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City Hall  453 West 12th Avenue  Vancouver BC  V5Y 1V4  vancouver.ca 

City Clerk's Department  tel: 604.829.2002  fax: 604.873.7419 

File No.: 04-1000-20-2024-204 
 
 
July 19, 2024 
 

 
Dear
 
Re: Request for Access to Records under the Freedom of Information and Protection 

of Privacy Act (the “Act”) 
 
I am responding to your request of April 2, 2024 under the Freedom of Information and 
Protection of Privacy Act for: 
 

The following records for 2605 Kaslo Street, if available: 
1. Appraisal Reports; 
2. Rent Roll with tenant schedule; 
3. Lease agreements; 
4. Income and expense statements; and 
5. Pro Forma Report (Past financial reports that provide future value projections 

of the property). 
Date Range: January 1, 2021 to December 31, 2023. 
 

All responsive records are attached.* Some information in the records has been severed 
(blacked out) under s.17(1) and s.21(1) of the Act. You can read or download these sections 
here: http://www.bclaws.ca/EPLibraries/bclaws_new/document/ID/freeside/96165_00. 
 
*Please note, Real Estate Services staff have confirmed there are no records responsive to 
points four and five of your request. 
 
Under section 52 of the Act, and within 30 business days of receipt of this letter, you may ask 
the Information & Privacy Commissioner to review any matter related to the City’s response to 
your FOI request by writing to: Office of the Information & Privacy Commissioner, 
info@oipc.bc.ca or by phoning 250-387-5629. 
 
If you request a review, please provide the Commissioner’s office with:  1) the request number 
(#04-1000-20-2024-204);  2) a copy of this letter;  3) a copy of your original request; and  4) 
detailed reasons why you are seeking the review. 
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Yours truly, 
 
[Signed by Cobi Falconer] 
 
 
Cobi Falconer, MAS, MLIS, CIPP/C 
Director, Access to Information & Privacy 
cobi.falconer@vancouver.ca   
453 W. 12th Avenue Vancouver BC V5Y 1V4 
 
 
If you have any questions, please email us at foi@vancouver.ca and we will respond to you as 
soon as possible. Alternatively, you can call the FOI Case Manager at 604-871-6584.  
 
 
Encl. (Response Package) 
 
:lg 
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EXECUTIVE SUMMARY

This summary forms part of a full appraisal report and should be read in conjunction with it.

CIVIC ADDRESS: 2605-2625 Kaslo Street & 2772-2780 East Broadway, Vancouver, BC.

TYPE OF PROPERTY: The property is improved with a commercial building that is being utilized for 
industrial, office, and day-care uses.

SITE AREA: 3.42 acres (148,975 sq.ft.).

GLA: 100,312 sq.ft. (according to rent roll).

OCCUPANCY: Approximately 75%.

VACANT POSSESION DATE: April 30, 2041 (earliest termination date).

TENANTS: Westcoast Child Care Resource Centre, Child, Youth and Family Innovation 
Centre Co-Operative, Ministry of Children & Family Development, 

, Satellite Video Exchange Society, Brilliant 
Cabinets Ltd, City of Vancouver Archives.

ZONING CLASSIFICATION: I-2.

REGISTERED OWNER: City of Vancouver.

FINAL VALUE CONCLUSION: $89,400,000.

GOING IN YIELD RATE: 1.66%.

EFFECTIVE DATE OF VALUE: January 10, 2022.

DATE OF REPORT: April 4, 2022.

DATE OF VIEWING: January 10, 2022.
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April 4, 2022 Our Ref:  A2111-5853AA

City of Vancouver
453 West 12th Avenue
Vancouver, BC
V5Y 1V4

Attention: Mr. Allain Kuys-Clarke

Re: CURRENT MARKET VALUE
2605-2625 KASLO STREET & 2772-2780 EAST BROADWAY, VANCOUVER, BC

Dear Sir:

In accordance with instructions from the City of Vancouver (the commissioner of this report) we have completed 
our investigations and analyses of the above captioned property (the Subject) in order to estimate the current market 
value of the property at 2605-2625 Kaslo Street & 2772-2780 East Broadway, Vancouver, BC, as of January 11, 2022.  
This appraisal is required for the purpose of internal asset valuation and it may not be used for any other purpose.  
The property rights appraised are those of the leased fee estate.

DEFINITION OF MARKET VALUE

The term market value is defined as:  the most probable price, as of a specified date, in cash, or in terms equivalent 
to cash, or in other precisely revealed terms, for which the specified property rights should sell after reasonable 
exposure in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting 
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress and the price is 
not affected by undue stimulus.  Implicit in this definition are the consummation of a sale as of the specified date 
and the passing of title from seller to buyer under conditions whereby: 

(i) buyer and seller are typically motivated; 

(ii) both parties are well informed or well advised, and acting in what they consider their best interests; 

(iii) a reasonable time is allowed for exposure in the open market; 

(iv) payment is made in terms of cash in Canadian dollars or in terms of financial arrangements comparable 
thereto; 
(v) and the price represents the normal consideration for the property sold unaffected by special or creative 
financing or sales concessions granted by anyone associated with the sale.1

1 Canadian Uniform Standards of Professional Appraisal Practice, p. 55, effective 01/01/2010.

City of Vancouver - FOI 2024-204 - Page 5 of 103

CURRENT MARKET VALUE 

2605-2625 KASLO STREET & 2772-2780 EAST BROADWAY, VANCOUVER, BC 

Subject 



PHOTOS OF SUBJECT PROPERTY 

BROADWAY FRONTAGE LOOKING SOUTH LOOKING WEST FROM KASLO STREET REAR OF SITE 

EXAMPLE OF STORAGE SPACE EXAMPLE OF STORAGE SPACE 

EXAMPLE OFFICE FINISH BROADWAY FRONTAGE EXAMPLE OFFICE FINISH BROADWAY FRONTAGE 

RYAN ULC I Reference: A2111-5853AA I April 4, 2022 
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SCOPE OF INVESTIGATION

See Addendum A.

ASSUMPTIONS & LIMITING CONDITIONS

See Addendum B.

Extraordinary Limiting Conditions and Assumptions:

We have relied upon the information provided by the City of Vancouver (owner) which included a copy of
the original leases and modification agreements along with a summary rent roll.
We did not obtain an opinion on the state of title or any of the encumbrances, are not qualified in these
legal matters.  We have reviewed the title document from LTTO. However, the registered charges were not
provided or obtained from the Land Title office and it is a critical assumption of this report that they would
not impact future development of the subject property to the highest and best use conclusion within this
report.
This report, and the estimate of value contained herein, are contingent on there being no hazardous

having jurisdiction over environmental matters.
The report assumes that there is no change in the physical or leasable status of the subject property
between the valuation date, viewing date and date of this report.
The subject photos were taken on the date of viewing, unless otherwise noted, and are assumed to reflect
the condition of the subject property as of the effective date of appraisal.

The author is not a qualified surveyor and no legal survey concerning the subject property has been
provided.  Site dimensions, areas, diagrams and photographs, etc., are presented in this report for the
limited purpose of illustration and are not to be relied upon in themselves.

No investigation has been undertaken with the local zoning office, the fire department, the building
inspector, the health department or any other government regulatory agency unless such investigations are
expressly represented to have been made in this report.  The subject property must comply with such
government regulations and, if it does not comply, its non-compliance may affect market value.  To be
certain of compliance, further investigation may be necessary.

The analysis set out in this report relied upon written and verbal information of market transactions, data
and statistics obtained from a variety of sources we considered reliable.  A concerted effort was made to
verify the accuracy of the information herein contained.  Since this appraisal is not intended to be used for
court purposes or arbitration, some of the information set out in this report may not have been fully
documented or confirmed by reference to primary sources.
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APPRAISAL ASSIGNMENT 

Civic Address: 

DESCRIPTION OF 

SUBJECT PROPERTY 

CIVIC ADDRESS 

LEGAL DESCRIPTION 

RELEVANT DATES 

DATE OF VALUATION: 

DATE OF REPORT: 

DATE OF VI EWING: 

The subject property is comprised of one legal parcel of approximately 

3.42 acres or 148,975 sq .ft. w ith frontage on Kaslo Street and 

Broadway. The property is improved with a commercia l building that is 

being utilized for industrial, office, and day-care uses. The building is 

concrete block and was built circa 1958. The indicated gross leasable 

area w ith the subject rent roll document is 100,312 sq.ft. The building 

is current approximately 75% occupied and is leased to Westcoast Child 

Care Resource Centre, Child, Youth and Family Innovation Centre 

Co-Operative, M inistry of Children & Family Development, Waterman's 

Marketing Inc, Satellite Video Exchange Society, Brilliant Cabinets Ltd, 

and City of Vancouver Archives. 

2605-2625 KASLO STREET & 2772-2780 EAST BROADWAY, 

VANCOUVER, BC. 

