fraudulent property transfer when he did the following:

a) without jurisdiction, Bernard, J. singlehandedly overturned the entered Order of
Crawford, J, by ordering the net purchase price after adjustments be paid to his friend
attorney R. Keith Oliver; [Emphasis added]

b) approving the sale of Mr. Gaffney's property for less than what had been
genuinely offered by Mr. Ray Lehoux and less than the city tax assessment;
[Emphasis added]

c) cutting a blank cheque for his friend Keith Oliver, including and not limited to, the
imbedded letter of Keith Oliver, and in so doing, Justice Bernard laundered on the
bench for his friend; [Emphasis added]

d) Basically, Bernard J. used, inter alia, his judicial office for the advancement of the
private interests of his friend attorney Keith Oliver; [Emphasis added]

e) In fact, what Bernard J. did on Nov. 26, 07, is no different than what members of
organized crime do when buying and selling property, except that Bernard J. used his
position of trust, and legitimized a scheme known by the RCMP as “value tampering”,
by agreeing to approve the sell of Mr. Gaffney's property on paper for a price below its
actual value and in so doing cheated the Provincial Government in taxes and most
importantly acted like a gangster by approving the sale of Mr. Gaffney's property in
order to hand the property over to his friend attorney Keith Oliver; [Emphasis added]

4 Embedded letter of Keith Oliver dated December 12, 07 addressed to the Land Title Office and letter dated
Dec. 10, 07 from Anthony Jasich to the LTO regarding embedded letter;
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* Note that to date there is no evidence that any financial institutions in Canada
loaned any money for the purchase of Mr. Gaffney's property and there is no evidence
that the property of Mr. Gaffney is sold and as a result Mr. Gaffney continues in his
monthly payments because to date Canadian Imperial Bank of Commerce (“CIBC”) has
not provided Mr. Gaffney with a proper discharge of his mortgage. [Emphasis added]

18. The Canadian Judicial Council has the power to recommend to Parliament that
a judge be removed from the bench and although | know that the CJC is self-regulated
and is not keen in doing its job by getting judges removed, especially those who are in
fact using their judicial office, it is important that legal procedures be followed since the
new world order we are entering demands from government and public officials,
including the bar and the judiciary, to be aware of anti-corruption laws and to take into
account the new developments which includes senior company officers and employees
in understanding that they could face prosecution and imprisonment if they choose to
ignore the risks of corruption and from taking bribes.

19. The CJC has the capacity to put an end to corruption in our court system by
drawing the line for judges like Justice Lance Bernard that judges must be guided by
Equity when applying the law and in this case, Lance Bernard dealt a favour to his
close friend attorney Keith Oliver who he knew was engaged in criminal activity.

20. | am reminded of Robert Flahiff, former Justice of Quebec Superior Court, who
was convicted in year 1999 of laundering $1.7 million in drug money between 1989 and
1991 and resigned in year 2000 from the bench while the CJC was about to resume its
inquiry into his fithess to remain on the job.

21. Section 119 of the Criminal Code says Justice Lance Bernard cannot do what
he did without violating the laws of Canada. Bernard J. cannot proceed in the way he
did by cutting a blank cheque to his old chum and classmate Keith Oliver, and being
wilfully blind while doing it. In doing so, Justice Bernard laundered on the bench for
attorney Keith Oliver.

22. While the CJC may want Mr. Gaffney and others to believe that on a smaller
scale such crime is not significant on the economy and we should not concern
ourselves with judges like Mr. Justice Lance Bernard using his judicial office to pass
benefits to his friends, however | would argue on behalf of Mr. Gaffney that on a bigger
scale having judges like Bernard J. is scandalous and detrimental to the economy of
this country;

L 2 In effect the crime committed by attorney Keith Oliver, with the help of the courts,
including the assistance of Registrar Me. Anne Roland and Deputy Registrar Me.
Louise Meagher and others of the Supreme Court of Canada, who willfully
misrepresented facts in the case summaries of Mr. Gaffney's applications for leave to
appeal of File No. 32316 and 32381, for the purpose of legitimizing and covering up
Keith Oliver's fraud, is comparable to Stelco, the steel company, which is a leading
example of blatant insolvency fraud, wherein Judge James Farley made up rules as he
went along, as he did with Algoma Steel,

Miscellaneous: Universal Judiciary Code of Conduct ;and Part of the duties of Judges in Canada
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* Merely ten years ago, steel companies where considered blue chip stock. What
that meant is, it was a safe investment for a person planning their pension portfolio.
With insolvency fraud, blue chip stocks attracted predators to them, such as lawyers
looking for work and also big law firms trying to reach their monthly quotas. Thus what
Canada is seeing, including the financial crisis in Ontario is because of the Office of the
Superintendent of Bankruptcy and due to some federally appointed judges being
willfully blind to insolvency fraud, which has destroyed the economy of Ontario, and to a
lessor extent, other provinces and individuals as well;

* Trustee Ken. Rowan and attorney Keith Oliver brought the insolvency fraud to a
different level, by trickling it down to spouses who have joint assets and are seemingly
in trouble and used a two prong approach to complete their crime. Attorney Keith Oliver
inched his crime to many judges but at the end it is Bernard, J. that sealed the crime for
him.

23. The aforementioned complaint on behalf of Mr. Gaffney and every other
Canadian citizens who had their property stolen from them by judges using their
judicial office for any means of consideration, demonstrate the systematic violation of
our Constitution and the violation of the rule of law and contrary to section 119 of the
Criminal Code of Canada.

24. Please | implore that you open an investigation with an impartial panel to
investigate violations of Canadian and Common Wealth Laws by Justice Lance W.
Bernard and return an indictment where appropriate. Failing to take this complaint
seriously from a concerned citizen and on behalf of Mr. Gaffney, will indicate that there
is no future in the courts across Canada and taxpayers ought to spend their hard
earned money in matters that will give us a better return.

On December 7, the Montreal Gazette provided the public with an important
update on the judicial compensation issue:

http://www.montrealgazette.com/Federal+judges+press+cent+over+four+years/1044667/story.html

The article says that, Canada's federally appointed judges are on a quest for a pay
raise of 17% over the next four years, despite a receding economy and scaled-back
pay for politicians and other public servants covered by the federal treasury. When a
litigant, whether an attorney or self represented, goes before the court, he is expected
to make the argument to show the merit of his case, thus it should not be any different
with judges who expect a 17% pay raise. Until citizens continue to witness corruption
coming from the bench and the bar, the government ought to seriously consider
shutting down the courts because there is no future in that institution anymore.

Thank you for your immediate attention to this urgent matter.

Sincerely,

Tina Zanetti
c.c. Anthony Jasich and Harold Gaffney

Encls.


http://www.montrealgazette.com/Federal+judges+press+cent+over+four+years/1044667/story.html
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ORIGIN JULY 28, 1999, AMENDED THIS 29™ DAY OF JULY, 1999
NEW WEST D PURSUANT TO SUPREME COURT RULE 24(1)(a).

JUL 3 0 1998 No. 8054982
New Westminster Registry

ciiL REG‘STﬁ THE SUPREME COURT OF BRITISH COLUMBIA

BETWEEN:
WILBERT KENNEDY

PLAINTIFF
AND:

JOHN DOE, ROBIN CAMERON, WEST COAST REALTY LTD,,
RICHARD STASZKOW, HOMELIFE BAY CITY REALTY INC,,
LADNER DOWNS sued as a firm, NOORT DEVELOPMENTS,
MARK WOJCIECH BISKUPSKI, and MARZANNA BISKUPSKI,
and the ATTORNEY GENERAL IN THE PROVINCE OF BRITISH
COLUMBIA

DEFENDANTS
AMENDED STATEMENT OF CLAIM

1. The Plaintiff is retired and lives at 1204 Yew Street, Bellingham, Washington, U.S.A.

2, The Defendant, John Doe’s occupation and address is unknown.
(the “Imposter”)

3. The Defendant, Robin Cameron, is & real estate agent employed by West Coast Realty
Ltd. carrying on business as Sutton Group-West Coast Realty, whose address is #102-145
West 15" Street, North Vancouver, British Columbia.

(“Ms. Cameron”)

4, The Defendant, West Coast Realty Ltd. carries on business as Sutton Group-West Coast
Realty and operates a real estate agency with its registered and records office located at
Suite 450-688 West Hastings Street, Vancouver, British Columbia.

(“Sutton Group”)
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10.

11.

12.

The Defendant, Richard Staszkow, is a real estate agent employed by Homelife Bay City

Realty Inc., whose address is #10 - 1199, Lynn Valley Road, North Vancouver, British
Columbia.

(“Mr. Staszkow™)

The Defendant, Homelife Bay City Realty Inc., is a real estate agency carrying on
business operations at #10-1199 Lynn Valley Road, North Vancouver, British Columbia.

(“Homelife™)

The Defendant, Noort Developments, is a partnership made up of Femco Development
Ltd,, Norco Development Ltd., and Lenco Development Ltd., whose business activities
include inter alia, residential land development and construction and whose address is
#1800 - 400 Burrard Street, Vancouver, British Columbia.

(*'Noort Developments™)

The Defendant, Ladner Downs, is a law firm whose address is 1200, Waterfront Centre,
200 Burrard Street, Vancouver, British Columbia.

The Defendant, Mark Biskupski, is a nursing aide whose address is 1748 Deep Cove
Road, North Vancouver, British Columbia.

The Defendant, Marzanna Biskupski is a teacher whose address is 1748 Deep Cove Road,
North Vancouver, British Columbia.,

(Mark Biskupski and Marzanna Biskupski hereinafter referred to as the “Biskupskis")

On November 3, 1987, and at all material times thereafier, the Plaintiff was the registered
owner of a bare residential lot located in the City of North Vancouver, Province of British
Columbia which is more particularly known and described as:

PID: 008-725-390
Lot 11, District Lots 543 & 575
Plan 18033

(the “Property™)
In or about the month of November, 1998, the Imposter, on his own or otherwise

embarked on a criminal scheme to fraudulently deprive the Plaintiff of the Property and
any benefits arising therefrom (the “Scheme™).
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13,

14.

15.

16.

17.

18,

19.

20.

At no time did the Plaintiff consent to the actions of the Defendants set out herein and in
particular the Scheme, and at no time material to this action did the Plaintiff have any
knowledge of the activities of the Defendants set out herein and in particular the Scheme.

In furtherance of the Scheme, the Imposter posed as the Plaintiff and fraudulently
represented himself to be the Plaintiff for the purposes of entering into a written listing
agreement listing the Property for sale with Ms. Cameron and Sutton Group (the “Listing
Agreement”) to wit the Imposter signed the Listing Agreement by subscribing the .
Plaintiff's name.

In furtherance of the Listing Agreement, Ms. Cameron and Sutton Group marketed the
Property for sale.

Thereafter and on or about December 10, 1998, Noort Developments as purchaser made a
written offer to purchase the Property for $220,000.00 and otherwise on terms and
conditions set out in an interim agreement which the Imposter agreed to by subscribing
the Plaintiff’s name as Vendor (the “Interim Agreement”).

The Plaintiff says that Ms. Cameron and Sutton Group were an effective cause in
bringing about the Interim Agreement.

Pursuant to the Interim Agreement, Noort Developments paid a deposit on the Property in
the amount of $20,000.00. (the “Deposit”).

Upon the execution of the Interim Agreement, the Imposter posed as the Plaintiff and
fraudulently represented himself to be the Plaintiff for the purposes of retaining Ladner
Downs to act as legal counsel on the conveyance of the Property to wit the Imposter did
retain Ladner Downs to act as legal counsel to convey the Property (the “Retainer”).

In or about the last week of December 1998, and prior to the conveyance of the Property,
Noort Developments entered into an agreement with the Biskupskis which included inter
alia: ’

(a) an agreement 1o assign Noort Development’s interest in the Interim Agreement to
the Biskupskis;

(b)  anagreement to provide the Biskupskis good and marketable title to the Property
by having the Vendor as Transferor execute a Form A Transfer to the Biskupskis
as Transferees (the “Transfer”);

{©) an agreement to finance the Biskupskis' purchase of the Propetty;

(d) anagreement to finance the construction of a house for the Biskupskis on the
Property; and

(e) an agreement to build the Biskupskis a house on the Property.

(the “Biskupskis’ Contract™)
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21.

22,

23.

24,

25.

26.

27.

28.

29.

In furtherance of the Biskupskis® Contract, the Biskupskis granted Noort Developments a
mortgage in the Property (the “Mortgage™) to be filed concurrently with the Transfer.

On or about December 29, 1998, the Imposter attended Ladner Downs® law offices for the
purpose of signing the requisite conveyancing documents for the Property and in fact did
sign these same documents subscribing the Plaintiff’s name to each and every document
with the exception of the Transfer. The Imposter took the Transfer and left the law
offices of Ladner Downs and thereafter fraudulently subscribed the Plaintiff’s name on
the Transfer as Transferor or altematively directed or permitted some other person to
fraudulently subscribe the Piaintiff’s name on the Transfer as Transferor. Furthermore,
the Imposter fraudulently subscribed the name of Virginia Lange as the witnessing officer
on the Transfer and fraudulently impressed the Transfer with a Notary Stamp,
Alternatively, the Imposter directed or permitted some other person to fraudulently
subscribe the name of Virginia Lange as witnessing officer on the Transfer or permitted
some other person to fraudulently impress the Transfer with a Notary Stamp.

Thereafier, the Imposter returned the Transfer to Ladner Downs who in tumn sent the
Transfer for filing and registration to the New Westminster/Vancouver Land Title Office
and on January 6, 1999, the New Westminster/Vancouver Land Title Office registered the
Transfer and subsequently registered the Mortgage (“Completion™).

Upon Completion, the Biskupskis commenced the construction of a house on the
Property and have effected improvements to the Property.

Upon Completion, Ladner Downs charged out of the proceeds of sale from the Property,
those monies owing under their Retainer including but not limited to fees, disbursements
and taxes.

Upon Completion, Ms. Cameron and or Sutton Group received out of the proceeds of sale
from the Property, the commission owing under the Listing Agreement and in the amount
of $5,724.50 inclusive of GST.

Upon Completion, Mr. Staszkow and or Homelife received out of the proceeds of sale
from the Property, the commission owing under the Listing Agreement and in the amount
of $4,975.50 inclusive of GST.

Donald McLellan, legal counsel for Noort Developments continues to retain in trust,
monies from the sale of the Property being the difference between the Deposit and the
commission fees paid to Ms. Cameron, Sutton Group, Mr. Staszkow and Homelife (the
“Hold-Back™).

The Plaintiff says that as the owner of the Property, Ms. Cameron and Sutton Group owed
the Plaintiff a fiduciary duty, to exercise all the reasonable care, skill, diligence and
competence of a Real Estate Agent and Real Estate Agency both when contemplating the
Listing Agreement and thereafier upon entering the Listing Agreement.
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31

32.

33,

34.

3s.
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The Plaintiff says that the identity of the person who signs as Vendor under an interim
agreement is a material fact and that Ms. Cameron and Sutton Group had an obligation to
both verify and know whether their principal and an eventual signatory under the Interim
Agreement was Wilbert Kennedy. To wit, the Plaintiff says that Ms. Cameron and Sutton
Group negligently failed to verify the identity of their contemplated principal in advance
of the Listing Agreement and thereafter in advance of and upon the execution of the
Interim Agreement.

Furthermore, the Plaintiff says that Ms. Cameron and Sutton Group breached their duty of
care to the Plaintiff by negligently entering into the Listing Agreement and negligently
procuring the sale of the Property.

Particulars of Ms. Cameron’s and Sutton Group’s negligence and breach of fiduciary duty
are as follows:

(&)  Atno time did Ms. Cameron nor anyone at Sutton Group have a face to face
meeting with the Imposter in anticipation of the Listing Agreement or upon the
execution of the Listing Agreement;

(b}  Atno time did Ms. Cameron nor anyone at Sutton Group have a face to face
meeting with the Imposter in anticipation of the Interim Agreement or otherwise;

() At no time did Ms. Cameron nor anyone at Sutton Group make a reasonable
attempt to verify the Imposter’s identity and or corroborate the Imposter’s
fraudulent misrepresentation that he was Wilbert Kennedy; and

{(d)  Ms. Cameron and Sutton Group agreed with the Imposter to list and sell the
Property far below fair market value where in the above circumstances, a
reasonable Real Estate Agent would have made further inquiries into the propriety
of the Listing Agreement and specifically the identity of the Imposter.

Furthermore, the Plaintiff says that the Biskupskis® Contract is void in its entirety as
Noort Developments breached a fundamental term in the Biskupskis® Contract by failing
to assign any interest in the Interim Agreement to the Biskupskis.

In addition or in the alternative, the Plaintiff says that the Biskupskis* Contract is void in
its entirety as Noort Developments agreed to provide the Biskupskis good and marketable
title to the Property which Noort Developments breached by innocently or otherwise
procuring a fraudulent Transfer for registration.

In addition or in the further alternative, the Plaintiff says that Noort Developments
innocently or otherwise assigned & void Interim Agreement and innocently or otherwise
procured a void Transfer for registration and as a consequence, fundamentally breached
the Biskupskis® Contract and have provided a complete absence of consideration for the
Biskupskis® Contract.

Page 7
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36.

37.

In addition or in the further alternative, the Plaintiff says that the Biskupskis® Contract
was entered into under a mutual mistake wherein both parties wrongly believed that
Noort Developments had an interest to assign under the Interim Agreement.

In addition or in the further alternative, the Plaintiff says that the Biskupskis’ Contract
was entered into under a mutual mistake wherein both parties wrongly believed that
Noort Developments could procure a registrable Transfer to the Property providing both
good and marketable title to the Biskupskis.

The Plaintiff claims against the Imposter as follows:

(2)
®
©
@
(e)

Damages;

Punitive Damages;
Apggravated Damages;
Court Ordered Interest; and

Costs.

The Plaintiff claims against the Biskupskis as follows:

(@)
(b)
©
(@
(e)

(63
(e)
(h)

A declaration that the assignment of the Interim Agreement is void;

A declaration that the Transfer is void;

An Order that the Biskupskis be ejected from the Property;

A declaration that the Plaintiff is the fee simple owner of the Property;

An Order that Title to the Property vest in the name of Wilbert Kennedy, free and
clear of all encumbrances including the mortgage registered under BM355493 and
subject only to the reservations, provisos, exceptions and conditions in the
original grant thereof from the Crown;

A Certificate of Pending Litigation against the Property;

Costs; and

Such further and other relief as to this Honourable Court may deem meet and just.
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The Plaintiff claims against Noort Developments as follows:

(@)
(b)

(©

C))

(®
0]
(8
@)

@
G

A declaration that the Interim Agreement is void;

A declaration that Noort Developments breached the Biskupskis’ Contract by
failing to assign to the Biskupskis an interest in the Interim Agreement;

A declaration that Noort Developments breached the Biskupskis’ Contract by
procuring the Transfer which did not provide good and marketable title to the
Property;

A declaration that Noort Developments fundamentally breached the Biskupskis®
Contract and have provided a complete absence of consideration;

A declaration rescinding the Biskupskis® Contract;
A declaration that the Biskupskis® Contract is void;
A declaration that the Mortgage is void;

An Order discharging from title to the Property, that mortgage registered against
the Property under BM355493;

Costs; and

Such further and other relief as this Honourable Court may deem meet and just.

The Plaintiff claims against Ladner Downs as follows:

(2)
®

(©)

C))
(e)

A declaration that the Retainer is void;

Damages for those monies paid to Ladner Downes pursuant to the Retainer from
the sale proceeds of the Property;

Court Order Interest;
Costs; and

Such further and other relief as this Honourable Court may deem meet and just.
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The Plaintiff claims against Ms. Cameron and Sutton Group as follows:

@
(b)

(©

@
(e
®

A declaration that the Listing Agreement is void;

Damages for negligently failing to verify the identify of the principal under the
Listing Agreement and breach of fiduciary duty to the PlaintifT;

Damages for those monies derived from the proceeds of sale of the Property and
paid to Ms. Cameron and or Sutton Group pursuant to the Listing Agreement;

Court Ordered Interest;
Costs; and

Such further and other relief as this Henourable Court may deem meet and just.

The Plaintiff claims against Mr. Staszkow and Homelife as follows:

(a)

- ®

©
@
()

A declaration that the Listing Agreement is void;

Damages for those monies derived from the proceeds of sale of the Property and
paid to Mr. Staszkow and Homelife pursuant to the Listing Agreement;

Court Ordered Interest;

Costs; and

Such further and other relief as this Honourable Court may deem meet and just.

The Plaintiff seeks a declaration that the Plaintiff is entitled to the Hold-Back together
with accrued interest.

The Plaintiff seeks an Order that Donald McLellan pay over to the Plaintiff the Hold-
Back together with accrued interest.

The Plaintiff seeks an Order that the Registrar of Titles at the New
Westminster/Vancouver Land Title Office give effect to the terms of this Order through
registration.
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The Plaintiff claims against the Attorney General in the Province of British Columbia as
follows:

(a) A declaration that the Imposter can not be found;

(b)  Unrecovered damages including interest against any and all named Defendants
payable out of the Assurance Fund;

(c) Unrecovered costs against any and all named Defendants payable out of the
Assurance Fund; and

@ Such further and other relief as this Honourable Court may deem meet and just.

PLACE OF TRIAL: NEW WESTMINSTER, BRITISH COLUMBIA

Dated: July 27, 1999

for the Plaintiff

This Statement of Claim is filed by Wayne R. Neufeld of the law firm of Rosborough &
Company, solicitors for the Plaintiff, whose office is located at #201-33832 South Fraser Way,
Abbotsford, British Columbia, V28 2C5. Telephone (604)859-7171 Fax (604)853-8635




No.5054982
New Westminster Registry

IN THE SUPREME COURT OF BRITISH
COLUMBIA

BETWEEN:

WILBERT KENNEDY
PLAINTIFF

AND:

JOHN DOE, ROBIN CAMERON, WEST
COAST REALTY LTD., RICHARD
STASZKOW, HOMELIFE BAY CITY
REALTY INC,, LADNER DOWNS sued as a
firm, NOORT DEVELOPMENTS, MARK
WOJCIECH BISKUPSKI, and MARZANNA
BISKUPSKI, and the ATTORNEY GERNERAL
IN THE PROVINCE OF BRITISH COLUMBJA

DEFENDANTS

AMENDED
WRIT OF SUMMONS AND
STATEMENT OF CLAIM

ROSBOROUGH & COMPANY
Barristers and Solicitors
33832 South Fraser Way

Abbotsford, B.C. V2§ 2C5
Telephone: 859-7171 Vancouver Line: 857-2373

Facsimile: 853-8635
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LﬁNDTTITLE OFFICE: Lower Main PAGE 1
REQUESTOR: COUNTER #2 ) 12:14 P%@ﬁ?1%8—26
TITLBmedO: BM355492 VANCOUV Engw

N— TITLE NO: BM355492
FROM TITLE NO: H4674

APPLICATION FOR REGISTRATION RECEIVED ON: 31 DECEMBER, 1998
ENTERED: 06 JANUARY, 1999

REGISTERED OWNER IN FEE SIMPLE:
MARK WOJCIECH BISKUPSKI, NURSING AIDE
MARZANNA BISKUPSKI, ECE TEACHER
1748 DEEP COVE ROAD
NORTH VANCOUVER, BC
V7G 1S5
AS JOINT TENANTS

TAXATION AUTHORITY:
MUNICIPALITY OF NORTH VANCOUVER

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 008-725-3S0
LOT 11 DISTRICT LOTS 543 AND 575 PLAN 18033

LEGAL: NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

- ORTGAGE
BM355493 1998-12-31 11:29
REGISTERED OWNER OF CHARGE
FERNCO DEVELOPMENT LTD."
INCORPORATION NO. 101530
AS TO AN UNDIVIDED 1/3 INTEREST
BM355493
NORCO DEVELOPMENT LTD.
INCORPORATION NO. 101717
AS TO AN UNDIVIDED 1/3 INTEREST
BM355493
LENCO DEVELOPMENT LTD.
INCORPORATION NO. 101531
AS TO AN UNDIVIDED 1/3 INTEREST
BM355493

CAVEAT
BN151261 1999-06-14 13:01
REGISTERED OWNER OF CHARGE
WILBERT KENNEDY
BN151261

CLAIM OF BUILDERS LIEN
BN175879 1999-07-06 09:11
REGISTERED OWNER OF CHARGE
NOORT DEVELOPMENTS
A PARTNERSHIP
N BN175879

CERTIFICATE OF PENDING LITIGATION
BN206162 1999-07-30 15:33

REGISTERED OWNER OF CHARGE
CONTINUED ON PAGE 2



LAND “TITLE OFFICE: Lower Main PAGE 2
FEQUESTOR: COUNTER #2 12:14 P3YRo148-26
TITLEwwO: BM355492 VANCOUVEn.