Lot 2, South 1/2 of Section 35, Town of Hastings Suburban Lands Plan 

9744. 

PI O#: 009-551-581. 

January 11, 2022. 

April 4, 2022. 

January 10, 2022. 

The value estimate w ithin this report assumes an exposure period of three to six months. 

Property Rights Appraised 

The property right s being appra ised in t his report are those which accrue to t he owner of the property described 

herein. This encompasses the rights normally attached to the leased fee interest in the property, subject to the lease 

agreements outlined in this report. The property has been appraised on a debt-free basis. 

The report is intended to be used for the purposes of establishing the fair market value of the subject for int ernal 

valuation purposes. 

NATURE OF INTEREST 

CURRENT OWNER 

OF RECORD 

DATE OF REGISTRATION 

The registered owners of the subject property are: 

City of Vancouver. 

The current t it le was registered on October 27, 2004. 

RYAN ULC I Reference: A2111-5853AA I April 4, 2022 
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Title Information

The current title documents were registered as BW461246.

A copy of the title document is included in Addendum C.

Legal Notations

Notice of Interest, Builders Lien Act (S.3(2)), See BW510904.

Filed 2004-11-05.

Charges, Liens and Interests

Nature: Easement and Indemnity Agreement
Registration Number: 261723M
Registration Date and Time: 1957-12-03 14:02
Registered Owner: City of Vancouver

Nature: Right-of-Way
Registration Number: 261724M
Registration Date and Time: 1957-12-03 14:03
Registered Owner: City of Vancouver

Nature: Easement and Indemnity Agreement
Registration Number: 265868M
Registration Date and Time: 1958-03-03 12:36
Registered Owner: City of Vancouver

Nature: Right-of-Way
Registration Number: 321681M
Registration Date and Time: 1961-01-03 14:25
Registered Owner: British Columbia Hydro and Power Authority British Columbia Telephone 

Company
Remarks: Inter Alia

Assignment of Right-of-Way 282966m
Received 15/12/1958 14:40
Modified by BJ215628
Modified by BR199875
Modified by BB981018
Modified by BB1708809

Nature: Claim of Builders Lien
Registration Number: WX2169365
Registration Date and Time: 2021-09-20 10:52
Registered Owner: Coast Building Supplies Ltd.

Nature: Claim of Builders Lien
Registration Number: WX2169433
Registration Date and Time: 2021-09-21 13:55
Registered Owner: Ron's Insulation 2002 Ltd

City of Vancouver - FOI 2024-204 - Page 9 of 103
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The above noted charges have not been individually provided or reviewed.  It is  critical assumption of this report 
that these charges would not impact the development of the subject property to its highest and best use.

Sales History

Based upon our review of available 
understanding that the subject property has not sold within the last three years.  

We are not aware of any other agreements for sale, options, leases or listings of the subject property within the past 
year.

City of Vancouver - FOI 2024-204 - Page 10 of 103
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PROPERTY DATA 

SITE AREA 

SITE DIMENSIONS 

CONFIGURATION 

UTILITIES 

TOPOGRAPHY 

SOIL CONDITIONS 

PAVING 

SURFACE PARKING 

3.42 acres or 148,975 sq .ft. 

North Boundary: 284.5 feet. 

East Boundary: 523.8 feet. 

South Boundary: 284.5 feet. 

West Boundary: 523.8 feet. 

Rectangular. 

All usual mun icipal services, including potable water, storm and sanit ary sewer, 

hydro, natura l gas, telephone, cablevision, and ambulance, police and fi re 

protection are available on the subject site. 

The property slopes gently from north to south . 

We are not environmenta l consultants or geotechnical engineers and have not 

been provided with any soil surveys or other environmental studies on the subject 

property. As such, we do not know if the subject property is free of soil 

contamination and environmental problems. For the purpose of this report, it is 

assumed that the property does not suffer from any environment al or geotechn ical 

problems. The reader is ca utioned that if such a problem were to exist, it could 

have an impact on va lue. 

Yard area is fully paved t o a typical industrial standard . 

101 parking stalls (accord ing to rent roll}. 

RYAN ULC I Reference: A2111-5853AA I April 4, 2022 
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SITE PLAN 

z,ao 

AERIAL PHOTO OF SUBJECT SITE AND IMPROVEMENTS 
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IMPROVEMENTS

Building Composition

The subject property is improved with a multi-tenant commercial oriented building that is being utilized for industrial, 
office, and daycare uses.  The building is two-storeys and was built circa 1958.

The breakdown of the building areas is as shown on the following plans:

Level 1 (62,191 sq.ft.):
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Level 2 (38,990 sq.ft.):

Building Type

Concrete Block.

Condition

General condition of the storage component is average for a building of this type and age.  The office component on 
Level 1 has recently been upgraded and would be considered to be of above average condition for a building of 
similar age.

Parking

101 parking stalls (according to rent roll).
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Level 2 (38,990 sq.ft.): 
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NEIGHBOURHOOD CHARACTERISTICS 

The subject property is located in the Renfrew neighbourhood of the City of Vancouver. The subject property is 

located on the southwest corner of East Broadway and Kaslo Street. 

Single Family Residential on the north side of East Broadway, Kaslo Park; 

Big Box Retail, Single Family Residential south of Grandview Highway; 

Single Family Residential, Office (Broadway Tech Centre); 

Broadway Church, Vancouver Technical Secondary, Single and Multi-Family Residential. 

ASSESSMENTS & TAXES 

The subject property has a number of assessments. The following chart summarizes the 2022 Assessments for the 

subject property as of July 1, 2021. 

Address Roll It Land Improvement Total 2021 Taxes 
2772 Broadway E 09-200-021-650-275-96-5516 $938,000 $198,000 $1,136,000 $0.00 
2776 Broadway E 09-200-021-650-275-96-5509 $941,000 $199,000 $1,140,000 $0.00 
2780 Broadway E 09-200-021-650-275-96-0000 $24,277,000 $1,000 $24,278,000 $690.08 
101-2780 Broadway E 09-200-021-650-275-96-5511 $1,135,000 $235,000 $1,370,000 $0.00 
102-2780 Broadway E 09-200-021-650-275-96-5507 $233,000 $59,200 $292,200 $0.00 
104-2780 Broadway E 09-200-021-650-2 75-96-5513 $864,000 $184,000 $1,048,000 $0.00 
104-2780 Broadway E 09-200-021-650-2 75-96-5514 $233,000 $59,200 $292,200 $0.00 
105-2780 Broadway E 09-200-021-650-275-96-5506 $404,000 $94,400 $498,400 $0.00 
106-2780 Broadway E 09-200-021-650-275-96-5508 $197,000 $51,800 $248,800 $0.00 
107-2780 Broadway E 09-200-021-650-275-96-5515 $292,000 $71,600 $363,600 $0.00 
108-2780 Broadway E 09-200-021-650-275-96-5510 $291,000 $71,500 $362,500 $0.00 
2605 Kaslo Street 09-200-021-650-275-96-5501 $1,636,000 $119,000 $1,755,000 $0.00 
2625 Kaslo Street 09-200-021-650-275-96-5504 $1,269,000 $261,000 $1,530,000 $0.00 
C-2625 Kaslo Street 09-200-021-650-275-96-5502 $5,011,000 $411,000 $5,422,000 $0.00 
2629 Kaslo Street 09-200-021-650-275-96-5505 $925,000 $60,000 $985,000 $0.00 
2635 Kaslo Street 09-200-021-650-275-96-5503 $2,988,000 $255,000 $3,243,000 $0.00 

Total: $41,634,000 $2,330,700 $43,964,700 $690 

We note that the available records indicate that only $690.08 in taxes were levied for this property in 2021 likely due 

to the owner being an exempt party. 

We note that the taxes reported above are considerably lower than what would be payable based on t he current 

assessment and the prevailing Class 6 tax rate in the City of Vancouver ($9.96974 per $1000 of assessed value), 

annual taxes of $438,316.63 equivalent to $4.37 per sq.ft of GLA would be payable. 

RYAN ULC I Reference: A2111-5853AA I April 4, 2022 
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ZONING

The subject property is zoned I-2.  The primary intent of this zoning is to permit industrial and other uses that are 
generally incompatible with residential land use but are beneficial in that they provide industrial and service 
employment opportunities or serve a useful or necessary function in the city. It is not the intent, however, to permit 
uses that are potentially dangerous or environmentally incompatible when situated near residential districts.

The following uses are permitted:

Cultural and Recreational: Artist Studio Class A (provided that the use must not be combined with a 
Residential Unit.) Artist Studio Class B (Class B, provided that the building 
contains no dwelling use other than a caretaker dwelling.) Arts and Culture Indoor 
Event.

Manufacturing: Bakery Products Manufacturing, Batteries Manufacturing, Chemicals or Chemical 
Products Manufacturing - Class B, Clothing Manufacturing, Dairy Products 
Manufacturing, Electrical Products or Appliances Manufacturing, Food or 
Beverage Products Manufacturing - Class B, Furniture or Fixtures Manufacturing, 
Ice Manufacturing, Information Communication Technology Manufacturing., 
Jewellery Manufacturing, Leather Products Manufacturing, Machinery or 
Equipment Manufacturing, Metal Products Manufacturing -Class B, Miscellaneous 
Products Manufacturing - Class B, Motor Vehicle Parts Manufacturing, 
Non-metallic Mineral Products Manufacturing - Class B, Paper Products 
Manufacturing, Plastic Products Manufacturing, Printing or Publishing, Rubber 
Products Manufacturing, Shoes or Boots Manufacturing, Textiles or Knit Goods 
Manufacturing, Tobacco Products Manufacturing, Transportation Equipment 
Manufacturing, Wood Products Manufacturing - Class B.

Retail: Gasoline Station Full Serve.

Service: Animal Clinic, Catering Establishment, Laboratory, Laundry or Cleaning Plant, 
Motor Vehicle Repair Shop, Motor Vehicle Wash, Photofinishing or Photography
Laboratory, Photofinishing or Photography Studio, but only in sub-area A or B, 
Production or Rehearsal Studio, Repair Shop -Class A, School -Vocational or Trade, 
Sign Painting Shop, Work Shop.

Transportation and Storage: Cold Storage Plant, Packaging Plant, Storage Warehouse.

Utility and Communication: Public Utility, on a site not less than 61.0 m from any R district, 
Radiocommunication Station.

Wholesale: Wholesaling Class A.

Accessory Buildings: Accessory Buildings customarily ancillary to any of the uses listed, under certain 
conditions.
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HIGHEST & BEST USE

s physically possible, 

AS IMPROVED:

Legally Permissible:  The subject property comprises an industrial/office building.  The current use is a legal 
conforming use under the zoning.  

Physically Possible:  The subject property is rectangular in shape and is located on a high exposure corner, with 
frontage along Broadway one of the major east west corridors in the City of Vancouver.  The subject property is 
located within walking distance of the Millennium Line Renfrew rapid transit station, which is highly desirable for 
office and industrial development.  

While the existing building is in relatively good condition and is capable of providing a positive cashflow to the 
property it is an under improvement with an as built FSR of 0.67 compared to the allowable 3.00.  As a result, most 
potential purchasers would view this property as a long term holding property with future redevelopment potential.

The subject property has access to all typical municipal services and as such redevelopment of the property would 
be possible once the existing tenancies expire in 2041.

Financially Feasible:  The general industrial market, of which the subject is part, has been a significant area of strength 
in the economy over the past number of years.  Lease rates, land prices and existing facility sale prices continue to 
reach new levels but are starting to show signs of levelling out.  There is a limited supply of industrial product in 
Vancouver, with limited vacant industrial land available for industrial development.  Vancouver also has the highest 
industrial leasing rates within the Lower Mainland.  

Overall, the subject continues to generate a positive cash-flow, however at level below that of current market 
expectations.  Even, if we were to consider a fully leased building at top of the market rental rates the capitalized 
value would fall close to but below current land values in the local market for similar product.

Colliers Q3 2021 Industrial Market Report indicates current industrial vacancy in the region is sitting at 0.5% with 
average asking rents of $15.50 per sq.ft. up 13.2% year over year.  There is considerable demand for new 
industrial/office product with existing projects under construction being largely pre-sold or pre-leased.

Maximum Profitability: The alternate uses are limited since the subject building was designed and constructed as a 
Storage warehouse, with office and or retail facing Broadway.  However, as previously noted the existing building is 
an under improvement at 0.67 FSR compared to the allowable 3.00 FSR.  Given the proximity to rapid transit a 
development with ground floor industrial and office above in either a strata or multi-tenant format constructed to 
maximize the allowable density would provide a greater residual land value than the current building.

Conclusion:  Having regard to the discussion above, the current use of the subject land as developed with the existing 
use is a(legal and conforming use
surrounding developments, we are of the opinion that the current use as an industrial storage warehouse will 
provide a reliable holding income over the term of the remaining leases, however redevelopment of the property to 
a modern industrial office project would provide the highest residual land value.  Current land values for similar 
product are higher than the current value of the subject property as an income producing asset.  
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Real Estate is valued in terms of its optimum or "highest and best use". Highest and best use is defined as: 

"The reasonably probable and legal use of vacant land or an improved property, which i 

appropriately supported, financially feasible, and that results in the highest value to the property". 

Legally Permissible: 

Physically Possible: 

Financially Feasible: 

Maximum Profitability: 

Conclusion: 
, according to the applicable zoning guidelines. Given the subject's location and 
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The economic value of the existing use is not greater than the land value and this would be considered a long term
holding site with future development potential.

As will be outlined later in the report the existing holding income compared to the underlying land value determined 
in this report reflects a yield of 1.66%. This is not inconsistent with holding income yields for long term development 
sites in the City of Vancouver which have ranged from 1.50% to 2.50% in recent years.  We also note that there is 
opportunity to increase this return when future renewals are negotiated.

AS VACANT:

If the subject property were vacant and unimproved, and was able to be developed in the market as of today, it 
would generate the greatest value if it could be developed as an industrial and office strata that took advantage of 
the total allowable FSR of 3.0.

Therefore, under the existing zoning the highest and best use of the subject property as if vacant is determined to 
be a new industrial and office strata development, allowing it to maximize the available density.
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APPROACHES TO VALUE

METHODS OF VALUATION

Generally, appraisers rely upon three basic approaches to estimate value:  the Direct Comparison Approach, the Cost 
Approach, and the Income Approach.  The decision to apply any one or all of these approaches is determined by the 
type of property being appraised.

a.) Direct Comparison;

b.) Extraction;

c.) Allocation;

d.) Land Residual;

e.) Ground Rent Capitalization;

f.) Subdivision Approach.

Direct Comparison Approach:

Sales of similar, vacant parcels are analysed, compared, and adjusted to provide a value indication for the 
subject land being appraised.  Direct comparison is the most common technique for valuing land, and it is 
the preferred method when comparable sales are available.

Extraction:

An estimate of the depreciated cost of the improvements is deducted from the total sale price of the 
property to arrive at the land value.  This technique is applicable when the buildings contributory value is 
small and relatively easy to identify (the technique is frequently used in rural areas).

Allocation:

A ratio of land value to property value is extracted from comparable sales and applied to the sale price of 
the subject property to arrive at the land value.  This technique is applicable when the number of vacant 
land sales is inadequate and is typically used as a check for reasonableness rather than a formal opinion of 
land value.

Land Residual:

The gross revenue of hypothetical improvements is determined, and all costs associated with construction 
are deducted (hard costs, soft costs and developers profit).  The remainder in the calculation is attributable 
to the land.  This technique is only applicable in testing the feasibility of alternative uses of a particular site 
in highest and best use analysis or when land sales are not available.
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Ground Rent Capitalization

A market-derived capitalization rate is applied to the ground rent of the subject.  This method is useful when 
comparable rents, rates, and factors can be development from an analysis of sales of leased land.

Subdivision Approach

Direct and indirect costs and entrepreneurial profit are deducted from an estimate of the anticipated gross 
sales price of the finished lots, and the net sales proceeds are discounted to present value at a market-
derived rate over the development and absorption period.  This technique is applicable when vacant land 
that has the potential for development as a subdivision represents the likely highest and best use of the 
land.

The final step in the appraisal process is to reconcile the one or more value indications.  In this reconciliation to 
provide one final estimate of market value, the purpose of the appraisal, the type of property, and the adequacy and 
reliability of the data studies, all influence the weight attributed to each of the approaches.

APPROACH TO ESTIMATING VALUE

In valuing development land, the Direct Comparison Approach is the generally preferred method of valuation.  The 
unit of comparison used for smaller urban lots is usually the price per sq.ft. buildable which is based on a gross site 
building basis (FSR).  Generally, brokers and developers reference sales based on the value per sq.ft. buildable net 
of Development Cost Levies (DCLs) and, as such, our analysis are most often concluded on this basis.

Cost associated with the demolition of the subject improvements have not been deducted from our value conclusion, 
as many of our comparable land sales will also incur demolition costs due to the buildings onsite.
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SUMMARY OF EXISTING INCOME 

INTRODUCTION EXISTING INCOME 

As outlined in our highest and best use analysis the existing improvement on the subject property is old and would 

be considered an under-improvement near the end of its economic life. The value of the underlying land for future 

redevelopment purposes would be higher t han the value of the property as improved. However, we have completed 

a high-level analysis of the existing income potential of the subject property to determine the current Year 1 Net 

Operating Income for determining the potential Holding Yield of the subject property, given that the current leases 

would prohibit redevelopment for roughly another twenty years. 