WILBERT KENNEDY
~ BN206162

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASTIBLE TITLE: NONE OUTSTANDING
TRANSFERS: NONE

PENDING APPLICATIONS: NONE

**% CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***



LAND TITLE OFFICE: Lower Main

PAGE 1

REQUESTOR: COUNTER #2 10:05 Pgge-p5-23

TITLE NO: BM355492 VANCOUVER

TITLE NO: BM355492

FROM TITLE NO: H4674

APPLICATION FOR REGISTRATION RECEIVED ON: 31 DECEMBER, 1998
ENTERED: 06 JANUARY, 1999

REGISTERED OWNER IN FEE SIMPLE:
MARK WOJCIECH BISKUPSKI, NURSING AIDE
MARZANNA BISKUPSKI, ECE TEACHER
1748 DEEP COVE ROAD
NORTH VANCOUVER, BC
V7G 1S5
AS JOINT TENANTS

TAXATION AUTHORITY:
MUNICIPALITY OF NORTH VANCOUVER

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 008-725-390
LOT 11 DISTRICT LOTS 543 AND 575 PLAN 18033

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

MORTGAGE
BP142437 2000-06-20 14:19
REGISTERED OWNER OF CHARGE
HSBC BANK CANADA
BP142437

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28,

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING
TRANSFERS: NONE

PENDING APPLICATIONS: NONE

*%* CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN **#*

L.T.A."



PAGE 2

LAND TITLE OFFICE: Lower Main
REQUESTOR: COUNTER #2 10:08 F%ﬂﬂ%1%§—23
. TITLE NO: BM355492 VANCOUVER
. VWILBERT KENNEDY
BN206162
MORTGAGE
BP142437 2000-06-20 14:19

REGISTERED OWNER OF CHARGE
HSBC BANK CANADA
BP142437

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS: NONE
CORRECTIONS: NONE
PENDING APPLICATIONS: NONE
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e DEC 31 11 29 BH355492

LAND TITLE ACT e
FORMA e vm“,cf-}f??,}ﬂ%ﬁ J

{Section 181(1)) LR M

PROVINCE OF

BRITISH COLUMBIA

FREEHOLD TRANSFER (This area for Land Titis Office use)  Page 1 of 1 page

1. APPLICATION: {Name, address, phons number and signature of appllicants solloitor or agent)
BONRALD D MCLELEAN;

¥ : Qllcltor
#370-550 6L New WedBRIRUtHMMTRREURNER < So : 7
V3 £26-1805 BARRISTERS & SOLICITORSg o1 icitor/Agen
#300 - 1401 LONSDALE AVfe] fent. No. 010646
NORTH VANCOUVER, B.C.

2. @ PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LB WO 980-4308

{PID) {LEGAL DESCRIPTION)
008-725-390 Lot 11 District Lots 543 and 575
Plan 18033
(b} MARKET VALUE: $220, 000.00 13 9B/12/31 11226843 01 W 1101
FEE SINPLE $35.00
3. CONSIDERATION: $220,000.00

4, TRANSFEROR(S):*
WILBERT OWEN KENNEDY

5. FREEHOLD ESTATE TRANSFERRED:*
FEE SIMPLE

6. TRANSFEREE(S): (including occupation(s), postal address{es) and postai coda(s))*
MARK WOJCIECH BISKUPSKI, Nursing Aide, and

MARZANNA BISKUPSKI, ECE Teacher, both of 1748 Deep Cove Road,
North Vancouver, B.C. V7G 1S5 as "JOINT TENANTS"

7. EXECUTION(S):** The transferor(s) acospt(s) the above consideration and understand{(s) that this instrument operates 10 transfer the
freshold sstate in the land described above to the transferes(s),
EXECUTION DATE
OFFICER SIGNATURE(S) TRANSFEROR(S),SIGNATURE(S)

Y M D

: ,: g 98 12 29

(U #206-3650 Mount AN
VIRGINIA LANGE h Seymour Parkway Wilker ' en Kennedy
Oﬁﬁmﬂﬁﬁ%j North Vancouver, B.C. V7H 21
Semnwupsgyﬁﬁ h#gmonmlon that you are a solicitor, notary publlo or other person authorized by the Evidence Act, RS.B.C. 1979, c.

Nevshd/mueadidayin ,fg;uoﬂﬂ% Columbia and certlfles the matters set out in Part 5 of the Land Titls Aot as they pertain to the execution of
this instRANERR4) 924-0099

- i space insufficient, enter "SEE SCHEDULE" and attach sohedule in Form E,
b I space insufficient, continue executions on additional page(s) In Form D, (ito /fakenn)
END OF DOCUMENT

AGENTIS INFORMATION 7
SERVICES INC\, ™
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To oneself

¢y

2

3

@

&)

©

A lawyer should assist in maintaining the honour and integrity of the legal
profession, should expose without fear or favour before the proper tribunals,
unprofessional or dishonest conduct by any other lawyer and should accept
without hesitation a retainer against any lawyer who is alleged to have wronged
the client.

It is the duty of every lawyer to guard the Bar against the admission to the
profession of any candidate whose moral character or education renders that
person unfit for admission.

A lawyer should make legal services available to the public in an efficient and
convenient manner that will command respect and confidence. A lawyer’s best
advertisement is the establishment of a well-merited reputation for competence
and trustworthiness.

No client is entitled to receive, nor should any lawyer render any service or
advice involving disloyalty to the state, or disrespect for the judicial office, or the
corruption of any persons exercising a public or private trust, or deception or
betrayal of the public.

A lawyer should recognize that the oaths taken upon admission to the Bar are
solemn undertakings to be strictly observed.

All lawyers should bear in mind that they can maintain the high traditions of the
profession by steadfastly adhering to the time-honoured virtues of probity,
integrity, honesty and dignity.

4 [01/93] -

C)



From: UBCLaw Alumni [mailto:alumni@taw.ubc.ca]
Sent: Friday, January 11, 2008 2:29 pPM

To: tina zanetti

Subject: RE: Class of 1980-1981

Hi Tina,

In the early years of the law school, the sections or “small groups” that students were divided into
were more pronounced and they took many classes with each other. I am positive that by 1980,
this practice was in decline and 1980 was one cohesive graduating class. Regardless of whether
section enroliment was heavy at the time, everyone would have known each other and graduated
as one cohesive body. | probably made things unnecessarily complicated. Suffice jt to say that
yes, they graduated from the same class. Ignore all notes an sections.

Chris

Christopher Trueman
Alumni Coordinator

Faculty of Law, University of British Columbia
alumni@law.ubc.ca
604.827 3612

From: tina zanetti [mailto:tinaz@shaw.ca]
Sent: Friday, January 11, 2008 2:27 PM
To: UBCLaw Alumni

Subject: RE: Class of 198C-1981

Hi Chris,
Do you mean that members of a class are divided in two groups?
How many was there in graduating class of 19807
Tina
From: UBCLaw Alumhi [mailto:alumni@law.ubc.ca]
Sent: Friday, January 11, 2008 2:06 PM
To: tina zanetti
Subject: RE: Class of 1980-1981
Hi Tina,
i i i lass of 1980. If
Justice Bernard and Keith Oliver were both members of thg LLB. graduat:r_xg c _
you were seeking further details, as to whether they were in the same section in early years, it

would prove to be a more difficult request. 1 hope this helips.

Regards,
Chris




2on THE AV OCNTE COL 02 PART 2 MAROH o0,

edge, his generous mentoring of young counsel, his JO) ful sense of humour, his
genuine t]mug]nfulncas toward office staft. He was the kind who would alw dys
enter the office hucke)' pool' although apparcm]y never luck)' enough to wim. H.
would always car Tunch with his colleagues—giving rise 1o stories abourt his
Jppdl]ing vet unch,mging taste in sandwiches. But the true function and effect of
those lunches was to build fong and dccp friendships as well as a fund of Ehreke
stories on alimost any topic. He s famous in that funchroom for his rnc>clopk~

dic knowledge of subjects ourside the law, and indeed ourside the common expe-

rience of most of the rest of us. A co”caguc comments, When Bill sdys 4 proper
name for sonh‘rhing, you never know if he's refcrring [0 a4 recent Suprcmc Court
of Canada case or the most recent Norw eglan indcp:‘ndem I PL{)’iDg ar the
Cim‘l]mtu]llct"

I reserve to the end of this note the tl‘u])‘ im}mr[.m[ Pcop]v—}))il]'g
!11mill\; 'I"hc/\' are his daughrcr, Tara, and her paroner, Patrick; his gr.mdddughnr,
Samantha; and most of all his partner since the mrl)' 1930s, Donna. Donna
teaches theatre with greac skill and enthusiasm at Magee Secondary School, and
it1s a nice commentary on Bill's life to know that he and Donna met when they
were both uking part 1 a pl‘oduction ol Brigadoon b) the Grearer Vancouver
Operatc Society. Donna, ever the thearrical critie, recalls the Pcrf})rnmn(v irselt
with some chagrin; but her own performance clearly shone, as she has been con-
rral ro Bill's life ever since.

Bill has been one of British Columbia’s tinest .IPPC]]J[C barristers, and thos.
who have been lucky enough to have worked with him are convinced chat he will
make an cqually impressive mark as 4 judge. We will miss hiny, but we wish him

greal stccess and satisfaction i his new career.

JEEE SRR N S R e I S TR NP S R SR
S——— S— gy N S—

The Honourable M. Justice Lance W. Bernard

What can one sdy about a2 man who 1s ﬁ"u]ue‘ml)' Mis-
taken for Harrison Ford? A man who, as his law school

civil it })mf observed, has a name "righf out ol o Huar-

lcquin romance A man who has had a stellar career as

a Crown counsel, prosecuting some ol rthe hig}hmhpm—
R

hle cases in recent history, and who has held avariery of
challenging posts for the Cronwn? A man of whom his
harshest eritics can only says THe's allergic to cars™

On August 21, 2003, 11 New Westminster, Lance W, Bernard was sworn in as
a justice of the Suprcme Court of British Columbia. Lance 1s one of those rare
individuals who can cJaim to be an original inhabitant of Vancouver; he vwas born
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here 48 vears ago and has lived in the city even since. graduating from Eric Ham-
ber High School and the UBC Faculties of Commerce and Law. He articled with
NeFarlane, Pearkes & Co.. was called to the bar in 1081 and immcdi;»t(ﬂy afrer-
ward joined the Crown swhere he remained until his appointment.

One of Lance’s finest ateributes is his ability to maintain a sense of balance and
perspective. His high]}' pragmatic appmach was evident earle on. in law schoal.
when he caretully analvzed the amount of tme and cffort required to crack the
top 10 list and concluded thae 1t was just not worth the sacrifice. Tnstead. he
apted for a balanced life and mamtained respectable marks while enjoving an

active and eclectic social life. When not in classes or 1 the lil‘r,n"\A he often could

e found at an art g;chry at a the: p]m'iﬂg Q(]U;l<|1 or with
v bag of Lec's chocolates in hand. window shopping and grazing his way up and
down 10th Avenue.

During university, m the summers, Lance worked as o Grav Line bus driver. He
is probably che only person whoo having missed the Horseshoe Bay evit suecess-
fully made a U-turn i a passenger bus on the Sea-to-Ske Highway, He evpanded
his geographical knowledge of the province after acquiring the Victoria and
Fraser Valley runs.and much to the surprise of regular passengers. took them on
routes hitherto unknown to them or the bus company. However. watching the
enfamiliar countryside blur past them, his passengers presumed he knew h.nt lye
was doing and he lolged ahcad. unchallenged. with his characteristic dP](HHb and
confidence. There may be moments of bus driving déja v for Lance in the months
shead ’

Although Lance held a number of administrative positions at Crown. includ-
mg Admintstrative Crown Counsel ar Family Court. and Deputy Regional
Crown. his great passfon is for the courtroom. and 1t was there he demonstrated
his prowess as a tefal lavwver He Pr(‘vx‘(‘(‘u[(‘d some of British Columbia’s most
highly publlct/(d and sensitive cases. including the pro-life supporters at the

nlmrtmn clinics for contempt of court. midwife Gloria Lemay for criminal neg-

igence uusmg death; the Starbucks case. in which the manager was killed by the
hushmd of a store (mplo)t(. and one of the longest trials in Canadian |nst(»r\.
the prosecutions artsing out of the Gustatsen Lake incident.

When analyzing L.mu: s skill as a licigator, colleagues fre ]utnt]\ refer to his
ability to hone a case to its bare C§€611fld]< deal with matters in a pr,urlca] com-
monsense manner and, although eloquent. to use pLun language. free of rheroric.
They also often mention his \\illingness to pr'o\’ide guidanc€ ta others and the
grENerosity with which he made time to listen and advise, C]ﬁ‘SPitC the cha]]enges
of his own workload.

In 19971, when Lance was ;—1}\ptui1\ted Deputy chimnal Crown Counsel for the
Vincouver Region. his open-door po]icy was at first regarded with some ﬁlchri—
cisim by those who dida't know him swell—but thev soon learned that he was
chvavs w tlling to share his wisdom or just have a good l;mgh, One young prose-
utor at the time observed that Lance had a daunting reputation. so she was
somewhat intimidated by this very talll elegant. inunaculacely dressed and
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groomed man i the large bﬁau[ifu]]/\ furnished corner ofhce. Bur that didn't lass
lopg. "

Lance has been described as calm and unﬂappablc, qualities that have made him
a highly effective barriscer was well as an etticient and _Jpproachab]u adminisera-
tor. He takes all problems m stride. Soon after he was Jppuimed coordinator of
the Gang Prosecution Unir, the nerghbours in the house beside him were
quizzing him on the dangcrs of the posttion and asked hnm if he wasn't worried
abour Pcrson.ll a(lfct/\. He rcplicd that he wasn't in the least bir concerned, since
gang members are notoriously poor shots, They usually miss their targets, he
said, "and hit the house next door”

Not only has Lance been a mentor to his junior colleagues, he has contribured
many hours of his own time 1o the Jegal meemion. He was a popul.]r Juest
mmstructor at PLTC, has particip,x[rd i numerous CLE courses, was 4 guesr
mstructor at URC ['ﬂlculr)' of Law and was a member of the Ad\im)rl\/ commirice
to the Provincial Judicial Council, rccvml/\' stepping down after chree years as its
chair.

Lance took over as Depury chimu] Crown Counsel in charge ot 222 Nuain
Street at a woubled time, and mothe ensuing tvo and o Jhalt years e has imp]cv
mented improvements that resulted i greater order and calm, enhanced 1es el
ciency and boosted staff morale. Apart from the signihicant pmccdmu;l and sub-
stantive changes tor which he was responsible, one of his innovations 1s still
talked abour with muved admiracion and disbelief. Lance combined his tine cye tor
decoration and arc, and his skill as one who can streech o dollar 1o its most cle-
gant end, when he deaided o ratse morale b) impm\ing the drab Nain Street
offices. In Victoria, on Crown business, he Tearned of 4 vast amount of arivwork
mouldcring i the Provincial Archives, and Ihr«)ugh undisclosed \\hm‘ling and
dealing, he managed ro obraim several of these picces to hang on the walls ar 222
Matn. Later, visitors were astonished to hnd o Gordon Smith patnting i the wait-
ing room and a Jack Shadbolt il'ip[) ch gracing the boardroom.

Lance has an m)rlgjnﬂ turn ol mind and s well known tor his (]uirk), ofthemn
sense of lhumour. He has used this, with great cftect, to defuse tension, reduce
stress and raise othee spirits. At Main Streer he sssued o direcove calling tor a
quarterly ottce party and organized the brst one, the January Blues Bash, himsell
He was akey orchestrator of, and Participant m, ottice celebrations, and starred

i numerous skits, most nu(.lb])’ the infamous “Full Mon[) Flis fvourite car-
toon 1s The Far Side, and he has still not recovered Trom (iu*/\ Larson's retire-
ment-—although many people suspect thar Lance A([lm”/\' 15 Gary Larson.

His creavniny and mrelligence found scope not only  erafting ﬁm*l) reasoned
and w ell-argued prosecutions bat i his personal pursuies. He s an avid and dis-
cerning art collector and music lover and has a fine sense of style, both in dress
and decor. Over the last few years, Lance has transformed the ntertor of his
house from avery pleasant, albeit ordinary residence, to'one of uniqueness, com-
Fort and bcdurl\‘, Al the more remarkable because man) of the renovations have
been done by Lance himselt—though often not withour some rribulations. His
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musings. just before beginning his most recent (and fraught) project—"Hou
long can it take? How hard can it ber"—might for anyone cl<c have served as an
L“‘ITAP,L

[Lance has an insatiable curiosiey. and this questioning and questing (s appar-
corin all aspeces of his life. He cravels abroad frequently and usaally comes back
with stories of adventure that his friends are 11.1}\}\/\ to cxperience vicariously. [He
has been see apon by bandies in the Masar Mara; a travel CoOmpanion was jailed for
ik in Tran before being allowed toleave the country: an opera diva entertained

I 10 her New York apartment. e has hiked tnto remote areas of the Far East.

wandcered ajor European citics and has even travelled
(he backroad from Burns Lake to Houston

[nvitations to Lance's dinner parties are coneted A GUESE 18 assured an CYquis-
nehy }\r(}\;n‘(d meal and dinncr companions hose pmll‘x‘x‘inns‘ and interests span
husiness. the ares. law and academia. And. of course. there is alwayvs an abundance
nf‘l.lught(r.

Over and above his skill as a liwyer and his cultivacion of @ myriad of diverse
mterests. Lancc's most admirable quality is his capacity to form deep and endur-
my I]’ichdships. Many of these f‘ri(‘ndshi}\s were established in |1ig|\ school and
LN ErsIey dnys, As he has ;lg(‘d‘ instead of narrow ing his circle of friends. as oth-
crs tend to do. Lance l\'(‘(‘}w ;ldding. He knows more peo}\]c than a pn]i[i(i;m, and
it 18 rare that onc attends a social or cultural event wich him swhere he docsn't run
into at least a few {riends. And remarkably, manv of the }\(\up](‘ who know him
don't canstder Lance to be just a friend. but one of their best. Tt is his consider-
ation Tor others. his decp loyaley, his discretion. his love of fun and his willing-
ness to make light of his own foibles and occasional gaffes that make people cher-
ish his friendship. In a crisis. his friends know that Lance can always be relied
tpon to lend h(‘|p and encouragement.

A hne Abili[\' in the law is vital to the makinu a g(md judgc However, a sense

fhumaniry. a l\nm\]edoc of the wider world, an insatiable curiosity and being a
mmd and caring person add immeasurably to the mix. Lance has all of these quu al-
ities in abundance. and his friends and u»”m%ms know chat he will put them to
good use in his new life on the bench. We celebrate his appointment.
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The Honourable Judge Peder David Gulbransen

Peder Gulbransen was appointed to the Provincial Court of British Columbia on July 18, 2003. He now sits in
Abbotsford, B.C. He was at the time of his appointment Regional Crown Counsel for Fraser Region, a post he had held
since 1997.

Peder joins a number of previous New Westminster Regional Crowns appointed to the bench, including Cullen, J.,
Stewart P.C.J. and Weitzel P.C.J.

Peder spent most of his career with the Crown, following a few years in private practice. He was a member of the
Abbotsford Crown office from 1982 to 1987, administrative Crown in Burnaby from 1989 to 1991, deputy regional
Crown in New Westminster and finally regional Crown counsel until his appointment in July 2003.

He was born in 1948 in Vancouver and was educated at Simon Fraser University, graduating with a B.A. in 1971, and
took his LL.B. at UBC, graduating in 1977.

Prior to his career with the Crown, Peder articled in Prince George at Wilson King and Company. He was called to the
Bar of B.C. in 1978 and practiced as a staff lawyer at the Quesnel Community Law Centre, and later in general legal
practice with Bate & Company, also in Quesnel. He joined the Crown Counsel office in 1982.

Peder was married to Holly Williams on his birthday in 1988. They are the proud parents of two children, Monica and
Mark.

Peder has a wide variety of interests and is an avid baseball and football fan. His knowledge of the law is legendary
within the Crown system. He reads widely and speaks knowledgeably on many topics. He has been known to launch
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into a discussion of the life of Francis Bacon and just as readily switch to the history of an obscure semi-professional
baseball team from the 1960s.

Peder was a great leader in the office and a wonderful boss. You could always count on Peder's support when times
got tough, as they do on occasion in the life of a prosecutor. He is best known to his friends and colleagues as a man
who sees the best in people. He is refreshingly optimistic by nature, believes in fairness for all and truly does not have
a mean bone in his body.

Peder as a lawyer was always willing to help his colleagues with legal questions. It was always easy to ask Peder's
advice about a complicated legal matter, and he was invariably correct when giving an off-the-top-of-his-head opinion
on the law.

As regional Crown counsel, Peder was the ultimate recipient of complaints from members of the public or police.
Sometimes, complaints concerned charge approval decisions or the conduct of an individual prosecutor. There would
usually be no warning when a complaint call would come in. More than once when the phone rang, Peder would mutter
to himself, "Please let it be somebody nice." At least now the complaint line has gone silent for Peder. It is doubtful that
he will miss that aspect of his former job.

Although Peder spent a lot of his time in administrative work, he always managed to make the time to take on high-
profile and difficult trials. He was a complete barrister and true gentleman at the bar.

Peder has the gift of being both an intellectual and a pragmatist. He is possessed of a great sense of humour,
something that is very helpful in the life of a prosecutor and a judge. He is compassionate and unfailingly patient.
Peder has demonstrated an ability to give the benefit of the doubt to his fellow man. He listens carefully to people and
is unafraid to make difficult decisions, and therefore possesses the right stuff for his new job.

A senior judge at a dinner given in honour of Peder opined that Peder would one day be elevated to the Court of
Appeal. While a spot on that court may come his way one day, there can be no doubt that Peder will be a great trial
judge. The public is fortunate to have Peder sitting for now, at least, in the Provincial Court of British Columbia. He will
be greatly missed by his former colleagues.

The Honourable Judge Kenneth D. Skilnick

Although Ken Skilnick has been assigned to sit as a Provincial Court judge in Prince George, he was given a rousing
sendoff by his former colleagues in Abbotsford in March of this year.

Ken was born on October 3, 1956, in Yorkton, Saskatchewan, a town best known for its proximity to Manitoba. Ken
was one of 10 children. The saints figured significantly in his early education. He attended primary school at St.
Alphonsus School (motto: "Open bands, caring hearts") and secondary school at St. Joseph's College (which closed
following Ken's graduation in 1973 and only reopened some years later, after the Brothers were assured that Ken had
left town for good). While at school, Ken played football, baseball and hockey, but was particularly adept at the latter.

Ken attended pre-law at the University of Saskatchewan and enrolled in law school at that same institution in 1976. He
had written the LSAT on a bet with a friend (lowest scorer bought the winner a "40"). In 1979, he left the U of S with a
trophy naming him law school athlete of the year and an LL.B. signed by John Diefenbaker, then chancellor.

Ken articled with Paul Hleck, Q.C., in Regina and then joined Lane and Whitmore, which became Whitmore and
Company when Lane went on to serve as attorney general for Saskatchewan. Ken served as chief of staff for the
Honourable Eric Bertsen, deputy premier, in 1988-89 and later returned to private practice with the firm of Skilnick and
Shanks until 1993.

In 1993, Ken moved from Saskatchewan to B.C. to start work as a criminal defence lawyer at Abbotsford Community
Legal Services (as it then was, and, sadly, is no more). Under Ken's leadership, this "public defender" pilot project soon
set the standard for what was to become the legal aid staff lawyer model. Ken had a prodigious appetite for hard work,
as well as for chocolate and ice cream (which he was known to consume a quart at a time). Despite a heavy case load,

http://209.85.173.104/search?q=cache:Rs9m2ZbGodo]:www.thefreelibrary.com/New%2B (2 of 8) [11/17/2008 3:09:38 PM]



New judges. - Free Online Library

his trial preparation was always thorough and meticulously researched, whether he was defending a charge of murder
or mischief. In 1998, Ken took a six-month leave to become managing lawyer of the Legal Services Society's legal aid
clinic in Gastown. He then returned to Abbotsford, having developed a preference for life in the trenches in a smaller
community.

Following the closure of Abbotsford Community Legal Services in August 2002, Ken took a position as Crown counsel
in Chilliwack, until his appointment in March 2003.