REVENUE 

Subject Leasing 

!.l;,l;ll,.;., I u ,r a ·u •Jim ~. , ,~,_··, II 

2 77 2 E Broactway Westcoast Ch.Pd Ca.re. 5,835 8 20 May' 1, 2021 - Aor. 30, 2026 s.17(1) Gross No Yes Tenant signed an StAror 
Res®rotCentre M~y I, 2026 • ~r. 30, 2031 Gross rna1n1enanoe. 

May l, 20.31-Apr. 30, 2036 
May 11 2036 • A:Jr. 30, 2041 

??80 £., Broadway Child, Youth and tamlly 13,299 35 20 Mey t, 1021-A:>r. 30, 2026 Gross No No 
Innovation Centre Co- May 1, 2026 -A,nr. 30, 2036 Gross 
operatwe May I, 2036 - A,r. 30. 2041 

10,379 May 1, 2021 - M r. 30, 2026 Gross 
May 1, 2026 - Aor. 30, 2036 Gross 

May l. 2036 - M r. 30, 204 '1 

2780 £_ Broadway Ministry of Citizens~seNioe:s 9,477 35 20 May 1, 2021-Aor. 30, 2026 Gross Two S V!?ar options Ho 

M.ay 1, 2026 • M r. 30, 2031 GrOSS 

M•VI, 2031-/\>r. 30. 2036 
May 1, 2036 - A!Jr. 30, 2041 

2605 ... IQ Slfeet Vacant 6,562 I Undef renovation 

2625 OslO su eet satttllte V.dco Eil.(hangt: 7,094 6 5 OCl 1, 2019 • Se::H. 30, 2024 Gross Pal'tfn.g silent In 1.e-ase but 
Society No No Te.'lant uses 6slots.. Area 

based on current lease. 

2629 ICaslo Street Wilterman's- Markec:lns Inc. 3,875 4 5 Nov l , 2020 • Oc.1. 31, 2022 Gross No Yes Termination upc,n twelvt 
mo.nths notia?-fo: demolltlon 
and redevelopment 

Nov 1, 2022 •Oct, 31, 2025 Gross 

2631 Kaslo Street Brilliant Cabinets Ltd. 10,450 10 10 Oct 1, 2018-Seot 30, 2023 Gross 1 Conditional Option to 
Yes No Renewfof S Year,, pcovided 

wtth 1st month rent fret. 
26.33 l(aslo Street Vacant 18/135 Under renovatior, 

2635 JCaslo Slfeet et,y ofVanooutver Archives 14,906 3 3 Oe< 1, 2021 • Nov 30, 2022 Gross Yes Ho l.ease retes currently being 
Dec 1, 2022 4 Nov 30, 2023 Gross approved➔ Internal party. 
Oec-1, 2023 • Nov 30, 2024 Gross 

The subject is leased to seven tenants, Westcoast Child Care Resource Centre, Child, Youth and Family Innovation 

Centre Co-Operative, Ministry of Children & Family Development, Waterman's Marketing Inc, Satellite Video 

Exchange Society, Brilliant Cabinets Ltd, City of Vancouver Archives. Two of the units are vacant. 

The subject property is currently under contract until at least 2041. The renewal options and termination 

agreements are listed on the chart above. 

The subject space can be broken into two categories with the renovated space with frontage on Broadway being 

considered good quality office space with contract rents ranging f rom $20.00 to $25.00 per sq. ft. for spaces between 

5,835 and 13,299 sq .ft .. The remaining units in the property are accessed off of Kaslo Street and would be considered 

average industrial space, with current contract rents ranging from $13.00 to $16.00 per sq.ft. for spaces between 

3,875 and 18,435 per sq.ft. 
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Our review of the sample of leases provided suggests t hat all of t he rental rates are gross rents with no property 

taxes payable by the tenants. This is a significant consideration as while the current owner is tax exempt any 

potential purchaser would not be and they would be considering the potential tax liability in any purchase decisions. 

Based on the previously established market tax expense of $4.37 per sq.ft. t he above noted rental rates would be 

reduced to $15.63 to $20.63 per sq.ft. for t he office areas and $8.63 to $11.63 per sq.ft. for the industrial space. 

LEASE COMPARABLES 

Office Comparable Leases 

1 Broadway Tech Centre Kinetic Engineeri ng Jul-20 New 55,000 7 1 
2920 Virtual Way 1 

Vancouver 1 
1 
1 
1 
1 

Avg: 

2 112 East 6th Avenue Shaman Technical Consulting Services Dec-20 New 5,611 10 4 
Vancouver 4 

2 
Avg: 

3 30 East 6th Avenue BTY Consultancy Group Feb-21 Unknown 8,865 10 2 
Vancouver 4 

4 
Avg: 

4 139 East 8th Avenue Viv,eau Canada Inc. Jul-20 New 6,635 7 2 
Vancouver 1 

2 
2 

Avg: 

s 3310-3330 Fraser Street Nurture Society Jun-21 New 4,100 10 5 
Vancouver 5 

Avg: 

The comparable office lease deals shown above commenced between July 2020 and June 2021 and reflect average 

triple net rental rates between $29.60 and $45.40 per sq.ft. for east Vancouver space ranging in size f rom 4,100 

sq.ft. to 55,000 sq.ft. We would expect the subject office space to achieve rates near the lower end of th is range at 

$30.00 per sq.ft triple net. 
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Industrial Comparable Leases 

Cl:li 
,~ - ==i 

I 2748 Rupert S1ree1 The Very Good Food Company Jun-21 6,318 10 2 s.17(1) 
Vancouver 2 

2 

2 

2 

Avg: 

2 2750 Rupert Street Tetra Housing Consultants Jun-21 4,689 5 1 

Vancouver 2 

2 

Avg: 

3 2752 Rupert Street O&O Optical Supply Ud. May•21 9,710 10 1 

Vancouver 1 

2 

1 

2 

1 

2 

Avg: 

4 443 TermlnaJ Avenue HO Supply · Brafasco New Oct-21 8,735 5 1 
v-ancouver 3 

1 
Avg: 

5 1201 Franklin Street Unknown New Mar-21 17,545 4 3 
Vancouver 1 

Avg: 

6 1410 East Georgia Street Unknown New Fel>-21 5,620 s 2 
Vancouver 2 

1 
Avg: 

7 1740 Powell Street Tesla Motorsc.anada New Apr-21 4,850 5 s 
Voncouver Avg: 

In terms of the industrial space with in the subject property the comparable leases above reflect a range of triple net 

rental rates for recently negotiated deals between $18.30 and $26.00 per sq .ft. for industrial space in east Vancouver 

ranging in size from 4,850 sq.ft. to 17,545 sq .ft. We would expect the subject property to achieve a value near the 

lower end of the range due to the shared yard area and limited office bu ild out of the existing un its. We have 

selected a rate of $18.00 per sq.ft. triple net to be applied to the vacant industrial un its. This would be adjusted to 

$22.37 per sq .ft. gross ($18.00 psf + $4.37 psf (Property Tax))to be consistent with the other gross tenancies in the 

bu ilding for our analysis. 

ADDITIONAL REVENUE 

We are not aware of any additional revenue being ach ieved from the subject property. 

EXPENSES 

As previously noted, the subject space is leased on a gross basis and as such and adjustment for typical property tax 

expenses that would be incurred by a normal property owner will need to be deducted as part of our analysis. As 

per the "Assessment and Taxes" section of this report, based on the current 2022 assessed values and the 2021 tax 

rate (2022 tax rates will not be available until May) a property tax expense of $438,316.63 has been estimated 

VACANCY AND MISCELLANEOUS ALLOWANCES 

Our discussions with institutional investors, potential purchasers and our investor survey suggest long term vacancy 

projections for industrial space to be between 1% and 3% for good quality bu ildings similar to the subject. With 

limited new space to be added to the industrial inventory, these rates are anticipated to rema in low. For the subject, 

we have adopted a 3% vacancy allowance near the upper end of the range to reflect the higher level of office use. 
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Office vacancy in the region is currently reported to be in the 8.00% range by Cushman and Wakefield in their Q3 

2021 Market Beat. 

DETERMINATION OF NET OPERATING INCOME 

Based upon the income discussion in the previous section, the Year 1 fully-leased net operating income using a 

market rent for the subject property is shown below: 

Income 

Unit Tenant 

Wescoast Child Care Resource 

2772 E Broadway Centre 

2780 E Broadway 

2780 E Broadway 

2625 Kaslo Street 

2629 Kaslo Street 

2631 Kaslo Street 

2635 Kaslo Street 

2605 Kaslo Street 

2633 Kaslo Street 

Chld Youth and Family 

Innovation Centre Co-Operative 

Ministry of Citizen's Services 

Satellite Video Exchange Society 

Waterman's Marketing Inc. 