The Lower Mainland climate encouraged Ken to pursue his athletic abilities, ranging from coaching baseball and
hockey to playing squash and competing in marathons. He has completed 14 marathons, which suggests an
independence of spirit and a profound wish, occasionally, to be alone.

Ken was also active in a number of community and professional organizations. He was founding president of the
Fraser Valley Criminal Justice subsection of the Canadian Bar Association, a member of a number of local community
boards and area volunteer for the Lawyers Assistance Program. Somehow, he also found time to write research
papers of topical interest and contributed to bar course materials prepared by the Continuing Legal Education Society.
His record of public and professional service suggests a willingness to help, a regard for his fellows, a significant depth
of professional experience and a surplus of energy, all of which bode well for the work ahead.

His colleagues in legal aid will also remember him for his sense of humour, his repertoire of songs (mainly the "lounge
lizard" variety) and his eclectic taste in ties.

Ken says that the Prince George folk have gone out of their way to make him feel welcome in their community. He is
grateful for the opportunity to serve in what he calls the most beautiful courthouse in B.C., although we hear he also
does his share of travelling to sit in places like Fort St. John, Dawson Creek, Fort St. James, Chetwynd and Quesnel.

Ken's appointment is well deserved.

The Honourable Mr. Justice William Frederick Ehrcke

The Honourable William Frederick Ehrcke was appointed to the B.C. Supreme Court on October 30, 2003.

Bill was born in 1946 in Albany, New York, and grew up in what he has described as a very happy family of six
children. He attended the University of Rochester, receiving a B.A. (with highest honours) in 1968. He went on from
there to do graduate work in philosophy at the University of Calgary, obtaining his Ph.D. in 1973 on the strength of a
dissertation entitled "Theories of Belief". Following the academic track, he first became a visiting assistant professor of
philosophy at Erindale College, University of Toronto, and a year later, in 1974, he was tempted west to take a similar
position in the Department of Philosophy of the University of Victoria.

It was at that point that one of those life-changing events happened. The University of Victoria, Bill's new employer,
decided to open a Taw school. What it would lack in facilities in those first years, it made up for in the quality and
promise of its faculty. UVic appointed the redoubtable Murray Fraser to become the first dean, and Murray in turn
proved to be an adept judge of ability and character as he assembled his initial cast. There was a conscious decision,
given that there were no upper-year students, to choose new students who were slightly older than average and who
could show a bit of accomplishment. Bill was of course an ideal candidate, and when the Faculty of Law opened its
doors in September 1975, he was among its first 72 students. Thus began an illustrious legal career.

Bill proved just as able a student of law as he had been of philosophy. He sailed through law school collecting well-
deserved scholarships and prizes. But he did not flaunt his abilities. It was a remarkably cohesive and supportive first-
year class, and what Bill's fellow students remember today is that Bill was one of the most likable of that friendly group,
always as ready as anyone to join in the fun, to help the puzzled, to be a positive part of the joint venture.

On graduation in 1978 he went on to clerk at the B.C. Court of Appeal. He began as clerk to Mr. Justice Mclintyre, and
moved on to serve Lambert and Aikins JJ.A. after Mr. Justice Mcintyre was elevated to the Supreme Court of Canada.
Bill then joined the Vancouver firm then known as Shrum, Liddle & Hebenton, where he worked principally in
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commercial law with Mitch Gropper, Q.C., and others.

In 1981, Bill made the second great career decision of his life when he decided to join the B.C. Crown. He started, as
so many have before and since, at the "boot camp"” of 222 Main St. A visitor in that year would have been amused by
the extent to which it seemed to be a graduate school for UVic law students. Fellow classmates Kevin Gillett, Cynthia
Fulton, and Marion and Glen Paruk were all beginning Crowns at much the same time.

Most young Crowns do a few years, and then are tempted away into private practice. Bill, however, never left. Instead,
he built his career within the service, moving first to the Commercial Crime Unit in 1985 and then into the Criminal
Appeals Office in 1987. He has remained in that office ever since, becoming in due course the senior appellate Crown
counsel in the province and receiving the well-deserved honour of being appointed a Q.C. in 1998.

If one wants a quick sense of just how active Bill has been in his 16 years as an appellate Crown, one can type his
name into the "counsel" field in QuickLaw's BCJ database. That exercise will produce almost 600 "hits". A similar test
in the SCC database shows that he has been counsel in nearly 40 full appeals at the Supreme Court of Canada. The
list includes some very significant cases--such as Smith (1989) on the right to counsel, Shropshire (1995) on the
standard of review in sentence appeals, Robinson (1996) and Seymour (1996) on the effect of intoxication on specific
intent in murder cases, Stillman (1997) on conscriptive evidence, Feeney (1997) on the warrantless search of a
residence, and a great many others. It is no exaggeration to say that Bill has been centrally involved in the remaking of
Canadian criminal law in the age of the Charter. His arguments have not always succeeded, but there is little doubt
that they have always been influential.

Bill has also done more than his share of contributing to the profession. He has presented courses for CLE on aspects
of criminal law; on the Charter and on advocacy. He has been a guest lecturer in criminal law and constitutional law at
both UVic and UBC. He has served as a volunteer member on a number of committees of the Law Society of B.C. and
the Canadian Bar Association. He has had half a dozen articles published in the Advocate, and for many years he has
contributed to the Annual Review of Law and Practice and the British Columbia Annual Criminal Practice volumes.

Yet all of the above speaks only about the public man. His more private side is, for those who have known him and
worked with him closely, every bit as important. it is now widely known--since Bill's welcoming ceremony at the court--
that he has a keen interest in (and a huge knowledge of) early traditional blues. For many years he has been a
volunteer radio host on Vancouver Co-op Radio (FM 102.7), where one has been able to tune in on a Friday afternoon
and hear scratchy 78 rpm recordings by long-dead singers whose names are known only to the most serious blues
historians.

At work, he has inspired love as much as admiration. His co-workers in the Crown office are quite likely to talk first
about his willingness to share his knowledge, his generous mentoring of young counsel, his joyful sense of humour, his
genuine thoughtfulness toward office staff. He was the kind who would always enter the office hockey pool, although
apparently never lucky enough to win. He would always eat lunch with his colleagues--giving rise to stories about his
appalling yet unchanging taste in sandwiches. But the true function and effect of those lunches was to build long and
deep friendships as well as a fund of Ehrcke stories on almost any topic. He is famous in that lunchroom for his
encyclopedic knowledge of subjects outside the law, and indeed outside the common experience of most of the rest of
us. A colleague comments, "When Bill says a proper name for something, you never know if he's referring to a recent
Supreme Court of Canada case or the most recent Norwegian independent film playing at the Cinemateque."

| reserve to the end of this note the truly important people--Bill's family. They are his daughter, Tara, and her partner,
Patrick; his granddaughter, Samantha; and most of all his partner since the early 1980s, Donna. Donna teaches
theatre with great skill and enthusiasm at Magee Secondary School, and it is a nice commentary on Bill's life to know
that he and Donna met when they were both taking part in a production of Brigadoon by the Greater Vancouver
Operatic Society. Donna, ever the theatrical critic, recalls the performance itself with some chagrin; but her own
performance clearly shone, as she has been central to Bill's life ever since.

Bill has been one of British Columbia's finest appellate barristers, and those who have been lucky enough to have
worked with him are convinced that he will make an equally impressive mark as a judge. We will miss him, but we wish
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him great success and satisfaction in his new career.

The Honourable Mr. Justice Lance W. Bernard

What can one say about a man who is frequently mistaken for Harrison Ford? A man who, as his law school civil lit prof
observed, has a name "right out of a Harlequin romance"? A man who has had a stellar career as a Crown counsel,
prosecuting some of the highest-profile cases in recent history, and who has held a variety of challenging posts for the
Crown? A man of whom his harshest critics can only say: "He's allergic to cats"?

On August 21, 2003, in New Westminster, Lance W. Bernard was sworn in as a justice of the Supreme Court of British
Columbia. Lance is one of those rare individuals who can claim to be an original inhabitant of Vancouver; he was born
here 48 years ago and has lived in the city even since, graduating from Eric Hamber High School and the UBC
Faculties of Commerce and Law. He articled with McFarlane, Pearkes & Co., was called to the bar in 1981 and
immediately afterward joined the Crown, where he remained until his appointment.

One of Lance's finest attributes is his ability to maintain a sense of balance and perspective. His highly pragmatic
approach was evident early on, in law school, when he carefully analyzed the amount of time and effort required to
crack the top 10 list and concluded that it was just not worth the sacrifice. Instead, he opted for a balanced life and
maintained respectable marks while enjoying an active and eclectic social life. When not in classes or in the library, he
often could be found at an art gallery, at a theatrical or musical event, playing squash or with a bag of Lee's chocolates
in hand, window shopping and grazing his way up and down 10th Avenue.

During university, in the summers, Lance worked as a Gray Line bus driver. He is probably the only person who,
having missed the Horseshoe Bay exit, successfully made a U-turn in a passenger bus on the Sea-to-Sky Highway. He
expanded his geographical knowledge of the province after acquiring the Victoria and Fraser Valley runs, and much to
the surprise of regular passengers, took them on routes hitherto unknown to them or the bus company. However,
watching the unfamiliar countryside blur past them, his passengers presumed he knew what he was doing and he
forged ahead, unchallenged, with his characteristic aplomb and confidence. There may be moments of bus driving deja
vu for Lance in the months ahead.

Although Lance held a number of administrative positions at Crown, including Administrative Crown Counsel at Family
Court, and Deputy Regional Crown, his great passion is for the courtroom, and it was there he demonstrated his
prowess as a trial lawyer. He prosecuted some of British Columbia's most highly publicized and sensitive cases,
including the pro-life supporters at the abortion clinics for contempt of court, midwife Gloria Lemay for criminal
negligence causing death; the Starbucks case, in which the manager was killed by the husband of a store employee;
and one of the longest trials in Canadian history, the prosecutions arising out of the Gustafsen Lake incident.

When analyzing Lance's skill as a litigator, colleagues frequently refer to his ability to hone a case to its bare
essentials, deal with matters in a practical, commonsense manner and, although eloquent, to use plain language, free
of rhetoric. They also often mention his willingness to provide guidance to others and the generosity with which he
made time to listen and advise, despite the challenges of his own workload.

In 1991, when Lance was appointed Deputy Regional Crown Counsel for the Vancouver Region, his open-door policy
was at first regarded with some skepticism by those who didn't know him well--but they soon learned that he was
always willing to share his wisdom or just have a good laugh. One young prosecutor at the time observed that Lance
had a daunting reputation, so she was "somewhat intimidated by this very tall, elegant, immaculately dressed and
groomed man in the large beautifully furnished corner office. But that didn't last long ..."

Lance has been described as calm and unflappable, qualities that have made him a highly effective barrister was well
as an efficient and approachable administrator. He takes all problems in stride. Soon after he was appointed
coordinator of the Gang Prosecution Unit, the neighbours in the house beside him were quizzing him on the dangers of
the position and asked him if he wasn't worried about personal safety. He replied that he wasn't in the least bit
concerned, since gang members are notoriously poor shots. They usually miss their targets, he said, "and hit the
house next door".
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Not only has Lance been a mentor to his junior colleagues, he has contributed many hours of his own time to the legal
profession. He was a popular guest instructor at PLTC, has participated in numerous CLE courses, was a guest
instructor at UBC Faculty of Law and was a member of the advisory committee to the Provincial Judicial Council,
recently stepping down after three years as its chair.

Lance took over as Deputy Regional Crown Counsel in charge of 222 Main Street at a troubled time, and in the
ensuing two and a half years he has implemented improvements that resulted in greater order and calm, enhanced its
efficiency and boosted staff morale. Apart from the significant procedural and substantive changes for which he was
responsible, one of his innovations is still talked about with mixed admiration and disbelief. Lance combined his fine
eye for decoration and art, and his skill as one who can stretch a dollar to its most elegant end, when he decided to
raise morale by improving the drab Main Street offices. In Victoria, on Crown business, he learned of a vast amount of
artwork mouldering in the Provincial Archives, and through undisclosed wheeling and dealing, he managed to obtain
several of these pieces to hang on the walls at 222 Main. Later, visitors were astonished to find a Gordon Smith
painting in the waiting room and a Jack Shadbolt triptych gracing the boardroom.

Lance has an original turn of mind and is well known for his quirky, offbeat sense of humour. He has used this, with
great effect, to defuse tension, reduce stress and raise office spirits. At Main Street he issued a directive calling for a
quarterly office party and organized the first one, the January Blues Bash, himself. He was a key orchestrator of, and
participant in, office celebrations, and starred in numerous skits, most notably the infamous "Full Monty". His favourite
cartoon is The Far Side, and he has still not recovered from Gary Larson's retirement--although many people suspect
that Lance actually is Gary Larson.

His creativity and intelligence found scope not only in crafting finely reasoned and well-argued prosecutions but in his
personal pursuits. He is an avid and discerning art collector and music lover and has a fine sense of style, both in
dress and decor. Over the last few years, Lance has transformed the interior of his house from a very pleasant, albeit
ordinary residence, to one of uniqueness, comfort and beauty, all the more remarkable because many of the
renovations have been done by Lance himself--though often not without some tribulations. His musings, just before
beginning his most recent (and fraught) project--"How long can it take? How hard can it be?"--might for anyone else
have served as an epitaph.

Lance has an insatiable curiosity, and this questioning and questing is apparent in all aspects of his life. He travels
abroad frequently and usually comes back with stories of adventure that his friends are happy to experience
vicariously. He has been set upon by bandits in the Masai Mara; a travel companion was jailed for a week in Iran
before being allowed to leave the country; an opera diva entertained him in her New York apartment; he has hiked into
remote areas of the Far East, wandered down the streets of most major European cities and has even travelled the
backroad from Burns Lake to Houston.

Invitations to Lance's dinner parties are coveted. A guest is assured an exquisitely prepared meal and dinner
companions whose professions and interests span business, the arts, law and academia. And, of course, there is
always an abundance of laughter.

Over and above his skill as a lawyer and his cultivation of a myriad of diverse interests, Lance's most admirable quality
is his capacity to form deep and enduring friendships. Many of these friendships were established in high school and
university days. As be has aged, instead of narrowing his circle of friends, as others tend to do, Lance keeps adding.
He knows more people than a politician, and it is rare that one attends a social or cultural event with him where be
doesn't run into at least a few friends. And remarkably, many of the people who know him don't consider Lance to be
just a friend, but one of their best. It is his consideration for others, his deep loyalty, his discretion, his love of fun and
his willingness to make light of his own foibles and occasional gaffes that make people cherish his friendship. In a
crisis, his friends know that Lance can always be relied upon to lend help and encouragement.

A fine ability in the law is vital to the making a good judge. However, a sense of humanity, a knowledge of the wider
world, an insatiable curiosity and being a good and caring person add immeasurably to the mix. Lance has all of these
qualities in abundance, and his friends and colleagues know that he will put them to good use in his new life on the
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bench. We celebrate his appointment.
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“E OFFICE: IL.MAINLAND ' PAGE

REQUESTOR: COUNTER #2 10:55 2007-07-09
TITLE NO: BM167595 NEW WESTMINSTER II
CONDOMINIUM ACT (Section 3) '

TITLE NO: BM1675895
FROM TITLE NC: BH318000

APPLICATION FOR REGISTRATION RECEIVED ON: 15 JUNE, 1998
ENTERED: 17 JUNE, 1598
TITLE CANCELLED: 27 JUNE, 2005

REGISTERED OWNER IN FEE SIMPLE:
HAROLD CECIL GAFFNEY, RETIRED
SHETLA FRANCIS GAFFNEY, O.R. TECHNICIAN
312 - 450 BROMLEY STREET
COQUITLAM, BC
V3K 685
AS JOINT TENANTS

TAXATION AUTHORITY:
CITY OF COQUITLAM

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 015-726-339
STRATA LOT 36 DISTRICT LOT 113 GROUP 1 NEW WESTMINSTER DISTRICT STRATA PLAN
NW3181 TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN PROPORTION TO
THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM 1

LEGAL NOTATIONS:
THIS TITLE MAY BE AFFECTED BY A PERMIT
UNDER PART 29 OF THE MUNICIPAL ACT.
SEE DF AC228832 (EXPIRES ON N/A)

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE

CHARGE NUMBER DATE TIME
COVENANT
AB149009 1988-07-28 14:47

REGISTERED OWNER OF CHARGE
DISTRICT OF COQUITLAM

AB1495009
REMARKS: LAND TITLE ACT SECTION 215
INTER ALIA

STATUTORY RIGHT OF WAY
AB203666 1988-10-03 10:14
REGISTERED OWNER OF CHARGE
B.C. GAS INC. INCORPORATION NO 74280 AND
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
AB203666
REMARKS: ASSIGNMENT OF 338501C REC'D 18/06/1963 @ 15:41
ANCILLARY RIGHTS INTER ALIA

MORTGAGE
AD262803 1990-11-20 09:19
REMARKS: MODIFICATION OF AB203755
INTER ALIA

MORTGAGE
AD262806 1990-11-20 09:24
REMARKS: MODIFICATION OF AD262804 BEING A TRANSFER OF



NO. S102880
NEW WESTMINSTER REGISTRY

1 IN THE MATTER OF THE PARTITION OF PROPERTY ACT, AND IN THE

APPLICATION BY SHIELA GAFFNEY FOR THE SALE OF #312 - 450 BROMLEY STREET
I COQUITLAM, B.C.

IN THE SUPREME COURT OF BRITISH COLUMBIA

SHIELA FRANCES GAFFNEY
PETITIONER
HAROLD CECIL GAFFNEY
RESPONDENT
ORDER
BEFORE THE HONOURABLE )  TUESDAY, THE 22™ DAY
)
MR. JUSTICE CRAWFORD ) OF MAY, 2007

THE PETITION of the Plaintiff and the Application of the Respondent to adjourn the Petition and the
Application of the Respondent to Appeal the Adjournment granted by Master Keighley on the 11" day of
April, 2007, setting the hearing of the Petition to the 25" day of April, 2007, having come on before me
on the 25" day of April, 2007, and upon the matter coming back before the Court to settle the terms of
the Order on the 22™ day of May, 2007, at the City of New Westminster, in the Province of British
Columbia, AND UPON HEARING R. KEITH OLIVER, Esq. of counsel for the Petitioner and the

Respondent appearing with his Spokesperson Tina Zanetti;



2
- THIS COURT ORDERS;
l The Respondent's motion to adjourn the hearing of the Petition is Dismissed,;
2 The Respondent's Appeal of the Order of Master Keighley made april 11, 2007, adjourning the

heanng of the Petition to April 25th, 2007, is dismissed;

3 Partition and Sale of the property located at #312, 450 Bromley Street, in the City of Coquitlam,
Province of British Columbia, and more particularly described as:

PID 015-726-339
STRATA LOT 36, DISTRICT LOT 113 GROUP 1, NWD, STRATA PLAN NW3181,

together with an interest in the common property in proportion to the unit entitlement of
the Strata Lot.;

4 The Petitioner Shiela Frances Gaffney have exclusive conduct of sale of the above described
property, such conduct to commence immediately this Order becomes effective, as set out below;

~5 The operation of this Order will be suspended pending the outcome of the Respondent's
application to the court of Appeal, in Court of Appeal file no. CA034717, presently scheduled for hearing

June 20", 2007, and this Order becomes effective immediately upon the outcome of that Appeal being
determined in the Petitioner's favour;

NI ¢ [f the Respondent's Appeal is determined in the Respondent's favour, he will have liberty to
apply to this Court for a further Order;

N7 Once marketing of the subject property begins, the Petitioner or the sales agent shall give the
Respondent 4 days notice of any showings of the subject property, and all such showings will take place
between 10:00 a.m. and 5:00 p.m. Monday to Friday, but no more than three hours at any one time;

8 Any offer obtained under the Petitioner's conduct of sale of the subject property is to be
approved by this Court;
9 The proceeds of sale, after payment of the registered financial charges, taxes and Real Estate

Commission, are to be divided, one-half to the Petitioner and one-half to the Respondent;



10 The Petitioner shall have her costs of the above noted orders at scale B, which costs shall be
deducted from the Respondent's share of the proceeds of sale;

~11 There shall be no costs of the Application of May 22nd, 2007;

V12 The signature of the Respondent, Harold Cecil Gaffney on this Order shall be dispensed with.

{
BY THE COURT
Registrar
APPROVED AS TO FORM:

) Vol —32'_9 Fol { g
/ ENTERED
R. KEITH ONWER, ESQ. AUG -2 2007
Counsel for the Plaintiff NEW WE STMINSTER

REGISTRY
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CONTRACT OF PURCHASE AND SALE

PREPARED BY: REMAX All Points Realty Grp. DATE: November 6§, 2007
(BROKERAGE - PLEASE PRINT)
ADDRESS: #101 - 1020 Austin Avenue Cognitlam PG V3K 3P PHONE: 604-936-0422

PER: Noella Neale - MLS® No.: V664980

(LICENSEE - PLEAGE PRINTS

| SELLER: S&H GAFFNEY BUYER: Mariana Oviedo Ovando
SELLER; BUYER: Brent Tremain
ADDRESS: #312 430 BROMLEY ST ADDRESS: ¢/o REAMAX ALL POINTS REALTY
Coquitlam pc: V3K 685 | Coquitlam, BC 2 PC:
PHONE PHONE: Thiz {s Exhibi e fef@ﬁ'?ﬁ to in the
: : RIS e . ) {

atia o L INBe A NERLL. —
RESIDENT OF CANADAM  NON-RESIDENT OF CANADA ] OCCUPATiOf'lfA“""' — v ot ,
as defined under the income Tax Act, i : Wgrm

PROPERTY:

# 312 450 BROMLEY ST s,

TNIT NO. ADDRESS OF PROPERTY “ior fiksh ©
Coquitlam V3K 655 015-726-339
CITYTTOWNMUNICTFEALTTY FOSTAL CODE PID

NWS3181LT36DL 113 LD 36 GRP 1
LEGAL DESCRIPTION

The Buyer agrees to purchase the Property from the Seller on the following terms and subject to the following conditions:

1. PURCHASE PRICE: The purchase price of the Property will be
Two Hundred and Twenty-Five Thousand

DOLLARS §223,000.00 {Purchase Price)
2. DEPQSIT: Adeposit of $.10,000.00 which willform part of the Purchase Price. will be

paid an the following terms:
BY WAY OF CERTIFIED CHEQUE OR MONEY ORDER. WITHIN TWENTY-FOUR HQURS OF SUBJECT
REMOVAL.

All monies paid pursuant to this section (Deposit) will be delivered in trust to

REMAX All Points Realty Grp. and held in trust in accordance with the provisions of the
Real Estats Services Act. In the event the Buyer falls to pay the Deposit as required by this Contract, the Seller may,
at the Seller's opticn, terminate this Contract. The party who receives the Depasit is authorized to pay all or any
portion of the Deposit to the Buyer's or Saller's conveyancer (the “Conveyancer®) without further written direction
of the Buyer or Saller, provided that: (a) the Conveyancer is a Lawyer or Notary: (b) such money is to be held in trust
by the Conveyancer as stakehoider pursuart to the provisions of the Real Estafe Services Act pending the completion
of the transaction and not an behaif of any of the principals to the transaction; and (c) if the sale does not complete,

the money should be returned to such party ag stakeholder or paid into Court. f P :
O L
INITIALS
BC2000 REV. SEPTA7 COPYRIGHT - BC REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSOCIATION (BT BRANCH)

WEBFeme™ CGotr2007
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PROPERTY ADDRESS

3. TERMS AND CONDITIONS: The purchase and sale of the Property includes the following terms and is subject to
the following conditions:
AS PER ATTACHED ADDENDUM

Each condition, if so indicated, is for the sole benefit of the party indicated. Unless each condition is waived or
declared fulfliled by written notice given by the benefiting party to tha other party cn or before the date specified for

each condition, this Contract will be terminated th ereupon and the Deposit returnable in accordance with the Rea/
Estate Services Act.

4. COMPLETION: The sale will ba completed on PECEMBER 14 Ly 2007 (Compistion Date)
at the appropriate Land Title Office.

5. POSSESSION: The Buyer will have vacant possession of the Property at a.mJ/p.m. on
DECEMBER 15  yr.2007 (Possession Date) OR, subject to the following existing tenanciss, if
any:

!

6. ADJUSTMENTS: The Buyer will assume and pay ail taxes, rates, local improvement assessments, fuel, utilities
and other charoes from and incliding tha daka sat far adi iebremmbe oot ot ol ose - ne o e - . .
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LAND TITLE OFFICE: L.MAINLAND PAGE 1

REQUESTOR: COUNTER #2 13:25 2008-02-05
TITLE NO: CA679701 NEW WESTMINSTER

STRATA PROPERTY ACT (Section 249)

. TITLE NO: CA67;;;I\\\
o FROM \'TTLE NO: CAG656913

APPLICATION FOR REGISTRATION RECEIVED ON: 18 JANUARY, 2008
ENTERED: 23 JANUARY, 2008

REGISTERED OWNER IN FEE SIMPLE:
BRENT TREMAIN, SPRAY TECHNICIAN
MARTIANA OVIEDO OVANDO, RESEARCH ASSISTANT
312 - 450 BROMLEY STREET
COQUITLAM, BC
V3K 6S5
AS JOINT TENANTS

TAXATION AUTHORITY:
CITY OF COQUITLAM

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 015-726-339
STRATA LOT 36 DISTRICT LOT 113 GROUP 1 NEW WESTMINSTER DISTRICT STRATA PLAN
NW3181 TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN PROPORTION TO
THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM 1

LEGAL NOTATIONS:
THIS TITLE MAY BE AFFECTED BY A PERMIT
UNDER PART 29 OF THE MUNICIPAL ACT.
SEE DF AC228832 (EXPIRES ON N/A)

CEARGES, LIENS AND INTERESTS:
NATURE OF CHARGE

CHARGE NUMBER DATE TIME
COVENANT
AB149009 1988-07-28 14:47

REGISTERED OWNER OF CHARGE
DISTRICT OF COQUITLAM
AB1495009
REMARKS: LAND TITLE ACT SECTION 215
INTER ALIA

STATUTORY RIGHT OF WAY
AB203666 1988-10-03 10:14
REGISTERED OWNER OF CHARGE
B.C. GAS INC. INCORPORATION NO 74280 AND
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
AB203666
REMARKS: ASSIGNMENT OF 338501C REC'D 18/06/1963 @ 15:41
ANCILLARY RIGHTS INTER ALIA

MORTGAGE
AD262803 1990-11-20 09:19
REMARKS: MODIFICATION OF AB203755
INTER ALIA
MORTGAGE
3AD262806 1990-11-20 09:24

~ REMARKS: MODIFICATION OF AD262804 BEING A TRANSFER OF
75/300TH INTEREST IN AB203755, SEE AD262803
CONTINUED ON PAGE 2



Coast Capital Savings Credit Union

Guildford B h
C CoaSt Cap Ital @ 11?0 Gcl)xrilclf(l;fcxi1 CTown Centre
e N

SAVINGS Surrey, BC V3R7B7
T 604.517.7000 F 604.517.7995

www.coastcapitalsavings.com

October 2, 2007

Ray Lehoux
1368 Steven Street
White Rock, BC

Dear Mr. Lehoux:

Thank you for taking the time to meet with us to discuss your mortgage needs. | am pleased to advise you that
Coast Capital Savings has pre-approved your mortgage application subject to the following terms and conditions:

¢ Principal amount to be advanced: $180,000

¢ Interest rate*: 5.7% Fixed

¢ Term length: 1 years

e  Monthly payment: $ 983.00

o A satisfactory appraisal of the subject property by an appraiser selected by Coast Capital Savings
e A fire insurance policy equal to the market value of all buildings located on the property

» A firm and binding purchase agreement of $240,000 or less

» Confirmation of source of down payment funds of $65,000.00

» MLS Listing of property to be purchased

+ Income verification in the amount of $3506.00 per monthly

The above interest rate is guaranteed for 90 days from September 13, 2007. We reserve the right to cancel or
renegotiate this agreement if any of these conditions are not met.

We look forward to helping you with the purchase of your new home. Please do not hesitate to give me a call at
604-517-7000 if you have any questions.

Sincerely, .

. /
i
. ¢
RN . :
! i
¢ i
; : 27
‘ i

RN /;‘ iz
. A (e
- P ,:‘/ ‘f ’4'\
L

Trégy Plante
[Lending Specialist
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CONTRACT OF PURCHASE AND SALE

PREPARED BY: Realty $5000 Sales DATE: September 26, 2007

’ \BROKERAGE - PLEASE PRINT)
ADDRESS: #203,20189 - 56 Avenue Langley pc: V3A3Y6 PHONE: 004-628-2393
PER: Jim McNee _ MLS® No.: V664980

LICENSEE - PLEASE PRINT)

' SELLER: S. Gaffney - | BUYER: Raymond Lehoux
! 4
' SELLER: H. Gaffney SR | BUYER:

" ADDRESS: #312,450 Bromle) Street

|
|
|
|
|
i
|
i
i

. Coquittam, B.C..

ADDRESS: 1368 Stevens Street
White Rock, B.C.

tPHONE: o PHONE: . .

RESIDENT OF CANADAL] NON-RESIDENT OF CANADAL]| OCCUPATION: Retired
as defined under the Income Tax Act.

|
pc. V3K 685 }

1

PROPERTY:

#312, 450 Bromley Street

UNIT NO. ADDRESS OF PROPERTY

Coquitlam, B.C. V3K 685 015-726-339
CITY/TOWN/MUNICIPALITY POSTAL CODE PID

Strata Lot 36, District Lot 113, Group [, Land District 36, Strata Plan NWS3170

LEGAL DESCRIPTION

The Buyer agrees to purchase the Property from the Seller on the following terms and subject to the following conditions:

1.

PURCHASE PRICE: The purchase price of the Property will be
Two Hundred and Forty Thousand Two Hundred and Fifty

DOLLARS $_240.250.00 (Purchase Price)
DEPOSIT: A deposit of $.20,000.00 which will form part of the Purchase Price, will be

paid on the following terms:

To be paid, by way of certified cheque or bank draft, within 24 hours after the removal of all subject clauses listed on
pages 5 of 6 and 6 of 6 of this contract.

All monies paid pursuant to this section (Deposit) will be delivered in trust to Realty $5000 Sales

and held in trust in accordance with the provisions of the
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 authorized to pay all or any
portion of the Deposit to the Buyer's or Seller's conveyancer (the “Conveyancer”) 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 Real Estate Services Act pending the completion
of the transaction and not on behalf of any of the principals to the transaction: and (c) if the sale does not complete.

the money should be returned to such party as stakeholder or paid into Court. Vﬂ%’ T

INITIALS

8C2000 REV. APR/O7 COPYRIGHT - BC REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSCCIATION (BC BRANCH)
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CONTRACT OF PURCHASE AND SALE
INFORMATION ABOUT THIS CONTRACT OF PURCHASE AND SALE

THIS INFORMATION IS INCLUDED FOR THE ASSISTANCE OF THE PARTIES ONLY. IT DOES NOT FORM PART
OF THE CONTRACT AND SHOULD NOT AFFECT THE PROPER INTERPRETATION OF ANY OF ITS TERMS.

1. CONTRACT: This document, when signed by both parties, is a legally binding contract. READ IT CAREFULLY. The parties
should ensure that everything that is agreed to is in writing.

2. DEPOSIT(S): Section 28 of the Real Estate Services Act requires that money held by a brokerage in respect of a real estate
transaction for which there is an agreement between the parties for the acquisition and disposition of the real estate be held by the
brokerage as a stakeholder. The money is held for the real estate transaction and not on behalf of one of the parties. If a party does
not remove a subject clause, the brokerage requires the written agreement of both parties in order to release the deposit. If both
parties do not sign the agreement to release the deposit, then the parties will have to apply to court for a determination of the
deposit issue.

3. COMPLETION: (Clause 4) Unless the parties are prepared to actually meet at the Land Title Office and exchange title docu-
ments for the Purchase Price, it is, in every case, advisable for the completion of the sale to take place in the following sequence:
(a) The Buyer pays the Purchase Price or down payment in trust to the Buyer’'s Lawyer or Notary (who should advise the Buyer
of the exact amount required) several days before the Completion Date, and the Buyer signs the documents.
(b) The Buyer's Lawyer or Notary prepares the documents and forwards them for signature to the Seller's Lawyer or Notary who
returns the documents to the Buyer’s Lawyer or Notary.
(c) The Buyer's Lawyer or Notary then attends to the deposit of the signed title documents (and any mortgages) in the appropriate
Land Title Office.
(d) The Buyer's Lawyer or Notary releases the sale proceeds at the Buyer's Lawyer’s or Notary's office.

Since the Seller is entitled to the Seller's proceeds on the Completion Date, and since the sequence described above takes a day
or more, itis strongly recommended that the Buyer deposits the money and the signed documents AT LEAST TWO DAY S before
the Completion Date, or at the request of the Conveyancer, and that the Seller delivers the signed transfer documents no later than
the morning of the day before the Completion Date.

While it is possible to have a Saturday Completion Date using the Land Title Office’s Electronic Filing System, parties are
strongly encouraged NOT to schedule a Saturday Completion Date as it will restrict their access to fewer lawyers or notaries who
operate on Saturdays; lenders will generally not fund new mortgages on Saturdays; lenders with existing mortgages may not
accept payouts on Saturdays; and other offices necessary as part of the closing process may not be open.

4. POSSESSION: (Clause 5) The Buyer should make arrangements through the real estate licensees for obtaining possession.
The Seller will not generally let the Buyer move in before the Seller has actually received the sale proceeds. Where residential
tenants are involved, Buyers and Sellers should consult the Residential Tenancy Act.

5 TITLE: (Clause 9) It is up to the Buyer to satisfy the Buyer on matters of zoning or building or use restrictions, toxic or
environmental hazards, encroachments on or by the Property and any encumbrances which are staying on title before becoming
legally bound. It is up to the Seller to specify in the Contract if there are any encumbrances, other than those listed in Clause 9,
which are staying on title before becoming legally bound. If you as the Buyer are taking out a mortgage, make sure that title,
zoning and building restrictions are all acceptable to your mortgage company. In certain circumstances, the mortgage company
could refuse to advance funds. If you as the Seller are allowing the Buyer to assume your mortgage, you may still be responsible
for payment of the mortgage, unless arrangements are made with your mortgage company.

6. CUSTOMARY COSTS: (Clause 15) In particular circumstances there may be additional costs, but the following costs are
applicable in most circumstances:

Costs to be Borne by the Seller Costs to be Borne by the Buyer
tawyer or Notary Fees and Expenses. Lawyer or Notary Fees and Expenses: - appraisal (if applicable),
- attending ta execution of documents. - searching title, - Land Title Registration fees.
Costs of clearing title, including: - investigating title, Fire Insurance Premium.
- discharge fees charged by - drafting documents, Sales Tax (if applicable). !
encumbrance holders, - Land Title Registration fees. Property Transfer Tax. é/ " /, y 5&1
- prepayment penalties. Survey Certificate (if required). Goods and Services Tax. [ 70 [1
Real Estate Commission. Costs of Mortgage, including: . % ‘77 o Mg
Goods and Services Tax. - mortgage company's Lawyer/Notary, -

7. RISK: (Clause 18) The Buyer should arrange for insurance to be effective on the earlier of the Completion Date or the date the
Buyer pays the balance of the funds into trust. The Seller should maintain the Seller’s insurance in effect until the later of the
date the Seller receives the proceeds of sale, or the date the Seller vacates the property.

8. FORM OF CONTRACT: This Contract of Purchase and Sale is designed primarily for the purchase and sale of freehold resi-
dences. If your transaction involves:
- a house or other building under construction - alease
- a business - an assignment
- other special circumstances (including the acquisition of land situated on a First Nations reserve)
additional provisions, not contained in this form, may be needed, and professional advice should be obtained. A Property Disclosure
Statement completed by the Seller may be available.

9. ALTERNATE DISPUTE RESOLUTION: Parties to this contract may pursue alternate dispute resolution if a dispute arises after
compietion of the transaction. [tis recommended that the parties first mediate the dispute. Failing agreement to mediate. or ifthe
mediation fails, then disputes can be submitted to an arbitration under the Commercial Arbitration Act. BCREA member boards
<an provide guidance on the selection of mediation and arbitration services in your area.

BC2000 REV. APR/07 COPYRIGHT - BC REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSOCIATION (BC BRANCH;}
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CONTRACT OF PURCHASE AND SALE

PREPARED BY: Realty $5000 Sales DATE: October 19, 2007
' (BROKERAGE - PLEASE PRINT)
ADDRESS: #203, 20189 - 56 Avenue Langley pc: V3A3Y6 PHONE: 004-628-2393
PER: Jim McNee 7 MLS® No.: V664980
(LICENSEE - PLEASE PRINT)
SELLER: S. Gaffney - BUYER: Raymond Lehoux
SELLER: H. Gaffney BUYER: _
ADDRESS: #312, 450 Bromley Street | ADDRESS: 1368 Stevens Street
Coquitlam, B.C. White Rock, B.C.
. pC V3KO6SS L P
PHONE: PHONE: - o
RESIDENTOF CANADAL] NON-RESIDENT OF CANADAL]| OCCUPATION; Retired L
| as defined under the Income Tax Act. )
PROPERTY:
#312, 450 Bromley Street )
UNIT NO. ADDRESS OF PROPERTY
Coquitlam, B.C. _  V3KG6S85 ~ 015-726-339
"CITY/TOWN/MUNICIPALITY o POSTAL CODE PID

Strata Lot 36, District Lot 113, Group 1, Land District 36, Strata Plan NWS3170

LEGAL DESCRIPTION

The Buyer agrees to purchase the Property from the Seller on the following terms and subject to the following conditions:

1.

PURCHASE PRICE: The purchase price of the Property will be
Two Hundred and Forty Thousand Two Hundred and Fifty

DOLLARS $_240,250.00 (Purchase Price)

DEPOSIT: Adepositof $ 20,000.00 which will form part of the Purchase Price, will be
paid on the following terms:

To be paid, by way of certified cheque or bank draft, within 24 hours after the removal of all subject clauses listed on
pages 5 of 6 and 6 of 6 of this contract.

All monies paid pursuant to this section (Deposit) will be delivered in trust to. Realty $5000 Sales

and held in trust in accordance with the provisions of the
Real Estate Services Act. In the event the Buyer fails to pay the Deposit as required by this Contract, the Selier may,
at the Seller’s option, terminate this Contract. The party who receives the Deposit is authorized to pay all or any
portion of the Deposit to the Buyer’s or Seller’s conveyancer (the “Conveyancer”) 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 Real Estate Services Act pending the completion
of the transaction and not on behalf of any of the principals to the transaction; and (c) if the sale does not complete,

the money should be returned to such party as stakeholder or paid into Court. FTTW“\ﬁfwﬁ‘ -
Nl ’ [
L,.,f,,‘L 4L__._,4‘._ R
INITIALS
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#312, 450 Bromley Street Coquitlam, B.C. PAGE20f 6 PAGES

PROPERTY ADDRESS

10.

11

TERMS AND CONDITIONS: The purchase and sale of the Property includes the foliowing terms and is subject to
the following conditions:

All terms, conditions and subject clauses on pages 5 of 6 and 6 of 6 of this contract are included in this TERMS AND
CONDITIONS clause.

Each condition, if so indicated, is for the sole benefit of the party indicated. Unless each condition is waived or
declared fulfilled by written notice given by the benefiting party to the other party on or before the date specified for
each condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Real
Estate Services Act.

COMPLETION: The sale will be completed onJanuary 9 yr. 2008 (Completion Date)
at the appropriate Land Title Office.

POSSESSION: The Buyer will have vacant possession of the Property at 12 noon on

January 11 yr. 2008 (Possession Date) OR, subject to the following existinmtenancies, if

any: No tenancies. The Seller will deliver vacant possession upon completion.

ADJUSTMENTS: The Buyer will assume and pay all taxes, rates, local improvement assessments, fuel, utilities
and other charges from, and including, the date set for adjustments, and all adjustments both incoming and outgoing
of whatsoever nature will be made as of January 11 , yr. 2008 (Adjustment Date).

INCLUDED ITEMS: The Purchase Price includes any buildings, improvements, fixtures, appurtenances and
attachments thereto, and all blinds, awnings, screen doors and windows, curtain rods, tracks and valances, fixed
mirrors, fixed carpeting, electric, plumbing, heating and air conditioning fixtures and all appurtenances and
attachments thereto as viewed by the Buyer at the date of inspection, INCLUDING:

All window coverings, any and all keys and entry devices to the unit and the complex that are in the possession of the
Seller.

BUT EXCLUDING: No exclusions

VIEWED: The Property and all included items will be in substantially the same condition at the Possession Date
as when viewed by the Buyer on _the day of inspection by the Buyer's building inspector _ yr 2007

TITLE: Free and clear of all encumbrances except subsisting conditions, provisgs, restrictions, exceptions and
reservations, including royalties, contained in the original grant or contained in any other grant or disposition from
the Crown, registered or pending restrictive covenants and rights-of-way in favour of utilities and public authorities,
existing tenancies set out in Clause 5, if any, and except as otherwise set out herein.

TENDER: Tender or payment of monies by the Buyer to the Seller will be by certified cheque, bank draft, cash or
Lawyer's/Notary’s or real estate brokerage trust cheque.

DOCUMENTS: All documents required to give effect to this Contract will be delivered in registrable form where
necessary and will be lodged for registration in the appropriate Land Title Office by 4 pm on the Completion Date.

M
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MACDONALD e
REAITY CONTRACT OF PURCHASE AND SALE

PREPARED BY: \“(QQMM\QL\) oBLTY U DATE:\N)\/W o \RUO'?.

| BROKEREGE - PLE,

020 Rare e Souwe ). pc V021 95 prondd¥-6&5-SIIX
- biven. Moy ‘—Bu%@.t%u., - s NN P4 AED

LICENSEE - PLEASE PRINTS

ADDRESS:

' SELLER: Q@LXPP-N(LL( . BUYER Wuwb L& HMJ}L
seler: NN OARENEY - . ' BUYER: |
ADDRESS: 20| ~ Q24 U JORIU L] | ADDRESS 1262 GTEVENG <1
%unu%\/\% €. Whe ol B,
o Pc\[%i leq o . PC:
CPHONE: . . . o _ PHONE

- RESIDENT OF CANADA ] NON- RESIDENTOFCANADAg OCCUPATION: ?b’l\%
P as defined under the Income Tax Act.

PROPERTY:
D2 Y BAMLLY Q1 o
UNIT NO. ADDRESS OF PROPERITY

U%%%%L@# L BO oSS OS-196-339 e

LEGAL DESCRIPTION

DL VWe2)2 1 1136 DL I\ U336 CRUP |

The Buyer agreesto purchase the Property from the Seller on the following terms and subject to the following conditions:

1. PURCHASE PRICE: The purchase price of the Property willbe 000 QLOINMDSLD WA
ah!
DOLLARS $ (Purchase Price)

2. DEPOSIT: A depOS|t of $ 9\0}000 00 which will form part of the Purchase Price. will be

paid on the following terms;

BPloR ALUOUIAS OF QukleeT ROWOY AL BY Bofk PRI,
QR CerT 1P CHeguE .

All monies paid pursuant to this section (Deposit) will be delivered in trust to MRENONA LD

’{ 1 and held in trust in accordance with the provisions of the
Real Estate Services Act. In the event the Buyer fails to pay the Deposit as required by this Contract, the Seiler may.
at the Seller s option, ferminate this Contract. The party who receives the Deposit is authorized to pay all or any
portion of the Deposit to the Buyer's or Seller’'s conveyancer (the “Conveyancer”) 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 Cenveyancer as stakeholder pursuant to the provisions of the Real Estate Services Act pending the completion
cof the transaction and not on behalf of any of the principals to the transaction; and (c) if the sale does not complete
the money should be returned to such party as stakeholder or paid into Court, )z,t/" .

STRATABBSO7



PAGE 2 of q PAGES

PRCPERTY ADDRESS

. DOCUMENTS: All documents required to give effect to this Contract will be delivered in registrable form

TERMS AND CONDITIONS: The purchase and sale of the Property includes the following terms and is subject to
the following conditions:

b tr1nosen ONDy WU H G

Each condition, if so indicated, is for the sole benefit of the party indicated. Unless each condition is waived or
declared fulfilled by written notice given by the benefiting party to the other party on or before the date specified for
each condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Real
Estate Services Act.

COMPLETION: The sale will be completed OHM, yr. 2A0R  (Completion Date)

at the appropriate Land Title Office.

POSSESSION: The Buyer will have vacant possession of the Property at 12 noon on &MMML‘_A'&_

: yr‘M_ (Possession Date) OR, subject to the following existing tenancies, if

any:

ADJUSTMENTS: The Buyer will assume and pay all taxes, rates, local improvement assessments, fuel. utilities
and other charges from, and including, the date set for adjustments, and all adjustments both incoming and outgoing
of whatsoever nature will be made as of L Y1 (Adjustment Date).
INCLUDED ITEMS: The Purchase Price includes any buildings, improvements, fixtures, appurtenances and
attachments thereto, and all blinds, awnings, screen doors and windows, curtain rods, tracks and valances, fixed

mirrors, fixed carpeting, electric, plumbing, heating and air conditioning fixtures and all appurtenances and
attachments thereto as viewed by the Buyer at the date of inspection, INCLUDING:

PLL W igTeogs C0u QRINGS, BLL LIBHT PiyruRed, B tioes 7
CRLA M ZEA S

BUT EXCLUDING:AMM \PRIME\ L1006

VIEWED: The Property and all included items will be in substantially the same condition at the Possession Date
as when viewed by the Buyeron _______ (CRI1Q@@R  ( yr_ R0 1

TITLE: Free and clear of all encumbrances except subsisting conditions. provisos, restrictions. exceptions and
reservations, including royalties, contained in the original grant or contained in any other grant or disposition from
the Crown, registered or pending restrictive covenants and rights-of-way in favour of utilities and public authorities.
existing tenancies set out in Clause 5, if any, and except as otherwise set out herein.

10. TENDER: Tender or payment of monies by the Buyer to the Seller will be by certified cheque. bank draft. cash or

Lawyer's/Notary's or real estate brokerage trust cheque.

Sy
nere

w!
necessary and will be lodged for registration in the appropriate Land Title Office by 4 pm on the Completion Date.

STRATABB907
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12.TIME: Time will be of the essence hereof. and unless the balance of the cash payment is paid and such formal
agreement to pay the balance as may be necessary is entered into on or before the Completion Date, the Seller
may, at the Seller's option, terminate this Contract, and, in such event, the amount paid by the Buyer will be
absolutely forfeited to the Seller in accordance with the Real Estate Services Act, on account of damages. without
prejudice to the Seller’'s other remedies.

13.BUYER FINANCING: Ifthe Buyeris relying upon a new mortgage to finance the Purchase Price. the Buyer. while
still required to pay the Purchase Price on the Completion Date, may wait to pay the Purchase Price to the Seller
until after the transfer and new mortgage documents have been lodged for registration in the appropnate Land
Title Office, but only if. before such lodging, the Buyer has: (a) made available for tender to the Seller that portion
of the Purchase Price not secured by the new mortgage, and (b) fulfilled all the new mortgagee's conditions for
funding except lodging the mortgage for registration, and (c) made available to the Seller, a Lawyer's or Notary s
undertaking to pay the Purchase Price upon the lodging of the transfer and new mortgage documents and the
advance by the mortgagee of the mortgage proceeds pursuant to the Canadian Bar Association (BC Branch)
(Real Property Section) standard undertakings (the "CBA Standard Undertakings”).

14.CLEARING TITLE: If the Seller has existing financial charges to be cleared from title, the Seller, while still
required to clear such charges, may wait to pay and discharge existing financial charges until immediately after
receipt of the Purchase Price, but in this event, the Seller agrees that payment of the Purchase Price shall be made
by the Buyer’'s Lawyer or Notary to the Seller's Lawyer or Notary, on the CBA Standard Undertakings to pay out
and discharge the financial charges, and remit the balance, if any. to the Seller.

PROPERTY ADDRESS

15.COSTS: The Buyer will bear all costs of the conveyance and, if applicable, any costs related to arranging a
mortgage and the Seller will bear all costs of clearing title.

16.RISK: All buildings on the Property and all other items included in the purchase and sale will be, and remain. at the
risk of the Seller until 12:01 am on the Completion Date. After that time, the Property and all included items will be
at the risk of the Buyer.

17.PLURAL: In this Contract, any reference to a party includes that party’s heirs, executors, administrators. successors
and assigns: singular includes plural and masculine includes feminine.

18. REPRESENTATIONS AND WARRANTIES: There are no representations, warranties. guarantees, promises or
agreements other than those set out in this Contract and the representations contained in the Property Disclosure
Statement if incorporated into and forming part of this Contract. all of which will survive the completion of the sale.