Bri lliant Cabinet Ltd. 

City of Vancouver Archives 

Vacant 

Vacant 

Operating Expenses 

Property Tax Expense 

RYAN ULC I Reference: A2111-5853AA I April 4, 2022 

Year 1 Gross Gross 

Area sq.ft. Rate Per Sq.ft. Income Per 

5,835 s.17(1 l 

13,299 

10,379 

9,477 

7,094 

3,875 

10,450 

14,906 

6,562 

18,435 

100,312 

PotentTal Gross Income 

Less Vacancy@ 3% 

Effective Gross Income 

s.17(1) 

NET OPERATING INCOME 
NOi/Sq.ft.. 

s. 

s.17(1 ) 

s 17(1) 
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COMPARABLE SALES 

MARKET OVERVIEW 

The Metro Vancouver 2020 Regional Industrial Lands Inventory report was recently released and the following are 

some of t he key findi ngs: 

"There continues to be an increasing amount of industrial lands being used for non-industrial purposes, which poses 

a considerable threat to the industrial land base." 

"There are few remaining available large sites for 1'trade-oriented" logistics uses, which has impacts on business 

locating in the region and being able to stay and grow. 11 

'
1ln terms of absorption (vacant lands becoming developed, or vice versa}, 507 ha {1,253 ac) went from 

"Other/Vacant" to "Developed" status, while 23 ha (58 ac) of lands went from "Developed" to "Other/Vacant" status. 

This yielded a net absorption of 484 ha (1,196 ac) of lands over the five-year period, for an annual average of 97 ha 

{239 ac). {This reflects absorption since the previous inventory in 2015). 

This high absorpt ion rate and critical lack of supply are significant contributors to the r ising industrial land va lues 

being seen across the region. 

MAP OF COMPARABLE SALES 
·,. 
DAVIE VILLAGE l:Hasti~_ysst HASTINGS•SUHRISE 

~ 

IJ 
~ ro.-i:~~J'.,,. 

11 

OGE 

Mttchell Island 
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COMPARABLE NO. 1 

. ,-----..:.. .... 

Jan-11-22 

Address 8696-8700 Barnard Street, Vancouver 

Zoning 12 

Purchaser PC Urban 

Closing Date Sep-21 

Negotiat ion Date Aug-21 

Sale Price $34,356,500 

Site Size 121,589 sq.ft. I 2.791 gross acres 

Max FSR 3.00 

M ax Buildable 364,767 sq.ft . 

Price/B uilda ble $94 

Price/Acre - Gross $12,308,425 

• Holding yield of 2.24% 

• Improved with 23-unit residential builting and self-storage faci lity. 

• Proposed for strata industrial project. 
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COMPARABLE NO. 2 

Address 1155 East 6th Avenue, Vancouver 

Zoning 13 

Land Use Plan False Creek Flats Area Plan 

Land Use Designation Creative Campus 

Vendor JRS Ltd. 

Purchaser Low Tide + PCI 

Closing Date Sep-21 

Negotiat ion Date Jun-21 

Sale Pr ice $117,500,000 

Site Size 91,597 sq.ft. I 2.103 gross acres 

Proposed FSR 5.00 

Proposed Buildable 457,985 sq.ft . 

Price/Prop. Buildable $257 
Price/Acre - Gross $55,878,468 

• The comparable fal ls under the Intensified Employment designation within the False Creek Flats NCP. 

• The outright density is 3.0 FSR while conditional density may be increased to 5.0 FSR (maximum FSR of 4.0 for 

office use}. Outright height remains at 60 feet which may be increased to 150 feet conditionally. 

• The property is located within the 1-3 Sub Area A which specifies a density bonus rate of $112.29 per sq.m. (or 

$10.43 per sq.ft.) for density above 3.0 FSR and up to 5.0 FSR. 
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COMPARABLE NO. 3 

Address 
Zoning 

Land Use Plan 

Land Use Designation 

Vendor 

Purchaser 

Closing Date 

Negotiation Date 

Sale Price 

Site Size 

Max FSR 

Max Buildable 

Price/Buildable 

Price/ Acre - Gross 

1140-1150 Raymur Avenue, Vancouver 

12 

False Creek Flats Plan 

False Creek - Industrial Back-of-House 

Boffo Developments 

Wesgroup Investments 

Sep-20 

Aug-20 

$30,500,000 
66,211 sq.ft. / 1.520 gross acres 

3.00 

198,634 sq.ft. 

$154 
$20,065,789 

Jan-11-22 

• Comparable property was actively marketed throughout the first half of 2020 (start of COVID-19 pandemic) and 

there was little interest 

• The sale was negotiat ed in August 2020 and closed quickly in September 2020 
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COMPARABLE NO. 4
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Address 

Zoning 

Vendor 

Purchaser 

Closing Da t e 

Negot ia t ion Dat e 

2625-2645 Skeena St reet and 2772 Nata l St reet, Vancouver 

12 

Macro Development Corp., Gary Hammonds Ltd . 

Edgar Development Corp . 

Aug-18 t o Ja n-19 

Apr-18 to Oct-18 

Sale Price $45,140,000 

Site Size 114,674 sq.ft. / 2.633 gross acres: 

Max FSR 3.00 

Max Bui Ida ble 344,022 sq .ft. 

Price/Buildable $131 
Price/Acre - Gross $17,146,855 

• Two properites acqu ired independent ly but wil I be assembled for futu re development 

• 12 zon ing has all owable 3.00 FSR. 



COMPARABLE NO. 5 

Address 
Zoning 

Land Use Plan 

Land Use Designation 

Vendor 

Purchaser 

Closing Date 

Sale Price 

Site Size 

Max FSR 

Max Buildable 

Price/Buildable 
Price/ Acre - Gross 

2835 East 12th Avenue, Vancouver 
12 

Mar-08-22 

Grandview-Boundary Mixed Employment Area Plan 

CDl 
Uniland Holdings Ltd. 

0736500 BC Ltd. 

Nov-21 

$42,000,000 
60,704 sq.ft. / 1.394 gross acres 

3.00 

182,112 sq.ft. 

$231 
$30,138,376 

• Located adjacent to the Renfrew skytra in station that is speculated for added density including residentia l 

rental atop commercial uses 

• Holding income of $421,620 indicates a holding cap of 1% 
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SUMMARY OF COMPARABLE SALES ANALYSIS 

The following chart out lines the particulars of the selected sales comparables : 

COMPARABLE LAND SALES 

~ 

~ ,1 " 
1 8696-8700 Barnard St reet Sep-21 $34,356,500 121,576 1-2 Maximum Density: 3.00 $12,308,425 $94 

Vancouver (2.791 acres) Industrial 

2 1155 East 6th Avenue Sep-21 $117,500,000 91,597 1-3 Maximum Density: 5.00 $55,878,468 $257 

Vancouver (2.103 acres) Creative Campus 

3 1140-1150 Raymur Avenue Sep- 20 $30,500,000 66, 211 1-2 Maximum Density: 3.00 $20,065,789 $154 
Vancouver (1.52 acres) Industrial 

4 2625-2645 Skeena Street Aug-18 to Jan-19 $45,140,000 114,674 1-2 Maximum Density: 3.00 $17,146,855 $131 

Vancouver (2.633) Industrial 

5 2835 E 12th Avenue Nov-21 $42,000,000 60,704 1-2 Maximum Density: 3.00 $30,215,827 $231 

Vancouver (1.39 acres) Industrial 

Subject 2605-2625 Kaslo & 2772-2780 E Broadway 148,975 12 Maximum Density: 3.00 

Vancouver (3.42 acres) Industrial 

The comparable transactions above reflect a range of value between $94 and $257 per sq.ft. buildable for future 

development sites ranging in size from 1.39 acres to 2.791 acres. 

Comparable No. 1. - Is a recent sale of an 1-2 zoned property in south Vancouver west of Granville Street. The 

property was improved with a number of older improvements; however, the purchaser intends to develop a modern 

industrial strata project. The sa le indicates a price per sq.ft. bu ildable of $94. A value above that ind icated by th is 

transaction would be supported for the subject property due to its higher exposure corner location on a major east 

west connector. Additionally, the subject property has a superior configuration and is located in closer proximity to 

rapid transit. Hist orically land values in south Vancouver have been lower than the subject area. 

Comparable No. 2. - Relates to a September 2021 sale of 2.103 acre 1-3 zoned property in the False Creek Flats area 

of Vancouver. This comparable represents the upper end of the range at $257 per sq.ft. buildable. A value below 

that indicated by this transaction would be supported for the subject property, due to the comparables superior 

location adjacent to transit and the superior zoning of the comparable providing a higher density potential and more 

flexibility in uses. Addit ionally, we note that a premium was paid for this property by the purchaser who also own 

the adjacent site. 