19.PERSONAL INFORMATION: The Buyer and the Seller hereby consent to the collection, use and disclosure by
the Brokerages and by the managing broker(s), associate broker(s) and representative(s) of those Brokerages
(collectively the “Licensee(s)”) described in Clause 20, the real estate boards of which those Brokerages and
Licensees are members and, if the Property is listed on a Multiple Listing Service®, the real estate board that
operates that Multiple Listing Service®, of personal information about the Buyer and the Seller:

A. for all purposes consistent with the transaction contemplated herein;

B. ifthe Property is listed on a Multiple Listing Service®, for the purpose of the compilation, retention and publication
by the real estate board that operates the Multiple Listing Service® and other real estate boards of any statistics
including historical Multiple Listing Service® data for use by persons authorized to use the Multiple Listing
Service” of that real estate board and other real estate boards;

C. for enforcing codes of professional conduct and ethics for members of real estate boards; and

D. for the purposes (and to the recipients) described in the brochure published by the British Columbia Real
Estate Association entitled Working With a REALTOR®.

INITEALS
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20.

21.

AGENCY DISCLOSURE: The Seller and the Buyer acknowledge having received, read and understood the
brochure published by the British Columbia Real Estate Association entitled Working With a REALTOR® and
acknowledge and confirm as follows:

A. the Seller has an Agency relationship with

Rebpx tuc Potn1@ RodL1y  and  NOBILA NenlE

KERAG LICENSEE

B. the Buyer has an Agency relationship with

Merenps o> Bolbety LTS and LiIvda Unk)s BUROHGLL

BROKERAGE

LICENSEE
C. the Buyer and the Seller have consented to a limited dual agency relationship with
and .

' BROKERAGE ‘ ‘ ‘ © LICENSEE

" LICENSEE
having signed a Limited Dual Agency Agreement dated

if only (A) has been completed, the Buyer is acknowledging no agency relationship. If only (B) has been com-
pleted, the Seller is acknowledging no agency relationship

ACCEPTANCE IRREVOCABLE (Buyer and Seller): The Seller and the Buyer specifically confirm that this
Contract of Purchase and Sale is executed under seal. It is agreed and understood that the Seller’s acceptance is
irrevocable, including without limitation, during the period prior to the date specified for the Buyer to either:

A fulfill or waive the terms and conditions herein contained; and/or
B. exercise any option(s) herein contained.

22.THIS IS A LEGAL DOCUMENT. READ THIS ENTIRE DOCUMENT AND INFORMATION PAGE BEFORE

YOU SIGN.

23.OFFER: This offer, or counter-offer, will be open for acceptancg until @QM . o'clock m. on

Sueieet To a1 WEPROU WL ,\yr. A0 .  (unless withdrawn in

writing with notification to the other party of such revocation prior to notification of its acceptance), and upon
acceptance of the offer, or counter-offer, by accepting in writing and notifying the other party of such acceptance.
there willk nding Contract of Purchase and Sale on the terms and conditions set forth.

PRINT MNAME

. e dl }/Q&y/ %‘ZJ SRoyven> Leames

@

nEgs R . BU\(HER“ . . s . .. ‘PR;{\;TF;&J,&,&AE

24.

ACCEPTANCE: The Seller (a) hereby accepts the above offer and agrees to complete the sale upon the terms
and conditions set out above, (b) agrees to pay a commission as per the Listing Contract, and (¢) authorizes and
instructs the Buyer and anyone acting on behalf of the Buyer or Seller to pay the commission out cf the cash
proceeds of sale and forward copies of the Seller's Statement of Adjustments to the Cocoperating/Listing
Brokerage. as requested, forthwith after completion.

Selier's acceptance is dated . L : , Ly
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“__ CONTRACT OF PURCHASE AND SALE STRATA ADDENDUM/AMENDMENT PART 1 OF 3

u,\umN ALD
REALTY Date: :t{g() H a)()j[ M.L.S. No. VUOL\‘QQD Page q of O’ Pages
RE:ADDRESS, S\ A— 4Sp 4 9\‘95" .

FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED: M_b_\EOﬂ 1

MADE BETWEEN % G0 EENG ({ and _ 4\ BOPF Nﬁg,( AS SELLER(S),

AND m ‘HQ}M l} l &dim ! x and AS BUYER(S) AND COVERING
THE ABOVE MENTIONED PROPERTY THE UNDERSIGNED HEREBY AGREE AS FOLLOWS:

Subject to the Buyer receiving and approving the following documents on or before D 2\ , ZOL._q

1 An Information Certificate (Form “B") as prescribed in the Strata Property Act which is current and dated within 30
days of acceptance of this offer or issued since the last general meeting of the Strata Corporation, whichever is
sooner.

2 Acopy of the registered strata plan showing the subject strata lot, any amendments to the strata plan, and any
resolutions dealing with changes to common property and all areas designated as common property.

3 The current bylaws and financial statements of the strata corporation and any section to which the strata lot
belongs.

4 The minutes of any meetings held between the period from NOO ‘ , 2005 to Qg b VY 1 .. 20___

by the strata council, and by the members in annual, extraordinary or special general meetings, and by the

members or the executive of any section to which the strata lot belongs.

A copy of any engineers’ or other consultants’ reports concerning this strata corporation.

6 Acopy of the title search.

The Buyer acknowledges and accepts that on completion the Buyer will receive title containing the non-financial
charges set out in the copy of the title search results which is attached to and forms part of this contract.

7 Acopy of the Property Disclosure Statement (PDS), dated Bﬂg& X0 , 20Q™ which is incorporated
into and forms part of this contract.

8 Any legal opinions obtained by the strata corporation.

9  Any warranty documentation concerning a building envelope including a roof as defined in the Building Envelope
Renovation Regulation [B.C.Regulation 240/2000]

o

Immediately upon acceptance of this offer, or counter offer, the Seller will obtain, at the Seller's expense, complete copies

of the documents listed above from the strata corporation and will immediately upon receipt, and in any event no later than
2 days from such acceptance, deliver the documents to the Buyer or the Buyer’s agent.

In the event the subjects are not removed, the Buyer, or their agent, will return all documents in their original

condition to the Seller's agent.

The Buyer is aware that the monthly strata fee for the strata Iot is: $. 2@@ LH

2 RATA- P55

A~ Opuena Cowmm@ GRRBGE AKUP, UMBEEW e

Above subjects are for the sole benefit of the Buyer(s)

(WIthESS (seller)

X X

(witness) (seller)

" x D
(witness) (buyer)

N 3 D
(witness) (buyer)

STRATABBS0O7




ot _._ CONTRACT OF PURCHASE AND SALE STRATA ADDENDUM/AMENDMENT PART 2 OF 3
MACDONALD

REALTY Datew(g b!amj . M.L.S. No. \)@(Qgg,ga Page (0 o Pages
RE'ADDRESS_ A2~ YD Ry \bu MRy

FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED:

maDE BETWEEN &, (BREE Nl and_ Y _QVWEF NBY AS SELLER(S),

T
AND_&}QMMM_ and AS BUYER(S) AND COVERING

THE ABOVE MENTIONED PROPERTY THE UNDERSIGNED HEREBY AGREE AS FOLLOWS:

If a special levy is approved before the strata lot is conveyed to the buyer, the Seller shall credit the Buyer with the entire
portion of the special levy that the Buyer is obligated to pay under the Strata Property Act and the Seller hereby directs the
Buyer’s lawyer or notary public to hold back such credit from the sale proceeds and to remit it to the strata corporation.

If the Seller learns before the Completion Date about any proposal to amend the bylaws of the strata corporation, or the
bylaws of a section to which the strata lot belongs, or any amendment to such bylaws that the Seller has not previously
disclosed to the Buyer, the Seller will promptly deliver a copy of the relevant resolution to the Buyer.

The Seller authorizes the Buyer and any representative of the Buyer's Brokerage to inspect and obtain copies of all the
records and documents that the strata corporation is required to prepare and retain pursuant to the Strata Property Act.

Subject to the Buyer(s) verifying that the parking stall(s) associated with the strata lot is designated under the
following arrangement:
[] Part of the strata lot

| Aseparate strata lot whose legal description is as follows:

*Note: if a parking stall is a separate strata lot, it is included with the Property being sold for the Purchase Price under this
Contract unless otherwise expressly stated.

[ ] Limited common property for the exclusive use of ther owner(s)
[ ] Common property of the strata corporation which is one of the following:

4o}
[ 1Leased / Licensed [_]Short Term Exclusive Use or Special Privilege** [ Other:m_uﬂﬁglw;%

**Note: Common property assigned to an owner under a short term exclusive use or special privilege arrangement may be
reassigned at the sole discretion of the strata corporation when the property changes ownership.

Subject to the Buyer(s) verifying that the storage locker(s) associated with the strata lot is designated under the following
arrangement. [ ] Same as parking ] Other :* _\.Q_QK'Q‘@_‘QA_ \& 256

*Note: If a storage locker is a separate strata lot, it is included with the Property being sold for the Purchase Price under this
Contract unless otherwise expressly stated.

Bayer wud 6 (o, 1aE MUTUBUM WRRE WU e AFFeR 18 QuALET 70
COOURT WRORDURL UM QA TofgRE DloleMPir W 2007 , 1tue Cuslse]
00 s Pev Pl QF 1HE BUYeR BND Ths Ze l

lew,
 Pus P e ea)
(seller) 7

- x D

(witness (seller)

9 3 D
(

(witness)

buyer)
x x Bes!

(witness) (buyer)
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e, "___ CONTRACT OF PURCHASE AND SALE STRATA ADDENDUM/AMENDMENT PART 3 OF 3
‘“}fﬁfﬁ“}’n Date: _NOW h\m007 M.LS. No. N boip Q<D Page _ L Of_q__ Pages

RE: ADDRESS:__ \2~ %S0 290 M Sgu{ eq N W(L&'\JNOA =0

FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED: NOU 6\ 9\0.0"7 .

maoe BeTweeN S (b BEE Nt 4 and _ ¢ @QP(:]\/‘E,U[ AS SELLER(S),
anp_ Ry o> Le Q}@’Q A and AS BUYER(S) AND COVERING

THE ABOVE MENTIONED PROPERTY THE UNDERSIGNED HEREBY AGREE AS FOLLOWS:

Subject to the Buyer,_at the buyer’'s expense, abtaining Wroving a written inspWﬁ of the strata lot agairst-any

d Ceeds$ an ich reason may adversely affect the property’s us
or valuer isti erage sha %rangeé?%sonablewthe pur| of iww

suite and co nareas s as, but notlimited to, the redf, electrical recm, boiler or furnace room;parking areas and recrea-

tional area. P U R \& \WAWIVG 1S RIGWT 10 WU TNLET) /M

Subject to a new first mortgage being made available to the Buyer by ke 2\ !m ], 2093 irthe-amountof
3 at an merestratemotte-exceed Yo-perapnum-calcdlated-(eitherhalf-yearly or monthly) , notin

' ar-amortizatenpered; v entsof-approximately
$ ' ; e i +2-ofthe annual taxes, If required by the mortgagee).

Subject to the Buyer obtaining approval for fire/property insurance satisfactory to the Buyer.
Above subjects are for the sole benefit of the Buyer(s)

Above subjects to be removed on or before M KRN 2001,

The Buyer(s) is aware of the following restrictions (if any}):
Y s RoINR 147N @

The Seller represents and warrants that during the time the Seller has owned the property, the use of the property and the
buildings and structures thereon has not been for the growth or manufacture of any illegal substances and that to the best
of the Seller's knowledge and belief, the use of the property and the buildings and structures thereon has never been for the
growth or manufacture of illegal substances. This warranty shall survive and not merge on the completion of this transaction.

On possession day the Seller will provide the Buyer with two sets of keys for the unit including, but not limited to, the strata
unit, the building, parking areas, storage areas, storage locker, mailbox and if building features a garage door, all of the remote
controls for the garage door.

(witness S

(witvess) g D
witness (seller)

- | D
witness (buyer)

x x Sec!

witness buyer
( ) (buyer) STRATABB907




CONTRACT OF PURCHASE AND SALE
INFORMATIONABOUT THIS CONTRACT OF PURCHASE AND SALE

THIS INFORMATION IS INCLUDED FOR THE ASSISTANCE OF THE PARTIES ONLY. IT DOES NOT FORM PART
OF THE CONTRACT AND SHOULD NOT AFFECT THE PROPER INTERPRETATION OF ANY OF ITS TERMS.

a

b,

Q)

(€8

CONTRACT: This document, when signed by both parties. is a legally binding contract. READ IT CAREFULLY. The parties
should ensure that everything that is agreed to is in writing.

. DEPOSIT(S): Section 28 of the Real Estate Services Act requires that money held by a brokerage in respect of a real estate

transaction for which there is an agreement between the parties for the acquisition and disposition of the real estate be heid by the
brokerage as a stakeholder. The money is held for the real estate transaction and not on behalf of one of the parties. If a party does
not remove a subject clause, the brokerage requires the written agreement of both parties in order to release the deposit. If both
parties do not sign the agreement to release the deposit, then the parties will have to apply to court for a determination of the
deposit issue.

COMPLETION: (Clause 4) Unless the parties are prepared to actually meet at the Land Title Office and exchange title docu-
ments for the Purchase Price, itis, in every case, advisable for the completion of the sale to take place in the following sequence:
{(a) The Buyer pays the Purchase Price or down payment in trust to the Buyer's Lawyer or Notary (who should advise the Buyer
of the exact amount required) several days before the Completion Date, and the Buyer signs the documents.

(b) The Buyer's Lawyer or Notary prepares the documents and forwards them for signature to the Seller's Lawyer or Notary who
returns the documents to the Buyer’s Lawyer or Notary.

(c) The Buyer's Lawyer or Notary then attends to the deposit of the signed title documents (and any mortgages) in the appropriate
Land Title Office.

(d) The Buyer's Lawyer or Notary releases the sale proceeds at the Buyer's Lawyer's or Notary’s office.

Since the Seller is entitled to the Seller’s proceeds on the Completion Date, and since the sequence described above takes a day
ormore, itis strongly recommended that the Buyer deposits the money and the signed documents AT LEAST TWO DAYS before
the Completion Date, or at the request of the Conveyancer, and that the Seller delivers the signed transfer documents no later than
the morning of the day before the Completion Date.

While it is possible to have a Saturday Completion Date using the Land Title Office’'s Electronic Filing System, parties are
strongly encouraged NOT to schedule a Saturday Completion Date as it will restrict their access to fewer lawyers or notaries who
operate on Saturdays; lenders will generally not fund new mortgages on Saturdays; lenders with existing mortgages may not
accept payouts on Saturdays; and other offices necessary as part of the closing process may not be open.

POSSESSION: (Clause 5) The Buyer should make arrangements through the real estate licensees for obtaining possession
The Seller will not generally let the Buyer move in before the Seller has actually received the sale proceeds. Where residential
tenants are involved, Buyers and Sellers should consult the Residential Tenancy Act.

. TITLE: (Clause 9) It is up to the Buyer to satisfy the Buyer on matters of zoning or building or use restrictions. toxic or

environmental hazards, encroachments on or by the Property and any encumbrances which are staying on title before becoming
legally bound. It is up to the Seller to specify in the Contract if there are any encumbrances, other than those listed in Clause 9.
which are staying on title before becoming legally bound. If you as the Buyer are taking out a mortgage. make sure that titie,
zoning and building restrictions are all acceptable to your mortgage company. In certain circumstances, the mortgage company
could refuse to advance funds. If you as the Seller are allowing the Buyer to assume your mortgage, you may still be responsible
for payment of the mortgage. unless arrangements are made with your mortgage company.

CUSTOMARY COSTS: (Clause 15) In particular circumstances there may be additional costs. but the following costs are
apphcable in most circumstances:

Costs to be Borne by the Seller Costs to be Borne by the Buyer
Lawyer or Notary Fees and Expenses: Lawyer or Notary Fees and Expenses: - appraisal (if applicable)
- attending to execution of documents - searching title. - Land Title Registration fees
Costs of cleanng title, including: - iInvestigating title. Fire Insurance Premium.
- discharge fees charged by - drafting documents. Sales Tax (T appicebkie;).
encumbrance holders, Seller's Initials - Land Title Registration fees. Property Transfer Jax Buyer's Initials
- prepayment penalties Surey-CerttfreatefTequired). Ss—aRe-Serrrees—Fex N
Real Estate Commission Costs of Mortgage, including: /fﬁ
Goods and Services Tax \——-_ﬁﬁn@‘age—eompany;s Lawyer/Notary,

RISK: (Clause 16) The Buyer should arrange for insurance to be effective on the earlier of the Co’mpieiion Date orthe date the
Buyer pays the balance of the funds into trust. The Seller should maintain the Seller’'s insurance in effect until the ater of the
date the Seller receives the proceeds of sale, or the date the Seller vacates the property.

FORM OF CONTRACT: This Contract of Purchase and Sale is designed primarily for the purchase and sale ¢f freehcid resi-
dences. If your transaction involves:

- ahouse or other building under construction - alease

- abusiness - an assignment

- other spectial circumstances (including the acquisition of land situated on a First Nations reserve)

additional provisions, not contained in this form, may be needed and professional advice shouid be obtained. A Property Disclosura
Statement completed by the Seller may be available.

ALTERNATE DISPUTE RESOLUTION: Parties to this contract may pursue alternate dispute resclution if a dispute anses after
completion of the transaction. it is recommended that the parties first mediate the dispute. Failing agreement tc mediate. orif the
mediation fails, then disputes can be submitted to an arbitration under the Commercial Arbitration Act. BCREA member boards
can provide guidance on the selection of mediation and arbitration services in your area.
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witnessed As TO E’“""‘g}w LE Notary Public
Aeyicada Souons or Ghee e ppEATS (A e 615 - 5th Ave,
New Westminster, B.G.
PREPARED BY: Century 21 Apex International NOV-2-2-2007 DATE: November 2¥,3M07X 3
. (BROKERAGE - PLEASE PRINT) - Tel: (604) 521-5877 Fax: (604) 521-581
ADDRESS: #301, 6935 - 120 Street Delta pC: V4E 2A8 PHONE: 604-599-4888
PER: George Tan MLS® No.: V664980
(LICENSEE - PLEASE PRINT)
SELLER: S&H GAFFNEY BUYER: Raymond Lehoux
SELLER: BUYER:
ADDRESS: #312450 BROMLEY ST ADDRESS: 1368 Stevens Street, White Rock, BC
Coquitlam PC: V3K 685 PC:
PHONE: PHONE:
RESIDENT OF CANADAW!  NON-RESIDENT OF CANADAL]| OCCUPATION: _Retired |
as defined under the Income Tax Act.

PROPERTY:

# 312450 BROMLEY ST

UNIT NO. ADDRESS OF PROPERTY

Coquitlam V3K 6S5 015-726-339 ‘ _
CITY/TOWN/MUNICIPALITY POSTAL CODE PID

NWS3181 LT36 DL 1131LD 36 GRP 1
.LEGAL DESCRIPTION

The Buyer agrees to purchase the Property from the Seller on the following terms and subject to the following conditions:

1. PURCHASE PRICE: The purchase price of the Property will be
Two Hundred and Forty-Two Thousand

DOLLARS §.242,000.00 (Purchase Price)
2. DEPOSIT: A deposit of $.20,000.00 which will form part of the Purchase Price, will be

paid on the following terms:
To be placed in trust within 24 hours upon removal of all subject to clauses and payable by way of bank draft or certified

cheque.

All monies paid pursuant to this section (Deposit) will be delivered in trust to_ Century 21-Apex International

and held in trust in accordance with the provisions of the
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 authorized to pay all or any
portion of the Deposit to the Buyer's or Seller’s conveyancer (the “Conveyancer”) 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 Real Estate Services Act pending the completior
of the transaction and not on behalf of any of the principals to the transaction; and (c) if the sale does not complete,
. the money should be returned to such party as stakeholder or paid into Court. ﬁ i

INITIALS
BC2000 REV. SEPT/07 COPYRIGHT - BC REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSOCIATION (BC BRANCH)
WEBForms™ Oct/2007
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3.

10.

11.

BC2000 REV. SEPT/07

TERMS AND CONDITIONS: The purchase and sale of the Property includes the following terms and is subject to

the following conditions:
Refer to Sale Addendum - pages 5 to 8.

Each condition, if so indicated, is for the sole benefit of the party indicated. Unless each condition is waived or
declared fulfilled by written notice given by the benefiting party to the other party on or before the date specified for
each condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Real

Estate Services Act. P

COMPLETION: The sale will be completed on_January 15 ,yr. 2008 (Completion Date)
at the appropriate Land Title Office. N
POSSESSION: The Buyer will have vacant possession of the Property at 12 a.m./p.m. on

January 17 , yr..2008 (Possession Date) OR, subject to the following existing tenancies, if
any: Vacant Possession

ADJUSTMENTS: The Buyer will assume and pay all taxes, rates, local improvement assessments, fuel, utilities
and other charges from, and including, the date set for adjustments, and all adjustments both incoming and outgoing
of whatsoever nature will be made as of January 17 , yr. 2008 (Adjustment Date).
INCLUDED ITEMS: The Purchase Price includes any buildings, improvements, fixtures, appurtenances and
attachments thereto, and all blinds, awnings, screen doors and windows, curtain rods, tracks and valances, fixed
mirrors, fixed carpeting, electric, plumbing, heating and air conditioning fixtures and all appurtenances and
attachments thereto as viewed by the Buyer at the date of inspection, INCLUDING:

All Window Coverings, All Closet Organizers, All Light Fixtures

BUT EXCLUDING: Washer/Dryer/Fridge/Stove.

VIEWED: The Property and all included items will be in substantially the same condition at the Possession Date

as when viewed by the Buyer on October 7 yr, 2007

TITLE: Free and clear of all encumbrances except subsisting conditions, provisos, restrictions, exceptions and
reservations, including royalties, contained in the original grant or contained in any other grant or disposition from
the Crown, registered or pending restrictive covenants and rights-of-way in favour of utilities and public authorities,
existing tenancies set out in Clause 5, if any, and except as otherwise set out herein.

TENDER: Tender or payment of monies by the Buyer to the Seller will be by certified cheque, bank draft, cash or
Lawyer’s/Notary’s or real estate brokerage's trust cheque.

DOCUMENTS: Ali documents required to give effect to this Contract will be delivered in registrable form where
necessary and will be lodged for registration in the appropriate Land Title Office by 4 pm on the Completion Date.

5" AL
INITIALS

COPYRIGHT - BC REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSOCIATION (BC BRANCH)
WEBForms™ Oct/2007
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PROPERTY ADDRESS

20. AGENCY DISCLOSURE: The Seller and the Buyer acknowledge having received, read and understood the
brochure published by the British Columbia Real Estate Association entitled Working With a REALTOR® and
acknowledge and confirm as follows;

A. the Seller has an Agency relationship with
RE/MAX All Points Realty Grp. and Noella Neale

BROKERAGE LICENSEE

B. the Buyer has an Agency relationship with

Century 21 Apex International and George Tan
BROKERAGE LICENSEE

C. the Buyer and the Seller have consented to a limited dual agency relationship with

and
BROKERAGE LICENSEE

LICENSEE _
having signed a Limited Dual Agency Agreement dated
If only (A) has been completed, the Buyer is acknowledging no agency relationship. If only (B) has been com-
pleted, the Seller is acknowledging no agency relationship.

21. ACCEPTANCE IRREVOCABLE (Buyer and Seller): The Seller and the Buyer specifically confirm that this
Contract of Purchase and Sale is executed under seal. It is agreed and understood that the Seller’s acceptance is

irrevocable, including without limitation, during the period prior to the date specified for the Buyer to either:
A. fulfill or waive the terms and conditions herein contained; and/or
B. exercise any option(s) herein contained.

22.THIS IS A LEGAL DOCUMENT. READ THIS ENTIRE DOCUMENT AND INFORMATION PAGE BEFORE
YOU SIGN.

23.OFFER: This offer, or counter-offer, will be open for acceptance until _N/A o’clock a.m./p.m. on
(Subject to Approval of Court - Refer to Sale Addendum) .y (unless withdrawn in

writing with notification to the other party of such revocation prior to notification of its acceptance), and upon
acceptance of the offer, or counter-offer, by accepting in writing and notifying the other party of such acceptance,

there will be a binding Contract of Purc?e and Sale on the terms and conditions set forth.
X %’——7}4—\ ‘% z 5 é-:"‘“—‘eh,? J @ RaymondLe Houx

WTNESS [ BUYER® PRINT NAME
X e
WITNESS BUYER PRINT NAME

24. ACCEPTANCE: The Seller (a) hereby accepts the above offer and agrees to complete the sale upon the terms
and conditions set out above, (b) agrees to pay a commission as per the Listing Contract, and (c) authorizes and
instructs the Buyer and anyone acting on behalf of the Buyer or Seller to pay the commission out of the cash
proceeds of sale and forward copies of the Seller's Statement of Adjustments to the Cooperating/Listing

Brokerage, as requested, forthwith after completion.