Comparable No. 3. - Is a September 2020 sa le of a 1.152 acre 1-2 zoned property just east of t he False Creek area 

of Vancouver. A value above the $154 per sq.ft. buildable indicated by th is transaction would be supported for the 

subject property due to the subject properties superior exposure and closer proximity to rapid transit and retai l 

services. 

Comparable No. 4. - Relates to a 2018 and 2019 assembly with a total area of 2.633 acres. These 1-2 zoned 

properties are located just east of the subject property and indicate a blended sa le price of $131 per sq .ft. buildable. 

Upward adjustments would be required to reflect market movement since the date of sale and the subjects superior 

location closer to rapid transit with excellent exposure. Overall, a value above that indicate by this transaction would 

be supported for the subject property. 

Comparable No. 5. - closed as a share sale in November of 2021 for a reported cont ract price equivalent to $231 

per sq .ft. buildable. This comparable is located just south of the subject property. A value below that indicated by 
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this comparable wou ld be supported for the subject property, due to its larger size. However, this is considered to 

be the best comparable as it is the most reflective of current market expectations for properties in the immediate 

area of the subject property. Similar to the subject this property is improved with an older industrial building and is 

considered to be a long term holding property wit h future redevelopment potential like the subject. 

The discussion and analysis above indicated a value for the subject property above that indicated by com parable 

Nos. 1, 3 and 4 at $94, $154, and $131 per sq.ft. buildable respectively. A value below that ind icat ed by comparable 

Nos. 2 and 5 at $257 and $231 per sq.ft. bu ildable was suggested. Accordingly, we would expect the subject property 

to achieve a value between $154 and $231 per sq.ft. buildable. This is a relatively wide range, however given the 

close proximity and recent negotiation date for comparable No. 5 we have selected a value near the upper end of 

the range and have concluded a value of $200 per sq.ft. buildable for the subject property 

Land Size Sq.ft. 

148,975 

Max FSR 

3 

Buildable Sq.ft . 

446,925 

$/Sq.ft. Buildable Estimat ed Value 

Estimated Market Value 

$89,400,000 

r 

Year 1 NOi 
(Fully Leased) 

$1,488,490 

$200 $89,385,000 

Rounded To: 

Holding Yi eld 
1.66% 

$89,400,000 

We note the 1.66% holding yield indicated by our estimated market value is near the lower end of the range in the 

current market and this is due to the below market gross leases in place at th is time. There would be upside potential 

for a potential purchaser to transit ion the indust r ial tenancies to full market triple net leases by 2024 and we feel 

the lower holding yield would be acceptable for the initial two years of the hold given this upside potential. 

As discussed in the highest and best use section of the report the existing improvements are not contributing value 

to the subject property over and above the current underlying land va lue which indicates that they have reached 

the end of their economic life although they would be expected to contribute a positive cash flow to the property 

over the holding period (remaining term of the leases). In today's industrial land market in the City of Vancouver 

most industrial properties not improved to a 3.00 FSR would be considered redevelopment sites This is due to the 

limited supply of indust rial land in the City and the broader Metro Vancouver Region . While the subject property 

would not be immediately developable due to the leases in place in our experience this would not negatively impact 

the underlying land value. Due to high land values in the City capitalization rates have compressed and many 

investors are willing to accept long term holding rates between 1.50% and 2.50%. As previously noted the subject's 

current income would provide a yield near t he lower end of this range but there is potent ia l to increase returns in 

the future upon tenant turnover and renewal. If t he overall yield was below what was being seen by the market i.e. 

less than 1.00% than an adjustment would be considered to account for the period over which a below market return 

would be achieved, however no such adjustment is warrant ed in this situation due to t he ability to increase future 

holding yields upon renewal and tenant t urnover. Additiona lly, we note that in the current constrained land market 

there is no market evidence to suggest a vendor would accept a value below that of the underlying land value as 

there are so few alternatives for purchasers. 

RYAN ULC I Reference: A2111-5853AA I April 4, 2022 
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VALUATION

VALUATION BY THE DIRECT COMPARISON APPROACH

Total Buildable Site Area: 446,925 sq.ft. @ $200 per sq.ft buildable. =      $89,385,000.

Rounded:$89,400,000.

VALUATION SUMMARY

Therefore, based upon the discussion and analysis set out in this report we conclude that a value of $89,400,000 is
appropriate for the subject. 
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FINAL VALUE CONCLUSION

Final Value: $89,400,000.

Having regard to all information available to us and based on an exposure time of three to six months prior to the 
date of valuation.

Date of Value: January 11, 2022.

Date of Viewing: January 10, 2022.

Going-In Yield Rate:        1.66%.
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CERTIFICATION 

I certify that, to the best of my knowledge and belief that: 

1. The statements of fact contained in this report are true and correct; 

2. The reported analyses, opinions and conclusions are lim ited only by the reported assumptions and limiting 

conditions and are my impartial and unbiased professional analyses, opinions and conclusions; 

3. I have no past, present or prospective interest in the property that is the subject of this report and no 

personal and/or professional interest or conflict with respect to the parties involved with this assignment. 

4. I have no bias with respect to the property that is the subject of this report or to the parties involved with 

this assignment; 

5. My engagement in and compensation is not contingent upon developing or reporting predetermined 
results, the amount of value estimate, a conclusion favouring the cl ient, or the occurrence of a subsequent 

event. 

6. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity 
with the CUSPAP. 

7. I have the knowledge and experience to complete this assignment competently, and where applicable this 
report is co-signed in compliance with CUSPAP; 

8. Except as herein disclosed, no one has provided significant professiona l assistance to the person(s) signing 
this report; 

9. As of the date of this report the undersigned has fulfi lled the requ irements of the AIC's Continuing 
Professional Development Program; 

10. The undersigned is (are all) members in good standing of the Appraisal Institute of Canada. 

CO-SIGNING AIC APPRAISER'S CERTIFICATION: If an AIC appraiser has co-signed this appraisal report, he or she 

certifies and agrees that " I directly supervised the appraiser who prepared this appraisal report and, having 

reviewed the report, agree with the statements and conclusions of the appraiser, agree to be bound by the 

appraiser's certification and am taking full responsibility for the appra isa l and the appraisal report." 

PROPERTY IDENTIFICATION 

2605-2625 Kaslo Street & 2772-2780 East Broadway, Vancouver, BC. 

Lot 2, South 1/2 of Section 35, Town Of Hastings Suburban Lands Plan 

9744. 

PIO#: 009-551-581. 

RYAN ULC I Reference: A2111-5853AA I April 4, 2022 
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Based upon the data, analyses and conclusions contained herein, the market value of the leased fee interest in the 
property described.

As at January 10, 2022, is estimated at $89,400,000

As set out elsewhere in this report, this report is subject to certain assumptions and limiting conditions, the 
verification of which is outside the scope of this report.  

APPRAISER:

Nathan Nottingham
B.A., RI, AACI, P.App
Manager, Valuation
AIC Membership # 904534

Viewed Property: Yes
Date of Viewing: January 10, 2022.
Date Signed: April 4, 2022.

NOTE: For this appraisal to be valid, an original or a password protected digital signature is required.
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ADDENDUM A: SCOPE OF INVESTIGATION

ADDENDUM A

Scope of Investigation
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The scope of the appraisal encompasses the necessary research and analysis to prepare an appraisal report in 
accordance with the intended use, the Ethics and Standard of Professional Practice, and the Canadian Uniform 
Standards of Professional Appraisal Practice (CUSPAP) of the Appraisal Institute of Canada (AIC).  CUSPAP was 
adopted on January 1, 2001 (Amended effective January 1, 2020) by the AIC, and is required to be followed by all 
members of the AIC for all appraisals.

In regard to the subject property, this involved the following steps:

1. Viewing of the subject property was undertaken on January 10, 2022.  All photographs of the subject property
were taken on that date.  A sampling of units was viewed on this date.

2. Acquisition of Regional, City, District and Neighbourhood data from the City of Vancouver, Statistics Canada
and other market sources.

3. Zoning and site information obtained from the City of Vancouver, the site plan and from a physical viewing of
the property.

4. Review of information obtained from the City of Vancouver which includes such details on:  taxes, building
and development, regional and neighbourhood trends and land use policies.

5. Review of statistical data from the Land Registry, Canada Mortgage and Housing, the Multiple Listing Service
(Paragon) and information available from the British Columbia Assessment Authority.

6. Estimation of the highest and best use of the subject property.

7. Estimation of the value of the subject property by the Direct Comparison Approach. The Cost Approach and
Income Approach were not used for reasons discussed in the report.

8. Obtained rent roll information from the property owner or their representatives.  This information is assumed
to be accurate.  No accounting audit has been done to this information.

9. Final Estimate of Market Value was prepared, subject to the Assumptions and Limiting Conditions of the
Appraisal.

10. Completion of any technical surveys or investigations were not undertaken, such as:

detailed viewing of the structure, roof or mechanical systems;

viewing of fire safety equipment;

a survey of the site;

investigations into the load bearing qualities of the soils;

an environmental review of the property;

environmental assessment of the land.