Seller’s acceptance is dated (Subject to Approval of Court - See Sale Addendum) yr

@ s&H GAFFNEY

PRINT NAME

X
WITNESS SELLER

X
.MTNESS SELLER PRINT NAME

COPYRIGHT - BC REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSOCIATION (BC BRANCH)
WEBForms™ Oct/2007

BC2000 REV. SEPT/07
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/5// CONTRACT OF PURCHASE AND SALE ADDENDUM

£

MLS® NO.. V664980 DATE: November 22, 2007

‘ RE: ADDRESS: #312450 BROMLEYST ~ Coqutlam  _ _ V3K6S5
LEGAL DESCRIPTION: NWS3181 LT 36 DL 113 LD 36 GRP 1. L
_. PID: 015-726-339

FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED November 22,2007
MADE BETWEEN RaymondLeHowx AS BUYER,AND

 S&H GAFFNEY L ... ASSELLERAND COVERING

THE ABOVE-MENTIONED PROPERT NED HEREBY AGREE AS FOLLOWS:
Subject to the Buyer, on or

fore December 28, 2007 receiving.and approving the following documents with respect to
information that reasonably a ect the alue of the strata lot, including any bylaw, item of repair or

maintenance, special levy, judgmen ility, whether actual or potential:
1. A current Form 'B' Information Certificate attaching the strata corporation'’s rules, current budget and the developer's

Rental Disclosure Statement, if any;
2. A copy of the registered strata plan, any amendments to the strata plan, and any resolutions dealing with changes to
comimon property;
3. The current bylaws and financial statements of the strata corporation, and any section to which the strata corporation lot |
belongs; and
4 The minutes of any meeting held between the period from December 27, 2005 to December 27, 2007 by the strata
council, and by the members in annual, extraordinary or special general meetings, and by the members or the executive of any
section to which the strata lot belongs.

. Engineering Report, if any.
6. Legal Opinions obtained by the Strata Corporation. |
7. Any warranty documents concerning a building envelope including the roof as defined in the Building Envelope

Renovation Regulation [BC Regulation 240/2000].

Immediately upon acceptance of this offer or counter-offer, the Seller will authorize the Seller's agent, to request, at the Seller's I
expense, complete copies of the documents listed above from the strata corporation or other source and to immediately, upon
receipt, and in any event no later than 2 days from such acceptance, deliver the documents to the Buyer [or the Buyer's agent].

This condition is for the sole benefit of the Buyer.

This Strata Corporation is managed by Northwest Management of telphone 604-980-4729. l

W

‘L //37 | %‘4—»} @ Raylehox |

X N I
. WITNESS BUYER PRINT NAME

WITNESS BUYER PRINT NAME l
.TNE'S’S’ SELLER ' o o " PRINTNAME T 7

X o e

WITNESS SELLER PRINT NAME [

BC2005 REV. APR/OE COPYRIGHT -BCRE
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/{Z/ CONTRACT OF PURCHASE AND SALE ADDENDUM
MLS® NO.: V664980 .~ DATE: November 22,2007

RE: ADDRESS: # 312450 BROMLEY ST Coquitlam V3K 6S5
LEGAL DESCRIPTION: NWS3181 LT 36 DL 113 LD 36 GRP 1

. PID:; 015-726-339 .

FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED November 22,2007
MADE BETWEEN Raymond Le Houx , " .. ASBUYER,AND

_S&H GAFFNEY ... ASSELLERANDCOVERING

THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS:

Buyer had waived the need for an inspection of the property and the complex although he had been strongly advised by the
listing agent to do so. Buyer shall hold the listing agent harmless against all liabilities that may arise for failing to hold an

inspection.

Seller agrees to provide the Buyer with a copy of Council Minutes, Notice of Special Meetings or Annual General Meetings and
subsequent Special Meeting information and any minutes issued between Final Subject Removal Date and Completion Date.

The Buyer is aware of a monthly levy of about $202.00 which includes gardening, garbage collection and management.

At least two complete set of keys for the subject unit including, but not limited to, the strata unit, the building, parking areas,
storage areas, common areas, mailbox and all of the remote controls for the garage door will be provided by the Seller or their
agent to the Buyer or their agent on the Possession Date.

Parking Stall numbered # 36 and and storage locker number # IS36 associated with this strata lot are designated under
the following arrangement: Limited Common Property or an assignment.

The Buyer is aware that this property was built on a permit issued prior to July 1, 1999 and therefore is not regulated by the
Home Owners Protection Act.

The Buyer has viewed the property and is satisfied with the lot size and finished areas and is aware that all published
measurements, square footages, the age of the building, the lot size and other information in the Listing Printout that are
advertised are approximate only, while thought to be correct are not guaranteed. If any of the information is an important
consideration the Buyer should confirm the information and matters such as zoning, permitted use of the building, the land and
any restrictions with the relevant authorities.

—t
Subject to the Buyer, on or before December 28, 2007 searching and approving title to the property against the presence of any
charge or other feature, whether registered or not, that reasonably may affect the property's use or value. The Buyer is advised to
seek his own legal advise on this matter. This condition is for the sole benefit of the Buyer. /

~

Subject to the Buyer obtaining legal advice satisfactory to the Buyer concerning the sale of the property and all related
documents by December 28, 2007. This condition is for the sole benefit of the Buyer.

A /2/;(/ ZLoAremge . @ Ray Lehoux

x . I PR e
WITNESS BUYER PRINT NAME
WITNESS BUYER PRINT NAME
WITNESS SELLER PRINT NAME
WITNESS SELLER PRINT NAME
BC2005 REV. APR/06 COPYRIGHT-BCREA
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OF GREATER VANCOUVER /
/ CONTRACTOF PURCHASEAND SALE ADDENDUM
MLS® NO.; V664980 DATE: November 22, 2007
. | RE: ADDRESS: # 312 450 BROMLEY ST Coquitlam _ V3K 6S5

LEGALDESCRIPTION; NWS3181LT36DL113LD36GRP L1
PiD: 015-726-339 .

FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED November 22,2007
MADE BETWEEN Raymond Le Houx .. ASBUYER,AND

| S&H GAFFNEY ... .__ ASSELLERAND COVERING

THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS:

The Buyer acknowledges and accepts that on Completion the Buyer will receive title containing, in addition to any
encumbrance referred to in Clause 9 [TITLE] of this contract, any non-financial charge set out in the copy of the title search
results that is attached to and forms part of this contract.

The Seller represents and warrants that during the time the seller has owned the property, the use of the property and the
buildings and structures thereon has not been for the growth or manufacture of any illegal substances and that to the best of the
Seller's knowledge and belief, the use of the property and the buildings and structures thereon has never been for the growth or
manufacture of illegal substances. This warranty shall survive and not merge on the completion of this transaction.

All the conditions precedent or subject to clauses contained in this contract are exclusively for the benefit of the buyer and the
buyer may at his option waive part or all of the condition and proceed with completion of the contract.

. The buyer covenants to promptly take such steps as may be required and to use his best efforts whenever necessary, to satisfy all
the condition precedents.

The Buyer has been advised of the following matters:

[a] amount of property transfer tax payable on the purchase of the property is calculated based on 1% for the first $200,000
and 2% on the balance of the purchase price.

[b] asurvey may have to be done on the property or title insurance may need to be purchased to satisfy his lender's
requirements. )
L -
Subject to a new first mortgage being made available to the Buyer by December 28, 2007, in the amount of $ 181,500 at an
interest rate not to exceed 6 % per annum calculated half-yearly, not in advance, with a 25 to 30- year amortization pcji_od,3\to/

5- year term and repayable in blended payments of approximately $ 1,161 per month including principal and interest [plus 1/12
of the annual taxes, if required by the mortgagee]. This condition is for the sole benefit of the Buyer.

I

The Buyer reserves the right to assign this contract in whole or in part to any third party without further notice to the Seller and
without having to get court approval; said assignment not to relieve the Buyer from his obligation to complete the terms and

conditions of this contract should the assignee default.

té\/ e /z% % @ Ray Lehoux

WITNESS PRINT NAME
WITNESS BUYER PRINT NAME
WITNESS SELLER PRINT NAME
WITNESS SELLER PRINT NAME
BC2005 REV. APR/0O6 COPYRIGHT - BCREA

WEBForms™ May/2006
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M/ ’% CONTRACT OF PURCHASE AND SALE ADDENDUM
S®

V664980  DATE:; November 22, 2007

RE: ADDRESS: #312 450 BROMLEY ST Coquitlam o - V3K 6S5

LEGAL DESCRIPTION: NWS3181 LT 36 DL 113 LD 36 GRPI
PID: 015-726-339

FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED November 22,2007 |
MADE BETWEEN Raymond Le Houx , . ...._.._._._ ASBUYER,AND

. ASSELLERAND COVERING

- S&H GAFFNEY

THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS:

The Property Disclosure Statement dated August 20, 2007 is attached and shall be incorporated into and form part of this
contract.

The Seller will notify the Buyer before the completion date of any notice of a resolution to amend the bylaws or rules of the
strata corporation, or the bylaws or rules of a section to which the strata lot belongs, or any amendment to such bylaws or rules,
that the Seller has not previously disclosed to the Buyer. The Seller will promptly deliver a copy of the relevant resolution or
notice of resolution to the Buyer.

Ifa speciél levy is approved before the completion date, the Seller shall credit the Buyer with 100% of the portion of the special
levy that the Buyer is obligated to pay under the Strata Property Act and the Seller hereby directs the Buyer's lawyer or notary
public to hold back such credit from the sale proceeds and to remit it to the strata corporation.

The Buyer understands that the use of the subject property is restricted [or prohibited] by the strata corporation with respect to
Pet and Rental.

This offer is subject to the approval of the court which shall be obtained by December 14, 2007 (unless extended in writing by
both parties). This subject is for the benefit of the Buyer and the Seller. Both parties must give written consent to waive this

subject clausc.

Both parties agree that the deposit shall not be placed in an interest bearing trust account.

,,,,,,,, L —

{L\___ P\ ? %ﬁ @ Ray Lehoux:

X -

WITNESS BUYER PRINT NAME
WITNESS BUYER PRINT NAME

X _ e o
WITNESS SELLER PRINT NAME =~
WITNESS SELLER PRINT NAME

COPYRIGHT -BCREA
WEBForms™ May/2006
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Coast Capital Savings Credit Union

C Coastcap lt a‘ Guildford Branch
1110 Guildford Town Centre

SAVINGS Surrey, BC V3R 7B7
T 604.517.7000 F 604.517.7995

www.coastcapitalsavings.com

October 2, 2007 T LS Bl YD ATt A ewe e T T

RFELe LT CL {2ay vigy (el Lehoo
Ray Lehoux GEORGE TAN Sl \{1\%5\1( l T f_, coved
1368 Steven Street Notary Public \je;\)v‘ OA @C—L————— 206+ Jin g VR
White Rock, BC 615 - 5th Ave. O 1U W ?@JW o, .c.

New Westminster, B.C. .
V3M 1X3 ] o ’
Tel: (604) 521-5977 Fax: (604) 521-591% ijstw ‘PL‘ M AT ‘b&ﬂ\k 44 B

Dear Mr. Lehoux:

Thank you for taking the time to meet with us to discuss your mortgage needs. I am pleased to advise you that
Coast Capital Savings has pre-approved your mortgage application subject to the following terms and conditions:

s  Principal amount to be advanced: $180,000

» Interest rate*: 5.7% Fixed

+ Term length: 1 years

e Monthly payment: $ 983.00

« A satisfactory appraisal of the subject property by an appraiser selected by Coast Capital Savings
« A fire insurance policy equal to the market value of all buildings located on the property

* A firm and binding purchase agreement of $240,000 or less

o Confirmation of source of down payment funds of $65,000.00

« MLS Listing of property to be purchased

» Income verification in the amount of $3506.00 per monthly

The above interest rate is guaranteed for 90 days from September 13, 2007. We reserve the right to cancel or
renegotiate this agreement if any of these conditions are not met.

We look forward to helping you with the purchase of your new home. Please do not hesitate to give me a call at
604-517-7000 if you have any questions.

Sincerely,

Tracy Plante
Lending Specialist

BEST

EMPLOYERS
IN CANADA
2006

REPORT ON BUSINESS

THE GLOBE ANO AN,
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RE: confer

From: Jim McNee (jmcnee@telus.net)
Sent: October 30, 2007 9:57:14 PM J
To: 'ray lehoux’ (ray!ehoux@hotmaﬂ.‘c,om’)/

Yes Ray. your nffer was sent by fax to Noella on Octoher 197 As proof. [ have a copy of my cover letter to her, a
-opy of the fax machine’s record of transmission on that date and copies of my e-mail’s to her. Prior to faxing the
offer to her. | telephoned her and told her that | would be faxing the offerto her. During that call she told me that she
hiad no other offers at that time and that she was conducting an open house at the property. i received no turther
calls or carrespondence from her antil | e-mailed her a week {ater. Hey reply was that the lawyers had rejected your
Joffer. | then tefephoned you to inform you about that and at which time you informed me that the Seller had accepted
another ofter for the property that was lower in price than yours. | know nothing about the details of the offer that was
accepted if one was.

Jim McNee

Realty $5000 Sales.

From: ray lehoux [mailto:raylehoux@hotmail.com]
Sent: Tuesday, October 30, 2007 3:04 PM

To: Jim McNee

Subject: RE: confer

Hi Jim,

In the meantime, while you are unpacking, can you please confirm on this email as to whether you have sent the
contract with my new offer of $240,250.00 good until Dec. 4th, 2007 to Noella Neale on October 19, 2007? Yes or
no?

I would also appreciate you drop off the documents you sent to Noella soon, but in the meantime yes or not would
be appreciated.

Thanks
Ray

From: imcnee@telus.net
oo raytehoux@hotmail.oom
Subject: RE: confer
. FO/R02007 10 2y
Nata: Tiia 20 Ot 2007 1N-31-47 0700 BRIl :
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312-450 BROMLEY ST http://app2.interfacexpress.com/pes/vancouver/ViewDetail

1ofl

[
312-450 BROMLEY ST MLS# V664980 $249,90ﬂ
Address 312-450 BROMLEY ST Status Sold
Area Coquitlam MLS# V664980
Sub Area CQ Coquitlam East Postat Code V3K 6S5
City/Town Coquitiam Year Built 1990
Type Apartiment Unit Age at List Date 17
Permitted Use Taxes $1,291 (2006)

Complex/Subdvsn  BROMLEY MANOR

Price Dates Features
Current Price $249,900 Listed Aug 20/07 Sqft Fin. 904
Original Price $249,900 Entered Aug 22/07 Saft Unfin. 0
Status Chgd Nov 30/07 Bedrooms 2
Sale Bate Nov 6/07 Bathrooms 2
Sale Price $225,000 Ensuites 1
Current $ Per Saft  $276.44 Days on Mrkt 78 Kitchens 1
$ Sold Per Sqft $248.89 Total # Rooms 6

Fabulous SW facing unit. Open floor plan w/ sundeck overlooking quiet, private setting. Large kitchen w/ breakfast bar.
Living room boasts large windows. 2 bdrms, 2 baths, laundry room w/ storage. Great complex close to everything. Listed
By: RE/MAX ALL POINTS REALTY GRP.

11/28/2008 5:17 PM
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REALESTA]‘EBOARD @ MULTIPLE LISTING SERVICE®

OF GRLEATER VANCQUVER "ﬂ___ - MLS’OFFJCEUSE%‘;_:‘O‘
MULTIPLE LISTING CONTRACT
petween: SHEILA GAFFNEY anp: _RE/MAX All Points Realty Grp.
(LISTING BROKERAGE™)
HAROLD GAFFNEY #101 - 1020 Austin Avenue
OVWNER(S) ("SELLER") UNIT ADDRESS
301 - 9344 CAMERON Coquitlam V3K 3P1
UNIT ADDRESS CITY BC
BURNABY, B. C. 604-936-0422
CITY PC TELEPHONE NUMBER CELL NUMBER
604-422-0077
TELEPHONE NUMBER CELL NUMBER
1. LISTING AUTHORITY AND TERM:
A. The Seller hereby lists exciusively with the Listing Brokerage the property described in Clayse 2 ("Propenty’) from .
AUGUST / 20/ 2007 (Eftective Date) until 11:59 pm on DECEMBEI / 31 / 2007_ (Fxpiry Date) unfess ranewer i writing.
8. Thgos'gﬁer harsby: - YEAE B e

(}  authorizes the Listing Brokerage o obtain infarmation concerning the Property from any person, corporation or governmental authority, including
British Calumbia Assessment, and to share this information with ather parties, including members of any real estate board;
(M authorizes the Listing Brakerage to advertise the Froperty and to show it to Prospeciive buyers during reasonasie hours;

any mortgagee and

(i) restricts the advertising of the Praperty 1o ihe Listing Brokerage orly except where the advertising of the Prapery by other members of tne real estate board of which
the Listing Brokerage is a member (hareimaftor referred to as the "Board") or any ather real estate board has been permitted by the Listing Brokerage;

(iv) agreas ta alow the Listing Brokerage to place *For Sale” ang *Solg” signs upon the Property; and
(v) agrees to allow Cooperating Brokerages {as hereinatter defined) to show the Property to prospective buyers,

2. PROPERTY: 312 - 450 BROMLEY STREET

UNIT NO. ADDRESS OF PROPEATY
COQUITLAM, B. C. V3K 685 015-726-339
CITY/TOWNMUNICIPALITY POSTAL CODE PID

NWS 3181 LOT 36 DL 113 LD 36 GROUP 1

LEGAL DESCRIPTION

3. TERMS OF SAL:?“Q /7[ q/ Qﬁ 0 ;AL'i/ ’ TBA

LISTING PHICE TERMS
4. LISTING SERVICE AND COOPERATING BROKERAGES: The Selier authorizes the Listing Brokerage:

A. To list the Property with the Mulliple Listing Service® of the Board and any ather real estate board that the Listing Brokerage selects and has access to and 10
Cooperate with other brokerages acting for a Prospective buyer ar, with the written cansent of the Solfer, as g sub-agent of the Listing Brokerage (‘Coaperating Brokerages™):
B.  To pubdish in the Multiple Listing Service® of the Board, the Mukiple Listing Service* of any other real estate board, internel, er anywhere glse that the Listing Brokerage
selects and has access 10. and lo share with other parties, incluting British Columbia Assessment the information contained in this Contract, the information

and
C. To make agency discosures fequired of the Lisfing Brokerage,
5.  LISTING BROKERAGE'S REMUNERATION: The Saller agrees: n ! ) -
A Te pay lo the Listing Brekerage a gross commission of 55% FIRST $160,000.00 2 112% ON THE BALANCE

contained in the Data input Form and the Seller's Property Disclosure Statement, if applicable, and the sals price of the Property once an unconditional accepled offer exists;

of

the sale price of the Property, plus applicable Goods and Services Tax and any other applicable tax in respect of the commission (commission + tax = ‘emuneration) if:

i alegally enforceable contract of sale belwaen the Seligr and a Buyer is entered into during the term of this Confract; or

(il alegally enforcoable contract of sale belween the Seller and 4 Buyer who is introduced 1o the Property or 1o the Seller, by the Listing Brokerage, a Cooperaling

Brokerage or any other person including the Seler during the term of this Contraci i entered into:
{a) within sixty (60) days after the expiration of the term of this Coniract; or
{b) any time after the period described in (a) where the sfforts of the Listing Brokerage or tha Cooperating Brokaerage were an oHective cause;

provided, however, thal no such commission is payable i the Property is listed with anolher licensed brokerage after the expiration of the tem of this Contract and

sold during the tarm of that listing contract; or

iy an offer to purchase is chtained from a prospective buyer during the tarm of this Contract who is ready, willing and able to pay the Listing Price and
lerms of this Contract, aven if the Seller refuses to sign the offer to purchase;

agrees (o the gther

B. The remuneration dye {o the Listing Brokerage shall be payable on the earlier of the date the sake is completed, or the completion date. or where no contract of sale has been

entersd into seven (7) days after wiitten demand by the Listing Brokerage; and

C. That to assist in obtaining a buyer for the Froperty, the Listing Brokerage will offer to Cooperating Brokerages a portion of the Listing Brokerage's commission in the amourt cf

3.255 FIRST $100,000 1.1625 BALANCE

of the saie price of the Property, plus applicabls Goods anc Services Tax and other applicable tax in respect of that portion of the commission.

REMNNN REV ADGIGT l I

Al &
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Mgmt. Co's Name: NORTHWEST MGMT

Coquitlam, Coquitlam East (VCQCE) Residential Attached

# 312 450 BROMLEY ST Active
List Price: $249,900 Days on Mkt 12
List Date: 20-Aug-07 Expiry Date: 31-Dec-07

No Photo Available Previous Price: Subdiv/Complex: BROOKSIDE COURT
Original Price:  $249,900 Postal Code: V3K 655 PID: 015-726-339
Meas. Type: Imperiat Frontage: Approx YrBit: 1990
Frontage Metric: Age at List Date: 17
Depth/Size: Type: Apartment Unit
Lot Size SqFt: O sq ft Bedrooms: 2 Zoning: CONDO
Exposure: North Bathrooms: 2 Taxes: $1,291 / 2006
Stories in Bidg: 4 Full Baths: 2 GST inck:
Flood Plain: No Half Baths: [+] TaxInciUtils N
Fixtures Lsd: No View: Yes; QUIET PRIVATE YARD
| Fixt Removed: N Apprvi Reqd: N

Style of Home: Inside Unit Total Parking: 1 Covered Parking: 1

Construction: Frame - Wood Parking Stall #: 36 Parking Stall Owned: N

Foundation: Concrete Perimeter Parking Access:  Side

Exterior: Vinyl Parking Facilities: Visitor Parking / None

Rain Screen: No

Type of Roof: Wood Dist to Public Trans: Dist to School/Bus:

Renovations: Other, Reno Year: Units in Development: 54 Total Units in Strata: 54

Flooring: Mixed Locker: Y Locker #: 36

Water Supply: City/Municipal Possession: TBA

Heat/Fuel: Baseboard [ Electric Title to Land: Freehold Strata

No. of Fireplaces: 0 R/I Fireplaces: 0 Seller's Interest: Registered Owner / Court Ordered Sale

Fireplace Fuel: Other Mortgage Info: 0-

Outdoor Area: Balcony(s)

Property Disclosure: SELLER NOT LIVING INUNIT / N

Pets Allowed w/Rest., Rentals Allowed w/Restrictions,

Mgmt. Co's Phone: 604-980-4729 Bylaw Restrictions:
| Mo. Maint Charge: $200.41 B

Maint Charge Incl: Gardening, Garbage Pickup, Management

Legal: NWS3181LT36 DL 113LD36GRP 1

Amenities: In Suite Laundry, Shared Laundry, Wheelchair Access

Features Incl: Clothes Washer/Dryer/Fridge/Stove/DW

Site Influences: Central Location, Cul-de-Sac, Paved Road, Private Setting, Recreation Nearby, Shopping Nearby

Floor Type Dimensions Floor Type Dimensions Hoor Type Dimensions

Main F. Living Room 13’5 X 13 X X

Main F. Dining 11'5 X 85 X X

Main F. Kitchen 9 X 85 X X

Main F. Master Bedroom 14 X 12’5 X X

Main F. Bedroom 137 X 1r X X

Main F. Laundry 65 X 6 X X
X X X
X X X
X

L X

Floor Area (SqFt): Total # Rooms: 6 Bathrooms:

Finished Floor Area Main: 904 Finished Levels: 1 1 4 Piece; Ensuite: Y; Level: Main F.

Finished Floor Area Up: o Basement Area: None 2 4 Piece; Ensuite: N; Level: Main F.

Finished Floor Area Down: 0 3

Finished Foor Area Bsmt: 0 Bsmt Height: 4

Total Finished Floor Area: 204 Restricted Age: 5

Unfinished Foor Area: o # Pets; Cats; Dogs: 1; Cats: Y; Dogs: Y 6

Grand Total Floor Area: 204 :o:rggh:(m‘:mngﬂ ;

Listing Broker 1: RE/MAX Al Points Realty Grp. 604-936-0422 Appointments: Phone L.R. First

Listing Sales Rep 1: Noella Neale 604-805-8001 For Appts Call: NOELLA NEALE

Listing Broker 2: Appointment Ph: 604-805-8001

Listing Sales Rep 2/3:

Selling Broker: Occupancy: Owner

Selling Sales Rep: . S&H GAFFNEY

Selling Broker 2:
Selling Sales Rep 2/3:

| Commission: 3.255% ON 1ST $100,000/1.1625% ON BAL

Realtor Remarks: Court ordered sale, please allow time for access & acceptance.

Fabulous SW facing unit. Open floor plan w/ sundeck overiooking quiet, private setting. Large kitchen w/ breakfast bar. Living room boasts
large windows. 2 bdrms, 2 baths, laundry room w/ storage. Great complex close to everything.

REA Full Realtor The enclosed information while deemed to be correct, is not guaranteed. 01-5ep-07 98:B508M 6:00 AM
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File No. #723 312450 Bromley

/

APPRAISAL OF

3 Storey Apartment

LOCATED AT: Tha 8 Sxruing /-\ *reicied| tin e

#312.450 Bromley Street
Coquitam, B.C. V3K 885

FOR:

Ofiver & Comgany
#202-2963 Gien Drive
Coquittam, BC V3B 2P7

BORROWER:

AS OF:

Novernber 21, 2007

BY:

Eric Linguist
BA {Commerce) CRA

COQUITLAM, BC V3B 188, TEL: (804) 042 - 7208 FAX: (504) 648 - 1285
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RESIDENTIAL APPRAISAL REPORT "FULL" FORM
CheAtRET & ... Fles #723 312450 Bromley
Clignt: Qliver & Company. .............. ... .. Adtoress of Property: Appraiser:  E0G Linquist T
Attention. Hedth Oliver . ... ... Company:  Linquist RE_Appraisals
Address: #202:2963 Glen Drive .. ... ... .. #312-450 Bromley Street Aduress:  Unit 2 - 2700 Barnet Highway |

E-maft: rkolaw@gmail.com
rhong: 804 464-5585
Fax 804 357-1435, . . ... ... ... ... ...
Qther Intended users {by name ar type):
Applicant Nama:

INTENDED USE OF APPRAISAL: _

PROPERTY RIGHTS APPRAISED: X Fec Simpic . . _ Leesahald . Gondominium _ Cooperatve X Other (descrive) Strate
I5 the subject a fractional interest, physical segment o partial hotding? X No | Yas (f yes, sae comments elsewhere in this report)
OCCUPEDEY: QwnerX . Tenant vou.. Veoent oo

HIGHEST AND BEST USE: K _‘ As improved or

NATURE OF DISTRIC'T TREND OF DISTRICT CONFORMITY OF SUBJECT  ESTIMATED AGE AVERAGE FROPERTY
X _ Residential X Inproving AGE OF SUBJECT AGE
... Rural .. Stable . Newer  Older X Smilor 17 . Years DISTRICT
... Commerciatindustrial .. Tramsition CONDITION New w40 Years
L. Mixgd ... Deterlorating .. Superior . inferior X_Similar  sUPPLY IMMEDIATE AREA:
Commems: ... Other SIZE .. Good XFor | Poor 15 020, Years
___________________ .. Larger  Smatler X_ Stmilar
................... % AREA BINLTUP Comments: , .,,....... DEMAND
................... 100 % e eeciiiiiici.. KGued | Far | Poor
DISTANCE TO PRICE RANGE OF PROPERTIES
Elementary School 0.76 Miles, .., Junior Secondery 1.3 Mites IN GENERAL TUSTRICT
High School 1.25Mlles. Downtgwn 14 Miles $ 180,000 L. w$ 575,000 (2 Bdrm. Apt)
Public Transportatiom Nearr Shopping Faciites Coguitiem CIr. (N IMMEDIATE AREA
OIMEN S RI7.000 w3 245000 .,

STEDIMENSIONS:  NA . . STEAREA: WA ... ... . ... ... CONFIGURATION: .. ......................
TOPQGRAPMHY: Flad, .. . T
FEATURES: UTILITIES: DRIVEWAY:
X, Paved Road ... Gravel Rogd X, Telephona ., . Communal Well ... Private ... Concrete
.X. Sidewsik X, Curbs X Naturgl Gas X, Sanitary Sewer X Mutual ... Stona
X, Sireat Lights X, Cablevision ... Propang ... Septrc System ... Single X Asphatt
Commests: ................... .. . ......... X, Municipal Wates X, Storm Sewer ... Double ... Gravel
...................................... ... Private Well ... Open Ditch ... None
PARKING: oOter L
X Garage ... Carport Comments: ............................. LANDSCAPING:
... Driveway ... Nong ELECTRICAL: ... Excallent X, Cood
... Other  Secured underground parking, . . X Undergroung ... Overhead ... Average ... Far
CURE APPEAL: Ot ... Poar ... None
. Exgellent ... Good X, Average EASEMENTS:
. Fair ... Paor X Uiy o AmeRsE e
........................................ o, Otherunbkngem, .o

PRESENTUSE: OwnerOccupled ... .. ... . .. . DOES IT CONFORM TO CURRENT ZONING? X Yes .. No {See comments)
COMMENTS:  (ncludes amy poshive and Mefative features such as conformity with zoning, eflects of known sasements, known resmictions on e, such as Judgements or
liens, effects of assemblage, any known documentation of emvironmental corcamination, etc.) N Title Search has been undertaken.. Appraisal assumes. that ne |

Holdback Recommendeq: .. res . Nog COMMENS: L ettt e e R
FLOOR AREA: BASEMENT: DESIGN: EXTERIOR FINISH:

Source Strata Flan R ' ... OneSwrey . 1-/2 Seorey ... Brick Veneer

Main 9Q4 ... ... Partial ... Split Level Lo 250y ... Sofid Brick

Second ... ... .. ... .., CrawlSpate Other 3. Starey Apartent . ... Stone Veneer

Thid L TotalArea . .. .. . ................ ... Sofid Stons

Todl 904 .. ... Sam ., 5q.Ft. X. ROOFING: ... Stucco

5aM Sq. Ft. X, TYPE QF BUILDING: ... Asphak Shingle ... Wood Siding
CONSTRUGCTION: ... Detached X . Waood Shingle ... Aluminum Siding

X, Wood Frame ... Semi.Detached ... Tar& Gravel X. vyl Siding

... Brick ... RowTownnouse ... Metal ... Inmsuibrick

... Stona X, Apartrent Other ... Othes .. . ............ ...
... Concrate Qther Approx Age7YEAMS L
QUEE L Sowrm: ABRUMS L
RARE2

Form groducest vsing AGH s, 805,734 6127 ww ctess com . R, 042002




11/22/2087 1B:15 EA44849372 OLIVER AWND CO PAGE 87716
FI_igmBQmDQeNoj Flia Ng: #723 312-450 Bromisy
WINDOW SASHIGLAZING: UFFI APPARENT: OVERALL EXTERIOR CONOITION:
Aluminum/Double ... X. Mo . Abaug Avy. X, Average
.......................... Yes .., Below Avg. . Poor

DECKS, PATIOS, OTHER IMPROVEMENTS: Sundeéli off of Ltﬁﬁéfddri\

WALLS: FINISH; OVERALL INTERIOR COND.:
Orywal ..o Diyeall ..o o X Drywsll ... Good ... Falr
........................................................ ... Plaster X, Average ... Poor
AAAAAAAAAAAAAAAAAAAAAAAAAAAA ... Paneling
............................ L
FOUNDATION WALLS: BATHROOMS (#) HEATING: BUILT-INS & EXTRA
X, Poured Conete ..., e Good ... Forced Al X. Basevosd  FEATURES:
... Comcrete ok . 3pe X ... Average ... Hot Water ... Gamage Disposat
... Concreto Stab 2. apc ..., Poor Other ... ... Oven
.. Brickstone L §-pe ,.... Custom FuelTypa FleCUIG . .. ... .. ... X Distwasher
IR T WATER HEATER: ... Stove
INSULATICN: FLOORING: X Gas .. Central Air
X, Ceing Basement X wwcamer X Sheet Viny! .. Eleclric .. AIr Clegnes
X. Walk Crawispace ... Sowi ... Vmyl Tie Other ., ... ... ... .. ... .. Vacyum
Other . Hardwood X Ceamie ... .. B . . Whiripoot
PLUMBING LINES: . Linoleum Capacity Adequate . Swimming Pool
... Copper . PVC/Plastic Oher BEDROQOMS (#): ., . Sauna
... Galvanized . ABS A, Large A Smatl . Sofarium
L . Average . Skylighits
................................................................................... .. . Fireplace(s)
ELECTRICAL; FLODR PLAN; CLOSETS: ... Garage Opengr
... Fuses X . Breekers ... Good Ferr Good . Far ... Security System
Comments: . . . X Average Poor X, Average Paor Other .. ................,
Ratad capacity of main panel: e e e e e P
Adequale. . amps
BASEMENTFINISHES, UTILITY: NIA . e
GARAGES/CARPORTS: |1 Undarground stall . . ..

MAIN SECOND THIRD BASEMENT | S0uree of Cost Date: - - Other
edValve ..o S NA
Total Roomrs Buiking Cost New Deprecinned Cost
Enirance 1 Cost ..., .. -4 S P TP | |
Uving 1 Gamge........................ 5.
- Basement Finsh . |
ining 1 5 s
Kitchen 1 OtherExtras ... . ... ......... ... L B SO
Full Bath - N S N E : ........... : ...........
ratsgh | || 1 . B
Bedroam VA U S E— O | S FE S
Family Total Replacement Cost , . .. .. ... .. .. S 0 5.
LAin 1 Less: Acciued Depreciation .. %5 Q s Q
-Aundry Indicated VAIUE | S 0
Others VALUE BY COST APPROACH (rounded) S0
NOTE: The ¢ cost estimates contained herein were fict prepared for Nsurance pUTposes and are Invaild for that use. The Cost Approach i3 not spplicabie when appraising
strata type dwelling units.

VHE D AR AT

ITEM SUBJECT PROPERTY No.1 No.2 No. 1 .
Dasc. mt Dast. Adlm Dese. Tall

Address #312-450 Bromiley Str| #208-450 Bromiey Street #216-932 Robinson Straet #114-535 Blus Mountain Str.
Coquitiem Coquiltlam Coguitiam Coquitiam

Top Fioar No No No No/Better Locat,

M5 Ligtig Na dF s \VB64980 VE66239 VE64383 V663780

3ys 0 83 8 4 4

Date of Sale May 5/68 June 26/07 June 17/07 Aug.15/07

Sale Price 125,000 230,000 241,900 219,000

Site Size N/A N/A N/A N/A

Sizo LEA. 904 5q & 835 sq.. +3 000 | 980 %4.1. -2.0001488 gq.ft.

Age / Condition 17 yrs. 1AV, 17 yrs. | Good -8.000114ws. | Av+ -5.500122 yrs. | Av. +3,000

Building Type & Style 3 Storey Apt 4 Storey Apt. 3 Storey Apt. 3 Storey Apt.

Rooms { Bedrooms / Baths 3 12 2 312 2 312 12 3 12 NS 2,000

Basgment N/A N/A N/A N/A

Garage / Parking 1 Underground Stall [ 1 Stall 1 Stall 1 Stait

Other Corner unit Yes No +4,000 | Yes Yes

Fireplace None No 1 Woodburni| -2.500 | None

Adjustat Valuas G5.7% N:0.4% 231,000{c4.5% nN.45% 230,900 G23% N;0.5% 220,000

RARFZ

Form i) sing AZY ecfware. 00,234 327 v achmsn. com

3
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ISR TR e

SCOPE OF THE REPORT

The scope of the appraisat encompassés the dug diligence underaken by the appralser (Consistent with the (erms of reference from the client, the pivpose and inkended vse of the
report] and the necassery fRsearch and analysls o prepare a I'epDﬂ In aczordance with the Canadian Unferm Standards of Professlonat Appralsal Practice of the Appra!sal Institiie
of Canada. The following comments describe the Rxtent of the process of coltecting, confirming and reporing deta and Its analysts, describe relevant procedures shd ressaning
details supporting the analysis, s provide the reasan for the exclusion af any ususl valugtion procedures.

The appraiser has heen aaked by Keith Oliver,of Oliver 8Company to conduct a full appraisal on the property far the purmase of .. C
estimating market vaiue, It i, the infention.of the chient to use the appraisal for, Foreclosure Purposes, This report caonot ba used for any.
otter. pumose without the.permisslon of the appraiser. Any.use which a third party mekes of this report or. any reliance.on or decisions 10
ba rmade Hased on It are the responsibility.of. such third parties, Linguist Enterprises Lid. and Fric Linquist accept no responsibiliity. for
damages if any suffered by any. third parties as a result of decisions made or actions based on this report, ANl sales data have been. .
venfled threugh information provided by the Reel Estate Board of Greater Vancovuer's Multiple Listing Servica, No secondary soures of

DEFINITION OF MARKET VALUE

The most prodabls price which a given praperty should bring, azsuming & competitive end 9pen matket under all condesans requisite to a fai sako. the buyer and selier cach acting
prudently and knowledgeably and assuming the price is nat affected by undue stmylus.

Note: If other than market value Is being apprelsed, sec comments attached.

REFNITION OF HIGHEST AND BEST USE
The reasonably probable ard legal use of the property, that i physically possinle, agpropriately supported, and financiaily feasible, and that resuks In the highest value.

R N L R TH I R

The Certifcation that appears i this appraisat report is subject b the foligwing conditions:

ORDINARY ASSUMPTIONS & LIMITING CONDITIONS:

1. Fhis report is prapared st the request of the cllent and for the specific use refiemed to herein. it is not reasenable for any ather party to raly on this appraisel without first obtaining
writien authorization from the client, the suthor and any supervisory appraizer, subject to the qualification in paragraph 10 below. Liabiiity to any person other than the glignt,
designated intended ysers and those who ohtaln written cansent is exprassly denied and, accordingly, no responsiblity is accepted for any damage suffered by any such persan
as 2 resuit of erssions made or actions based on this report. Difigence by all inwgrded users is assumed.

2. Because market conditions, including economit, social and palitics! kartars, change rapidly and, on accasion, Without waming, th: market vaiue esumarg expressed 85 of the date
of this appraisal carnot be relied upon as of any other data except with further advice from the appraiser confirmed in writing.

3. The appraiser will nit be responsible for matters of a legal nature that alfect sither the property being appraised or the ttle o it. No reqistry offica search has been performed
and the appraiser assUmes hat the titie ks good and marketaie and free and clear of all encumbrances including teases, unless otherwise noted in this report. The propsrty is
appralsed on the basis of it being under respunsible ownership.

4. The subject proporty is presumed to comply with govertiment regulations including Zoning. buileing codes ang health requiations and. If it dogsn't comply, it non-cormpliance may
affact market value.

5. No survey of the property has baen made. Any sketch in the appraisal raport shows approxiiate dimansians and is included only T a58igt the reader of the: report in visualizing
tie property.

6. This report 15 corpletad an the basis thal 1RSTMONY OF 8pEeaTance In CoUF concarming this appraisal |s not raquied unless 5pecic ATaNgement 1o do 50 Y18va bean meds
beforehand. Such amangements will include, but not necessarly be limied 10, adequate time (o review the appraisal rapont and data related theseto and the provision of apprapriate
comgensation.

7. Unlgss otnerwise stated In this report, the appraizer has no knowledge of any hidden or untapparent congiions of the propenty (incluging, bu not imied w0, it solls, physics!
structurg, mechanical and other operating systems, ts foundation, etc.) or adverse environmental conditions {on it or a neighbouring property. including the presence of hazardous
waStes, 0xic: subgtances, etc.) that would make the property more of less valuable. 1t hias been assumed that there arg no such conditions unless they were obsereed 3t the
time of inspection or he¢amy appargnt during the normal researck nvalvad fn completing the appraisal. This repart should not be construed a5 an environmental audit or &
detailed property condition report, as such reporting is teyond the scope of this report andior the qualifications of the appraiser. The auther makes no guarantees or waranties,
5¥prass o impliad, regarding the condition of the property, and will Aot be responsible for any sich conditions that da exist or for any engineering of testing that might ba required
to discover whather such conditions exist.

8. The appralser cbtained Information, estimates and apinions thet were used in the preparation of this repon from sources considered to w refiable and accurate and belizves them
o be true and comact. The sppraiser docs not assume responsitiity for the accuracy of items that were Furnished by other parties.

@

The opinions of value and other conclusions contalned herefn assume ¥
inspection may be requinil to confiren complation of such work.

P of any work g o be comy In 3 good and workmaniike manner. Further

10. The contents of this report are confidential and will not b disclosed by the author 0 any pary except as provided for by the provisions of the Ganadian Unitorn Stendands of
Professional Appratsal Practice the Standards”) andfor when properly entered Into evidence of  duly qualiied juicial or quasljudicial body.

. The appralser has agreed to enter into the assignment as requizstied by the client named in #1e repan for the use Specified Dy th clignt, which i3 stted n the repart. THe cligny
P agred that the performance of this appratsal and the raport format is appropriate for the intended use.

12. Written consent from the author end supervisory spprafser, if appicable. must be obtained hefare any part of the sppraisal report can be ysed for any purposa by anyone except
the client and other intendedt users identified In the report and, whare the client is the mortgagee, its insurer and the horrower, if he ar she paid the appraisal fee. Written
conscnt and approvel must aiso be abtained befare the sppraisal (or any part of ity can b alrerod or conveyed to other parties, inclding mongaqees other than the client and
the pubic through prospectus. nfiering meraranda, advertising, pubiic reiations, news, sales of ather media.

Form peoduad using 601 sfwars, 830,234 5727 wonw sctish, dom. Rcy. iz
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Gllent Ratarenca No: Flle No: #7238 312-450 Bromie)
EXTRAORDINARY ASSUMPTIONS & LIMITING CONDTIONS:
An cxtraordinary ption i3 @ hypothesis, eithar supposed or firtmed, which, If not bue, could after the appraizer's opimiars and contlusions {¢.g. an ab of contamination

where such contamination is possible. the presence of a municipsl sanitary sewsr whare uriknown or uncertain). An extraordinary limiting condition s @ necessary modification o
exclusion of 2 Standard Ryle whith must be expteined md justiied by the appraiser (.9 sxchiston of a relevant vakiation approach), The appratser must conclude balore accepting
the assignment which involves invoking an Extraordinary Limiting Condition that the scope of the work applied will result in opinions end conclustons which are credible. Soth must
2ccompany statements of sach apinloncantiusion 5o afected.  Appraisal assumes that the Bulldings In the strata pian are stucturally sound and that. .
all warking components of the unit e, uroace, plumbing, aic. 4 in good.working onder. refative to their ane, Appraisal assumes that all

data from the Multiple. Listing, Service used In the analysis of the comparables is accurate as 0o secondary. verfication of this data has
taken place. Appraisal assumes that sny appmved or proposzed Special Asaessments will bepein by the Seller. ... ...

HYPOTHETICAL CONDITIONS:

Hypathetical conditions may be used when they ate required for legel purpascs, #or purposes of reasonable analysis or for purposes of comparison. Common F ypothetical conditi
incfude proposed improvements and prospectrve apprajsais. For gvery Hypothefical Conditicn, an Extraordinary Assumption is fequired ($e¢ above). An analysis based on a
hypothetical condition must not result in an appraisal report thaat is misleading, or that relicy an actions or cvents that would be illegal or improbable within the context of the
assignment. Fellowing is a description of each hypothetical cendition applied to this report, the rationate for its use and its effect on the rasuft of the assignment.

JURISDICTIONAL EXCEFTION:
The Jurisdictional Exception permits the appraiser to disregard a part or parts of the Standards determined 1 be contrary to law or public poficy in a given Jurisdiction and only that
part stiall be void and of ko force or effect In thet Jurisatiction. The following comments Idertity the pert oF parts dfsregarded. If any. and th legal authority jusifing tris action.

1 cartlfy that to the hest of my krowledge arid belich:

1. The statements of fact contained in this repart are true and comect.

Z. The reported analyses, oginions and canclusions are imited only by the reponed assumptions and fimiing conditions and are my personal, impertial and unbiased professional
analyses, opinions and conclusions.

3, I have ng past, present or prospective Interest of bias with respect to the proparty that Is the subject of this report and no persanal Intesest or biag with respect to the parties
involved with this assignment, except as spacified herain.

4. My sngag in thig q is not contingent upan developing o reporting a predetermined result, vpon the amount of vaiue estimate, upon a direcrian In valug that
favours the cause of the client. upon the attainment of 3 stipulated resul or upon the occuMente of 2 subseguent event,

§. My analyses, opinions and conclusions were devalnpad, and this raport has besn prapared, in conformity with the Canggian Uniform Stenderds of Profassional Appralsal
Pracixe.

6. | have the knowlgdge and experience to complete this assignmant compstently. Except as hareln distlosed, no cther person has provided me with significant professlonal
asvistance in the comphetion of this appraisal dssignment,

7. The Appraisal instiute of Canaga has & mandatary Recertificaton Program for destgnated members. As AC the dare of this raport, the reqUIremants of ths prograr have
heen fulfilied.

SUPERVISORY APPRAISER'S CERTIFICATION:
If 2 supervisory appraiser hes signed this appraisal raport, fi2 or she certifles ang agrees that ™ directly Supervised the appraiser who preparet this 4ppraisal report, ond Kving

reviewad the report, agree with tha statements and ronclusions of the: appraiser. agres to he bound by the appraiser's certification and am taking full resgonsibility for the appraisal
and the appraisal report.”

PROPERTY IDENTIFICATION

Adress#B12-400 Bromley Strest. .. ... ciy Coquitlam, ... oL provnce B.C. L. Postal Code V3K 856 . .
Legal Desmiption NWS 3987 LT 38 0L 113 LD3EGRP.1. ., ., .., ... e

AS A RESULT OF MY APPRAISAL AND ANALYSIS OF APPLICABLE DATA AND RELEVANT FACTORS, [T IS MY CONCLUSION THAT THE MARKET VALUE GF THE INTEREST
IN THE SUBJECT PROPERTY DESCRIBED IS
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TEM SUBJECT PROPERTY Desc. . . . Jr Desc. 1 it
Address #312-450 Bromiey Str
Coguitlam
| Top Fioor NQ
MLS Listim Mo apply V664580
Days on Market 63
Date of Salg May 5/98
Sale Price 125,000
Site Size N/A
Size LF.A. 904 sq.ft.
b Aqe / Condition 17 yrs. 1 Av. / ! /
| Building Type & Style 3 Storey Apt.
Roots / Bedraoms / Baths | 3 /2 i2 / i i i ! I
Basement N/A
Garage / Parking 1 Underground Stall
Other Comer unit Yes
Fireplace Nana
Adjusted Valizes G: N: G: N: G: N
CONCLUSIONS:
N
LRARFY

Form pradoed vsing ACt s0Awemc. 2002343721 wirw. achwms cm Rev, (30007
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ADDENDUM
Bofmower: File No.: #7293 312450 Bromiey
Property Address: #312-450 Bromiey Street Case No..
Lity: Coquitiam Frovince: B.G. Postal Cade: VIK 655

| Lender: Oliver & Company

Further Scope of the Report

In the event this Is & Strata Titied property the appralser has not read or reviewed the Financisl Statements, Form "B",
Minutes of any Strata Mastings, Bylaws or rules and requiations of the Strata Corporation in conducting this appraisal. Tha
appraiser has been told by the Listing Agent that there are Speclal Assessmants either approved or propased by the Strata
Comoration. Appraiser assumes that thege approved or the proposed Spacial Assessmants will be paid by the Seller and not
the Buyer. Appraiser recommends that all users of this report conduct their own due diiigence in regards to reading these
documents.

Deacription of improvements

The subject property is & 17 year old two bedroom 904 square foot apartment, The interiof of the apartment hag had fittle
updating over its 17 years however it has been recently fooked after and has no deferreg maintenance. its averall interior
condition is congidered average (See pletures).

Comments on Sales Comparison

Decent comparable properties were avallable for analysis. Analysis of the comparable properties support the estimated
market valus. Al trade offs batween the subject and the comparables have been thoroughly analysed when estimating the
rharket value. Fresently the Real Estata Market is atable with the demand for homes heing equal to the existing supply on the
market.

Environmental Addendum

The appraizer is not aware of any snvironmental hazards refating to this axisting use and Is not qualified to comment on the
current environmental condition of the property. No hazardaus substances wers called 1o the attention of, nor did the
appraiser become aware of such, during the property Inspection. This appraiser has no knowledge of the sxistenca of sych
matertal on or in the property unless otherwise stated. No responsibility ie asssumed for any such conditions, nor for any
expertige Or engineering knowledge required fo discover them, For the purpose of this report the property has been valuad
assuming that itis free of any environmental hazards or contamination, If any further clartfication in this regard is required if is
suggested that an environmental assessment report ba prapared.