11. Final Value excludes all sub-surface (mineral, oil, etc.) rights, as well as timber rights, if any exist.
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ADDENDUM B: ASSUMPTIONS, LIMITING CONDITIONS, DISCLAIMERS AND LIMITATIONS OF LIABILITY

ADDENDUM B

Assumptions, Limiting 
Conditions, Disclaimers and 
Limitations of Liability

City of Vancouver - FOI 2024-204 - Page 39 of 103



RYAN ULC  |  Reference:  A2111-5853AA  |  April 4, 2022 39

This appraisal is not valid unless original signatures are evident.

The report assumes that there is no change in the physical or leasable status of the subject property between the 
valuation date, viewing date and date of this report.

It is assumed that there are no existing leases or financial encumbrances affecting the subject property as of the 
effective date of appraisal, unless expressly noted within this report.

The subject photos were taken on the date of viewing , unless otherwise noted.

Possession of this report, or a copy thereof, does not carry with it the right to reproduction or publication, in whole 
or in part, nor may it be used for any purpose by any other than the recipient, without the written consent and 
approval of Ryan ULC.

Neither all nor any part of the contents of this report shall be disseminated or otherwise conveyed to the public 
through advertising media, public relations media, news media, sales media or any other media for public 
communication documentation without the prior written consent and approval of the firm, Ryan ULC.

The title search is attached as an addendum to this report.  The individual documents outlined in the title search 
have neither been provided nor reviewed and it is assumed that, unless specifically indicated within this report, they 
would not have an impact upon value.  If there are any concerns regarding these documents, we would advise the 
reader to obtain appropriate legal advice.

Nothing in this report is intended as a legal opinion as to the state of the title.  This report is prepared on the premise 
that the property is free and clear of all liens or encumbrances, except as shown on the title search and interpreted 
herein, and on the assumption that the improvements do not encroach onto adjacent lands.

We are not environmental consultants or geotechnical engineers and have not been provided with any soils surveys 
or other environmental studies on the subject property.  As such, we do not know if the subject site and 
improvements are free of soil contamination or environmental problems.  For the purpose of this report, it is 
assumed that the subject does not suffer from any environmental or geotechnical problems.  The reader is cautioned 
that if such a problem were to exist, it could have an impact on value.

The author is not a qualified land surveyor and no legal survey concerning the subject property has been provided.  
Site dimensions, areas, diagrams and photographs, etc., are presented in this report for the limited purpose of 
illustration and are not to be relied upon in themselves.

No investigation has been undertaken with the local zoning office, the fire department, the building inspector, the 
health department or any other government regulatory agency unless such investigations are expressly represented 
to have been made in this report.  The subject property must comply with such government regulations and, if it 
does not comply, its non-compliance may affect market value.  To be certain of compliance, further investigation 
may be necessary.

The analysis set out in this report relied upon written and verbal information of market transactions, data and 
statistics obtained from a variety of sources we considered reliable.  A concerted effort was made to verify the 
accuracy of the information herein contained.  Since this appraisal is not intended to be used for court purposes or 
arbitration, some of the information set out in this report may not have been fully documented or confirmed by 
reference to primary sources.
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LIMITING CONDITION

The outbreak of the Novel Coronavirus (COVID-
P
by many countries.
Market activity is being impacted in many industry sectors.  As of the effective date, the undersigned considers that 
less weight can be attached to previous market evidence for comparison purposes, to inform opinions of value.  
Indeed, the current response to COVID-19 means that we are faced with an unprecedented set of circumstances on 
which to base an opinion of value.
Consequently, less certainty and a higher degree of caution should be attached to this point-in-time valuation 
assignment than would normally be the case.  Given the unknown future impact that COVID-19 might have on the 
real estate market, the undersigned recommends that clients and intended users keep the valuation of this property 
under frequent review.
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The certification that appears in this report is subject to compliance with the Personal Information and 
Electronics Documents Act (PIPEDA), 
and the following conditions:

1. This report is prepared only for the client and authorized users specifically identified in this report and only 
for the specific use identified herein.  No other person may rely on this report or any part of this report without 
first obtaining consent from the client and written authorization from the authors.  Liability is expressly denied 
to any other person and, accordingly, no responsibility is accepted for any damage suffered by any other person 
as a result of decisions made or actions taken based on this report.  Liability is expressly denied for any 
unauthorized user or for anyone who uses this report for any use not specifically identified in this report.  
Payment of the appraisal fee has no effect on liability.  Reliance on this report without authorization or for an 
unauthorized use is unreasonable.  

2. Because market conditions, including economic, social and political factors, may change rapidly and, on 
occasion, without warning, this report cannot be relied upon as of any date other than the effective date 
specified in this report unless specifically authorized by the author(s).

3. The author will not be responsible for matters of a legal nature that affect either the property being 
appraised or the title to it. The property is appraised on the basis of it being under responsible ownership. No 
registry office search has been performed and the author assumes that the title is good and marketable and free 
and clear of all encumbrances. Matters of a legal nature, including confirming who holds legal title to the 
appraised property or any portion of the appraised property, are outside the scope of work and expertise of the 
appraiser. Any informati
the listed client and/or applicant provided by the appraiser is for informational purposes only and any reliance 
on such information is unreasonable. Any information provided by the appraiser does not constitute any title 
confirmation. Any information provided does not negate the need to retain a real estate lawyer, surveyor or 
other appropriate experts to verify matters of ownership and/or title. 

4. Verification of compliance with governmental regulations, bylaws or statutes is outside the scope of work 
and expertise of the appraiser. Any information provided by the appraiser is for informational purposes only and 
any reliance is unreasonable. Any information provided by the appraiser does not negate the need to retain an 
appropriately qualified professional to determine government regulation compliance. 

5. No survey of the property has been made.  Any sketch in this report shows approximate dimensions and is 
included only to assist the reader of this report in visualizing the property.  It is unreasonable to rely on this 
report as an alternative to a survey, and an accredited surveyor ought to be retained for such matters.

6. This report is completed on the basis that testimony or appearance in court concerning this report 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 report and related data, and the provision of 
appropriate compensation.

7. Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent conditions 
(including, but not limited to: its soils, physical structure, mechanical or other operating systems, foundation, 
etc.) of/on the subject property or of/on a neighbouring property that could affect the value of the subject 
property.  It has been assumed that there are no such conditions.  Any such conditions that were visibly apparent 
at the time of inspection or that became apparent during the normal research involved in completing the report 
have been noted in the report.  This report should not be construed as an environmental audit or detailed 
property condition report, as such reporting is beyond the scope of this report and/or the qualifications of the 
author.  The author makes no guarantees or warranties, express or implied, regarding the condition of the 
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property, and will not be responsible for any such conditions that do exist or for any engineering or testing that 
might be required to discover whether such conditions exist.  The bearing capacity of the soil is assumed to be 
adequate.  

8. The author is not qualified to comment on detrimental environmental, chemical or biological conditions 
that may affect the market value of the property appraised, including but not limited to pollution or 
contamination of land, buildings, water, groundwater or air which may include but are not limited to moulds 
and mildews or the conditions that may give rise to either. Any such conditions that were visibly apparent at the 
time of inspection or that became apparent during the normal research involved in completing the report have 
been noted in the report. It is an assumption of this report that the property complies with all regulatory 
requirements concerning environmental, chemical and biological matters, and it is assumed that the property is 
free of any detrimental environmental, chemical legal and biological conditions that may affect the market value 
of the property appraised. If a party relying on this report requires information about or an assessment of 
detrimental environmental, chemical or biological conditions that may impact the value conclusion herein, that 
party is advised to retain an expert qualified in such matters. The author expressly denies any legal liability 
related to the effect of detrimental environmental, chemical or biological matters on the market value of the 
property.

9. The analyses set out in this report relied on written and verbal information obtained from a variety of 
sources the author considered reliable.  Unless otherwise stated herein, the author did not verify client-supplied 
information, which the author believed to be correct.  

10. nly as defined by CUSPAP and reporting of the general material 
finishing and conditions observed for the purposes of a standard appraisal inspection.  The inspection scope of 
work includes the identification of marketable characteristics/amenities offered for comparison and valuation 
purposes only.

11. The opinions of value and other conclusions contained herein assume satisfactory completion of any work 
remaining to be completed in a good and workmanlike manner.  Further inspection may be required to confirm 
completion of such work.  The author has not confirmed that all mandatory building inspections have been 
completed to date, nor has the availability/issuance of an occupancy permit been confirmed.  The author has 
not evaluated the quality of construction, workmanship or materials.  It should be clearly understood that this 
visual inspection does not imply compliance with any building code requirements as this is beyond the 
professional expertise of the author. 