Market Value Commenta

The best available comparable sales have been selected with fespeact to date of sale, location, size, age, condiion, style and
special features of the improverments. However, if adjustmants are large, at least cone of these fattors differs significantly
between the subject and the comparable sale.

Desplte the careful selection of comparable sale data, the heteroganasus nature of the local residential real estate market
dictates that such variances ara not uncommon, especlally when the subject property may be a typical and/or there has been
a relatively low vojume of recent sates to select from within the subject neighbourhoad and adjacent or simitar
neighbourhoods. While comparables that requira no adjustments ane actively sought, they are relatively Infrequently found.
However, the intagrity of the comparable sales is maintained by reasonable and appropriate adjustments, If any adjustrmanta
are made, the comparable sales can Becurately reflect the market value estimate for the subjact and the focus shouid,
therefore, not be on net, gross of line adjustments, but on the reasonablonass and approphateness of the adjustments.
Homes with extraordinary features such as swimming pools, saunas. tennis courts, elaborate bullt-in equipment, waterfront,
goif course amenities, atc., require large individual line and grosa/net adjustments. As adjusiments are accurate and properly
abstracted from the marketplace, subsequent value indication is no less accurate than instantes where small adfustmants are
required.

Extraordinary Assumptions and LImiting Conditions

An extraordinary assumption 13 a hypothesis, either supposed or unconfirmed, which, if not true, could aiter the appraisers
opinions and conciusions (e.g. an absence of contamination where such contamination is possible, the presence of a
municipal sanitary sewer where unknown or uncertain). An extraordinary limiting condition is & necassary modification or
exciugion of a Standard Rule which must be explained and justified by the appraiser (2.5, exclustion of a relevant valuation
approach). The appralser must conclude before accapting the assignment which involves invoking an Extraordinary Limiting
Gendition that the scope of the wark applled will reslt in dpinions and conclustions which are credible. Both must accompany
statements of each opinion/conclusion ao affected. Appraisal assumas the home 13 structurally sound and that &l working
componenta of the apartment and buildings ie: fumace, electrical, plumbing, etc. are in good working ondar relative to their
age. Appraissl agsumes that all date fom the Multiple Listing Sarvice used in the analysis of the comparanles is accurate as
no secondary verification of this data has taken place.

Addendum Page 1 of 1
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Client Reference No: File No: #723 312-450 Bromle
SCOPE OF THE REPORT, DISCLOSURES & DEFINITIONS

SCOPE OF THE REPORT
The scope of the appraisal encompasses the due diligence undertaken by the appraiser (consistent with the terms of reference from the client, the purpose and intended use of the
report) and the necessary research and analysis to prepare a report in accordance with the Canadian Uniform Standards of Professional Appraisal Practice of the Appraisal Institute

of Canada__The following comments de he the extent of the nracess of collecting _can

details supporting the analysis, and provide the reason for the exclusion of any usual valuation procedures.

DEFINITION OF MARKET VALUE
The most probable price which a given property should bring, assuming g 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 aff¢cted by undue stimulus.

Note: If other than market value is being appraised, see comments attachgd.

DEFINITION OF HIGHEST AND BEST USE
The reasonably probable and legal use of the property, that is physicdlly possible, appropriately supported, and financially feasible, and that results in the highest value.

Having got those conditions from Keith Oliver of Oliver and Co, his client, Eric Linquist gave Keith Oliver --
the conservative and sure sale price.

ASSUMPTIONS & LIMITING CONDITIONS

The Certification that appears in this appraisal report is subject to the following conditions:

ORDINARY ASSUMPTIONS & LIMITING 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 author and any supervisory appraiser, subject to the qualification in paragraph 10 below. Liability to any person other than the client,
designated intended users and those who obtain written consent is expressly denied 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 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.

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 and 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 a
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.

8. The appraiser obtained information, estimates and opinions that were used in the preparation of this report from sources considered to be reliable and accurate and believes them
to be true and correct. The appraiser does not assume responsibility for the accuracy of items that were furnished by other parties.

9. 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.

10. 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 Canadian Uniform Standards of
Professional Appraisal Practice ("the Standards") and/or when properly entered into evidence of a duly qualified judicial or quasi-judicial body.

11. 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 is appropriate for the intended use.

12. Written consent from the author and supervisory appraiser, if applicable, must be obtained before any part of the appraisal report can be used for any purpose by anyone except
the client and other intended users identified in the report and, where the client is the mortgagee, its insurer and the borrower, if he or she paid the appraisal fee. Written
consent and approval must also be obtained before the appraisal (or any part of it) can be altered or conveyed to other parties, including mortgagees other than the client and
the public through prospectus, offering memoranda, advertising, public relations, news, sales or other media.

13. Other See Attached Addendum

CRARF2 Form produced using ACI software, 800.234.8727 www.aciweb.com Rev. 03/2002
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of Canada. The following comments describe the extent of the process of collecting, confirming and reporting data and its analysis, describe relevant procedures and reasoning
details supporting the analysis, and provide the reason for the exclusion of any usual valuation procedures.
The appraiser has been asked by Keith Oliver of Oliver &Company to conduct a full appraisal on the property for the purpose of
estimating market value. It is the intention of the client to use the appraisal for Foreclosure Purposes. This report cannot be used for any
other purpose without the permission of the appraiser. Any use which a third party makes of this report or any reliance on or decisions to
be made based on it are the responsibility of such third parties. Linquist Enterprises Ltd. and Eric Linquist accept no responsibillity for
damages if any suffered by any third parties as a result of decisions made or actions based on this report. All sales data have been
verified through information provided by the Real Estate Board of Greater Vancovuer's Multiple Listing Service. No secondary source of
verification of sales data has been undertaken.
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Having got those conditions from Keith Oliver of Oliver and Co, his client, Eric Linquist gave Keith Oliver -- the conservative and sure sale price.  
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Disclaimer

This information is obtained from various sources and is deterprined ag of the specific
dates set out in the Assessment Act. As a result, BC Assessment cannot warrant that
it is current or accurate, and provides it for your convenience only. Use of this
information without verification from original sources is at your own risk.

©BC Assessment

Report Date: Jan 03, 2008 Report Time: 12:12:25PM
Folio: For: PN70970
Roll Year: 2008 Roll Number: 12152-436
Area: 10 Jurisdiction: 305

School District: 43
Neighbourhood: 585 - STRATAS - CAPEHORN/RIVER HTS
Property Address: #312 450 BROMLEY ST COQUITLAM BC V3K 6S5

Owner Name: HAROLD CECIL GAFFNEY # of Owners: 2
Owner Address: 312-450 BROMLEY ST COQUITLAM BC V3K 655

Document No: BA449049

PID: 015-726-339

Legal Description: Strata Lot 36, Plan NWS3181, District Lot 113, Group 1, New
Westminster Land District

T ASSEssmean7 T /'7/ 200 o
p Jeleased [y
2008 Value
( Property Class Improvement Land Oct oo 7
Residential $70100 $164000 ’
Total Actual Value: $234100
2007 Value
Property Class Improvement Land
Residential $71800 $135000
Total Actual Value: $206800
2006 Value
Property Class Improvement Land
Residential $73500 488200

Total Actual Value: $161700

Manual Class: D702 - Strata Apartment - Frame
Actual Use: 030 - Strata-Lot Residence (Condominium)

Tenure: 01 - Crown-Granted
ALR:
fand Dimension: Land Dimension Type:

Sales: Number Description
#1 A SINGLE PROPERTY, IMPROVED SALE occurred on 28 Nov
2006. This was a CASH sale and the price was 92,500. The
document # was BA449049.
#2 A SINGLE PROPERTY, IMPROVED SALE occurred on 16 jun

2005. This was a CASH sale and the price was 92,500. The
document # was BX5949.

" #3 A SINGLE PROPERTY, IMPROVED SALE occurred on 15 Jun
1998. This was a CASH sale and the price was 125,000. The
document # was BM167595.

https://apps.bconline.gov.be.ca/bcawg/confirmStandardReport.do 03/Jan/2008



Q BCA Web Query - Assessment Roll Report
#4 A SINGLE PROPERTY, IMPROVED SALE occurred on 29 Aug
1994. This was a CASH sale and the price was 145,000. The
document # was BH318000.
#5 A SINGLE PROPERTY, IMPROVED SALE occurred on 24 Nov
1992. This was a CASH sale and the price was 132,500. The
document # was BF455758.
#6 A SINGLE PROPERTY, IMPROVED SALE occurred on 19 Jul

1990. This was a CASH sale and the price was 117,000. The
document # was AD176275.

Additional Owners: Associated PIDs:

SHEILA FRANCES GAFFNEY
301-9344 CAMERON ST BURNABY BC V3] 1L9

https://apps.bconline.gov.be.ca/beawg/confirmStandardReport.do

Page 2 of 2

03/Jan/2008
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| SUPRERE SovaT | NO. $102880
?fesmss COLUME 5 NEW WESTMINSTER REGISTRY
USEAL |

; IN THE MATTER OF THE PARTITION OF PROPERTY ACT, AND IN THE
T HISTAPPLICATION BY SHEILA GAFFNEY FOR THE SALE OF #312 ~ 450 BROMLEY
I ' STREET, COQUITLAM, BC

1
! &
g 8 <

IN THE SUPREME COURT OF BRITISH COLUMBIA

VEEN:
{:‘ SHEILA FRANCES GAFFNEY
| - PETITIONER |
AND:;
HAROLD CECIL GAFFNEY
RESPONDENT
ORDER

BEFORE THE HONOUR ABLE MONDAY THE 26TH

MR JUSTICE BERNARD DAY OF NOVEMBER, 2007

THE APPLICATION of the Petitioner having come on for hearing at New
Westminster, on the day and date above, AND UPQN HEARING R. Keith Oliver Esq., of
Counsel for the Plaintiff and the Respondent Harold Gaffney in person;

THIS COURT ORDERS:

1. Approval of the contract of sale dated November 6%, 2007, for the sale of the
lands and premises located at #312 — 450 Bromley Street, in the City of Coquitlam, and
described as; '
Parce] Identifier 015-726-339

NWS 3181, LOT 36, DL 113, LDNW36, GROUP 1
(the “Lands and Premises”) o
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to Mariana Oviedo Ovando, and Brent Tremain, (“the purchasers™) for the sum of $225,000.00.

2. Upon lodging a Court Certified copy of this Order in the New Westminster Land
Title Office together with a letter from the solicitor for the Petitioner authorizing such
registration and subject to the terms of the said Order, the Lands and Premises be conveyed to
and vest in the Purchasers, in fee simple, free and clear of any estate, right, title, interest, equity
of redernption and other claims of the parties, subject only to the reservations, provisos,

cxceptions and conditions expressed in the original grant or grants thereof from the Crown.

3. Upon lodging a Court Certified copy of this Order for registration in the manner
set out above and upon payment of the purchase price, the Respondent, and all persons claiming
through him or any person in possession on his behalf shall deliver up vacant possession of the
Lands and Premises to the Purchasers by 12:00 p.m. on December 15%, 2007.

4. The net purchase price after adjustments shall be paid to R. KEITH OLIVER, solicitor
for the Petitioner in trust.

5. The Petitioner shall have her costs at scale B.

6. The solicitor for the Petitioner shall disburse the net sale proceeds as follows:

a) firstly, to clear all financial charges registered against the title.

b) secondly, to pay one half of the remaining net proceeds to the Petitioner.

c) thirdly, to pay the Petitioner's costs, both here and in the Court of Appeal,
after Assessment or agreement of the Respondent.

d) Fourthly, to pay the balance remaining, if any, to the Respondent.
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7. Approval of this Order by the Respondent js dispensed with.

BY THE COURT

Registrar

APPROVED AS TO FORM;

e

R. Keith Oliver, Bag-—
Counsel for the Petitioper

Vol E%@o ﬂé
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IN THE SUPREME COURT OF BRITISH COLUMBX

Date: 20071126
Docket: $S102880
Registry: New Westminster

Between:
Sheila Frances Gaffney
Petitioner
And:
Harold Cecil Gaffney
Respondent
Before: The Honourable Mr. Justice Bernard
Oral Reasons for Judgment
In Chambers
November 26, 2007
Counsel for the Petitioner K. Oliver
Appearing on his own behalf Harold Gaffney

Place of Trial/Hearing: New Westminster, B.C.



Gaffney v. Gaffney Page 2

1 THE COURT: The application before me today is a relatively narrow one. it
is simply to approve the sale of the condominium which is the former matrimonial
home of the parties, Mr. Gaffney and Mrs. Gaffney. This matter was last before the
court about a week ago, in front of Madam Justice Ballance. It was adjourned to
today's date to give the petitioner an opportunity to obtain an appraisal of the

property, and that appraisal has been obtained.

[2] The appraisal is in evidence, it is the only appraisal in evidence, and the

appraisal values the property between $220,000 and $231,000.

[3]  There is evidence of an offer that has been made in the amount of $225,000,
with the sale to complete on December 14th, 2007, with possession to take place
December 15th, 2007. The offer is considered a "clean” offer; that is, there are no
"subject-tos” to the offer and the offer simply needs court approval at this point in

time.

[4] The application today is in furtherance of an order of Mr. Justice Crawford
made in April 2007, and that order, among other terms, directed the partition and
sale of this property. It is evident by Mr. Gaffney's submissions that he is unhappy
with that order and many of the other orders in this matter. He has put before the
court a litany of what he considers to be past wrongs and injustices which have led
to not only the order of Mr. Justice Crawford, but, | suppose, other orders in this

matter.

[5] There is one other offer in evidence, and that is the offer of Mr. Lehoux;

however, it doesn't meet the status, if | can put it that way, of the offer of Ms. Ovando



Gaffney v. Gaffney Page 3

and Mr. Tremain, in the sense that it comes with a number of, "subject-to" clauses.

It is questionable at best, it seems, as a result of that, if not other aspects.

[6] What is before me is evidence of an appraisal done by someone qualified to
do appraisals. The appraisal is based upon, as Mr. Oliver points out, comparables
which are sales rather than mere listings. That, perhaps, is an important distinction
between what Mr. Gaffney is putting before the court and what the appraiser based

his appraisals upon.

{71 | am satisfied that the appraisal is a reasonable one. The offer in this case
falls at the midpoint of the appraisal and, as the parties said, there are no other
concerns with respect to this offer. It is to “complete” on December 14th, 2007, with

possession the next day. There are no “subject-tos” with this offer.

(8] In addition to the order approving the sale of the property to Marianna
Ovando and Brent Tremain for $225,000, the petitioner seeks an order that the net
sale proceeds, after payment of real estate commission, taxes and all registered

charges, are to be paid to the petitioner's lawyer, Oliver & Company, in trust.

9] There is also an application for costs of these proceedings. In the Notice of
Motion the costs sought are special costs; however, Mr. Oliver has amended that

and he is only seeking costs on what | presume is Scale B.

[10] In addition, the petitioner is seeking an order that the net sale proceeds from
the respondent's one-half interest in the property are to be used to pay the costs due

to the petitioner in this action and the costs awarded to the petitioner in Court of
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Appeal File No. 035077, and finally, an order that the balance of the proceeds, if

any, is to be paid to the respondent Harold Gaffney.

[11] In addition to these four orders which are sought, the petitioner has a
concern, as a result of Mr. Gaffney's statements, that he may not provide vacant
possession. He is seeking, | gather, a corollary order that Mr. Gaffney provide

vacant possession before the possession date of December 15th, 2007.

[12] | have listened to Mr. Gaffney carefully and reviewed the evidence. | am
satisfied that the petitioner has put before the court the evidence required to have
the orders it seeks and | make those orders as stated in the Notice of Motion. | add
to them the corollary order that Mr. Gaffney provide vacant possession of the

premises in question by no later than December 15th, 2007.

[13] MR. OLIVER: My Lord, | had drafted an order. It doesn't, of course, include
the corollary vacant possession. The - | wonder if | might have the order as drafted
today and I'll submit a separate -- completely separate order to Your Lordship in

respect of the vacant possession.
[14] THE COURT: Yes.

[15] MR. OLIVER: And, similarly, on that one I'm seeking the dispensing with Mr.

Gaffney's signature.

[16] THE COURT: Yes, | see that. Yes, | am prepared to make that order.

[17] MR. OLIVER: Thank you.
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[18] THE CLERK: Excuse me, My Lord, would the dispense of signature be for

both orders, then?

[19] THE COURT: Yes.

[20] THE CLERK: Thank you.

[21] MR.OLIVER: Yeah. Thank you, My Lord.

[22] THE COURT: All right. Thank you.

e



NW CA656913 Pending DEC-17 09:18 Page 6 of 7

12/14/2087 18:81 £0844849372 OLIVER AND CO PAGE B6/88
OLIVER & CO.
BARRISTERS AND SOLICTTORS
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FAX: (604) 357.1435
TELEPHONE: (604) 46+4-5585

December 12, 2007

Our File No. 4798.001/RKO

Registrar
Land Titles Office
New Westminster, BC

Dear Sir:

Re: SCBC Action Number S102880 - New Westminster Registry
Between Sheila Frances Gaffney, Petitioner
And Harold Cecil Gaffney, Respondent
PID 015-726-339 Strata Lot 36 District Lot 113 Group 1
New Westminster District Strata Plan NW3181

We act as solicitor for the Petitioner, Sheila Frances Gaffney. Judgment was granted November
26t 2007 ordering the sale of the subject property to Mariana Oviedo Ovando and Brent
Tremain. This letter is to authorize you to accept for registration a certified copy of that Court
Order trapsferring the property to and vesting in those purchasers without further instrument of
transfer of discharge, free and clear of all right, title, interest, encurnbrances, liens, charges and
equities of redemption of the Petitioner and the Respondent and all persons cleiming by, through
or under them.

Yours truly,

7z .
R. KEITH OLIVER

RKQO:sw
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Chapter 4

“To consider soberly" 15 easier to discuss. Generally, this meang to consider thoughtfully and with due
defiperation. There are two kinds of judicial decisions, In straigntforward cases, of which there are a great many, @

ge may te able to veach a decision during the course of the trlal or hearing. In such cases, the waliting caseioad
wrakes it necessary for the judge to give an oral decision — in the courtroom — or to resenve decision overnight, or
for a few days to think about the case ana to collect together ail relevant thoughts, and then to deliver an oral
judgment. In some cases, detalled consideration of points of law is unnecessary. If & Jjudge concludes that it was
the plaintiff rather than the defendant who ran the red light, there may be no reason to delay giving judgment, In
these situations, the giving of an crai decision will satisfy Socrates’ advice. In 1997 the Court of Appeal gave oral
judgments in 72% of lts criminal law cases, and in 53% of its civil law cases,

Difficult cases, on the other hand, are seldom decided from the banch, Curiously, and we think wrongly, the taw
does not seem to require judges to give reasons for their decisicns,2 but they usually do so when deciding difficuit
kinds of cases, by way of carefully prepared, written Reasons for Judgment. The sober consideration urged by
Socrates begins during the hearing but is concentrated during the preparation of Reasons, These are sometimes too

long, but detailed explanaticns may assist the parties (and perhaps &n appea! court) to understand why the case
was decided the way it was.

Finally, rather than appearing to avoid what some might think is the thrust of this Socratic acmonition, we
hasten to add that we do not believe "soberly” in this context refers to judicial sobriety. It goes without saying that
sobriety is indeed an essential judicial reguirement.

"To decide impartially”™ is the highest obligation of every judge. Until recently, this requirement was considered
simplistically and only from the perspective of bias or favouritism towards, or asseciation with, a party to the
litigetion. Stringent rules have been formulated about the circurmstances under which judges should or must
disqualify themseives from hearing 3 case. Easy examples are when the judge owns shares in a corporate litigant,
or when the judge as a lawyer acted for a party invoived In the case, or when the judge has a family or close
rolztionshin with a party or lawyer inyolved in the case. In all such cases the judge must step aside to allow another

f:-_igito hear the case.2 &bﬂﬂﬂ / QLR T .'c'zo% covn /.ef'/tﬁﬂ%

These rules, ke all parts of the common iaw, are much discussed in iegal writings but are not stated in any rules
of judicial conduct. Many think the unwritten rules are precise enough and sufficiently understoad that there is no
need to have them reduced to written form. Written Codes of Judicial Conduct have been adopted in most U.S.
states, and the Canadian Judicial Council has recently approved a Statement of Ethicai Principles for the guidance of
all jJudges. A copy of this important document may be found on the Council’s Home Page.

http://www.cje-com.c.ca/

"Judoes ought to be more fearned than witty.” This is as true today as it ever was, Apart from the need for
judges to keep quiet most of the timed the courtroom is no place for feeble attempls at humour, especially at the
expense of a lawyer, party or withess. Occasionally, a witty cormment may be helpful in defusing tense rnoments,
but generaily speaking, it is wise to remeimber the admonition of an oid judge who, when asked by a newly
appointed judge whether it was permissible to be humorcus in the courtroom, the older judge repilea "Yes,” and
then he added, "but it better be funny!" Most judges notice early in their carears that everyone usuaily laughs
politely at judiciat attempts at humour, good or bad. No judge should believe that the quality of his ar her wit has
been erhanced by an appointmeant to a bench.

"Judges ounht to he more reverend than pigusibie." To be reverand means to be worthy of reverence or respect,
Respect, of course, can only be earned. We toke Bacon's "plausible” to mean popular. However, judges are not
engaged in 2 popularity contest. In fact, judges often have to make unpopuiar decislons. Superficial degisions wilt
often be popular. Bacon’s advice is weli-taken.

S v Iudges ought to be more advised than confiden " We take this to mean that judges should be learned In the
law and life, and that they should listen carefully to the evidence and the arguments of counsel in preference to
rneir own beilefs or first impressions. Often it is wise 1c beware of the obvious and to refraln from acting too guickly

ﬁle:/[fDV}ustice/CCC/CrowrsCounsul/Writs/Cri.minnl%2OCas:a/Cumpendium_of_LawfChaptcr%lN.htm (2 of 8)1/1/05 12:57:25 PM



JUDICIARY POLICIES AND PROCEDURES: CODES OF CONDUCT http://www.uscourts. gov/guide/vol2/ch1 htmi#2

IMPROPRIETY AND THE APPEARANCE
OF IMPROPRIETY IN ALL ACTIVITIES

A. A judge should respect and comply with the law and should act at all times in a manner that
promotes public confidence in the integrity and impartiality of the judiciary.

B. A judge should not allow family, social, or other relationships to influence judicial conduct or
judgment. A judge should not lend the prestige of the judicial office to advance the private interests of
others; nor convey or permit others to convey the impression that they are in a special position to influence
the judge. A judge should not testify voluntarily as a character witness.

C. A judge should not hold membership in any organization that practices invidious discrimination
on the basis of race, sex, religion, or national origin.

COMMENTARY

r Canon 2A. Public confidence in the judiciary is eroded by irresponsible or improper conduct by
judges. A judge must avoid all impropriety and appearance of impropriety. A judge must expect to be the
subject of constant public scrutiny. A judge must therefore accept restrictions that might be viewed as
burdensome by the ordinary citizen and should do so freely and willingly. The prohibition against behaving
with impropriety or the appearance of impropriety applies to both the professional and personal conduct of
a judge. Because it is not practicable to list all prohibited acts, the proscription is necessarily cast in general
terms that extend to conduct by judges that is harmful although not specifically mentioned in the Code.
Actual improprieties under this standard include violations of law, court rules or other specific provisions
of this Code. The test for appearance of impropriety is whether the conduct would create in reasonable
minds, with knowledge of all the relevant circumstances that a reasonable inquiry would disclose, a
perception that the judge's ability to carry out judicial responsibilities with integrity, impartiality, and
Lcompetence is impaired.

Canon 2B. The testimony of a judge as a character witness injects the prestige of the judicial office
into the proceeding in which the judge testifies and may be misunderstood to be an official testimonial.
This Canon, however, does not afford the judge a privilege against testifying in response to an official
summons. Except in unusual circumstances where the demands of justice require, a judge should
discourage a party from requiring the judge to testify as a character witness.

r A judge should avoid lending the prestige of judicial office for the advancement of the private
interests of the judge or others. For example, a judge should not use the judge's judicial position to gain
advantage in litigation involving a friend or a member of the judge's family. In contracts for publication of a

judge's writings, a judge should retain control over the advertising to avoid exploitation of the judge's
office.

A judge should be sensitive to possible abuse of the prestige of office. A judge should not initiate
the communication of information to a sentencing judge or a probation or corrections officer but may
provide to such persons information in response to a formal request. Judges may participate in the process
of judicial selection by cooperating with appointing authorities and screening committees seeking names
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