12. The contents of this report are confidential and will not be disclosed by the author to any party except as 
provided for by the provisions of the CUSPAP and/or when properly entered into evidence of a duly qualified 
judicial or quasi-judicial body.  The author acknowledges that the information collected herein is personal and 
confidential and shall not use or disclose the contents of this report except as provided for in the provisions of 

ort, 
it shall maintain the confidentiality and privacy of any personal information contained herein and shall comply 
in all material respects with the contents of the author's privacy policy and in accordance with the PIPEDA.

13. The author has agreed to enter into the assignment as requested by the client named in this report for the 
use specified by the client, which is stated in this report.  The client has agreed that the performance of this 
report and the format are appropriate for the intended use.

14. This report, its content and all attachments/addendums and their content are the property of the author.  
The client, authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no permission is 
expressly or implicitly granted or deemed to be granted, to modify, alter, merge, publish (in whole or in part) 
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screen scrape, database scrape, exploit, reproduce, decompile, reassemble or participate in any other activity 
intended to separate, collect, store, reorganize, scan, copy, manipulate electronically, digitally, manually or by 
any other means whatsoever this appraisal report, addendum, all attachments and the data contained within 
for any commercial, or other, use. 

15. If transmitted electronically, this report will have been digitally signed and secured with personal passwords 
to lock the appraisal file.  Due to the possibility of digital modification, only originally signed reports and those 
reports sent directly by the author can be reasonably relied upon.

16. This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by AIC members 
in good standing.  Use by any other person is a violation of AIC copyright. 

17.Where the intended use of this report is for financing or mortgage lending or mortgage insurance, it is a 
condition of reliance on this report that the authorized user has or will conduct lending, underwriting and 
insurance underwriting and rigorous due diligence in accordance with the standards of a reasonable and prudent 
lender or insur
service his/her debt obligations on a timely basis, and to conduct loan underwriting or insuring due diligence 
similar to the standards set out by the Office of the Superintendent of Financial Institutions (OSFI), even when 
not otherwise required by law.  Liability is expressly denied to those that do not meet this condition.  Any reliance 
on this report without satisfaction of this condition is unreasonable.
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ADDENDUM C: TITLE DOCUMENT

ADDENDUM C

Title Document
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Tll l E SEARCH PRINT 

Fife Reference: A2111-5853 
Declared Va lue 4240000 

2022-01-04, 17:46:23 
Req:u,estor:. Cameron Kotula 

•tCURRENTINFORMATIO O LY-NO CANCELLED INFORMATION SHOWW* 

Land' Title District 
Land Title omce 

Title Number 
From Title Number 

Apptication Rece ived 

Application Entered' 

Reg:istered Owner i.n Fee S imple 
Reg istered Owner/Mailin_g Address: 

Taxation A uthority 

Description o f Land 

VANCOUVER 
VANCOUVER 

BW461246 
BN213863 

2004-10-06 

2004-10-27 

CITY OF VANCOUVER 
453 WEST12TH AVE UE 
VANCOUVER BC 
V5Y 1V4 

Vancouver, City of 

Parcel Identifier: 009-551-581 
legal Description: 

LOT 2 SOUTH 112 OF SECTION 35 TOWN OF hlASTfNIGS SUBURBAN LANDS PLAN 9744 

Legal Notations 
NOTICE OF INTEREST, BUILDERS LIEN ACT (S.3(2)), SEE BW510:904 
FILED 2004-1 1-05 

Charges, L:iens and Interests 
Nature: 
Registra.lion Number. 
Reg istration Date and Ttme: 
Ra;i istered Owner: 

Nature: 
Registration Number. 
Reg istra.lion Dale and Time: 
Reg.is.tered Owner. 

itle Number:BW4612:46 

EASEMENT AND INDEM ITY AG REEMENT 
261723M 
1957-12-0314:02 
ClTY OF VANCOUVER 

RIGHT OF WAY 
261724M 
1957-12-03 14:03 
CITY OF VANCOUVER 

N 11.E SEARC!,i PRINT 
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TITlE SEARCH PRINT 

Fife Reference~ A2111-5853 
Declared Va lue 4240000 

Nature: 
Registralion Number. 
Registration Dale and nme: 
Registered Owner: 

Nature: 
Registralion Number: 
Registralion Date and Time: 
Registered Owner: 

Remarks: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Nature: 
Registrnlion Number: 
Registration Date and Time: 
Registered Owner. 

Duplicate 11ndefeasib!e Title 

Tramsfers 

Pending Applications 

itle Number: BW4612:46 

2022-01--04, 17:46:23 

Req:uestor: Cameron Kotula 

EASEMENT AND INDEM ITY AGREEMENT 
265-868M 
·195-8--03-03 12:36 
C1TY OF VANCOUVER 

RIGHT OF WAY 
321681M 
1961--01-03 14:25 
BRITISH COLUMBIA HYDRO AND POWER Alm-lORI.TY 
BRITISH COLUMBIA ELEPHO E COMPANY 
INTER ALIA 
ASSIGNMENT OF RIGHT OF WAY 2829-56M 
RECEIVED 15f12/1'358 14~40 
MODIFIED BY BJ2~ 5628 
MODIFIED BY BR199875 
MODIFIED BY 8 B981018 
MODIFIED BY 8B1708809 

CLAIM OF BUILDERS LIE 
WX2169365 
2021--09-20 10:52 
COAST BUILDING SUPPLIES LTD. 

CLAI OF BUILDERS LIE 
WX2169433 
2'021--09-21 13:55 
RON'S INSULATION 2002 LID 

NOME OUTSTANDJ G 

NONE 

NONE 

N 11.E SEARCH PRIN'f Page2 2 
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ADDENDUM D: ZONING BYLAW

ADDENDUM D

Zoning Bylaw
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1-2 District Schedule. 

1 Intent 

L1 The intent oftrus Schedule is to permit indwtri.al and-other uses that are generally in-c_omp.atiole 
-with l'.eSidelltial land we but are beneficial in !bat they p-o,,;ide ,mcJus,1rial and sen.·fre 
employment opporttmrtiM or serve a useful or :neeessmy :function in the city: .It is not ,tbe iment, 
howeve,r, to peonit~ ffrat are potentially drulgerou,; ot euvirOllll!enial[y inoompattble when 
si:liuated near residenlial districl.'i_ 

L.: Within the False Creek Flats., bounde-d b_y Prioi- Street, Cladi:: Dtive, Ore.at Northern Way.an-d 
Main St,reet, 1-2 is to inchide two ~eas as: illnstr3ted in Figure l, solely far the pw:pose of 
e.stnbl.isbing pemiitled uses., ~.tbad:s. he~ ilGGf" ai-ea oo.d building width. and depth_ Sites 
with a ftantag on Prior Stree.t ,vest ofMrunn a,;e not :included as part of snli-area A Qr B _ 

Figrn:e t 

2 Outr:igbt Approval Uses 

:2.1 Snb:)ect to all othec proi.~ous of this By-law_ indurung the wdil:iooa1 regulations m section 
lO. 20 of-this By-Jaw, and r.o complia:ni::.e ~itb .section 2.:3 .md the: tegulatiou.s of this Sc;h-echile, 
the uses noted in sedion 2.2 sbilll be peunitted in this District and shall be lSSlled a pemiit. 

2.2 Uses 

1.2.A • Ac.resooiy Bwldiags custom.mly an.cill.11.J' m any of lhe llSes li:s;!ed in. this chedule, 
except that: 

City c,f V'an~ou:ver 
Zoni g_ and. Develcopn,ent By.I.aw ,. 
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an accessory building nm . .n not exceed. 4.6 m m beight, and mu.~ not exceed. 3 _ 111 

in height measured io the highest point of the roof if a fl1.1t roof., to thl:' deck :ti:oe of a 
mansard roof. or to the mean height level benveeu ihe ea,res m1d ridge of ,1. gable. 
hip, oc gambrel roof; 
-not applicable [Location] 

~ an accessory bnilding' s total floor area, measured to !he extren..>e outer limits of the 
building, mnst not e.xceed 10'¾ oftbe total aiea oflhe ,;,ice. 

• Acces--xiry Ur;es customarily ancillary to any a.f tohe u>s.es listed m this =tiO!'.I, but not 
including accei..oory retail m e in conjnnctio.11 with. wholesale u..es listed ill Section 2.2. W 
provided that. wiJe,,,,s pem:iitted as an outright approval use p11m.wtt to Secti.on 12 of this 
l!.Chedule, the total floor area of all acces.--imy t1.,es is not _greater than 33 ¼ pernent of the 
gross floor a£ea of the prin.cipal and accessory uses combin~ and pro.'ided that the floor 
area in accessory retail u,ie, except- tbt· accesso1y retail 11.se a.:::rociated v.1ith an A:itisi 
Studio, is separated by a wall from the floor area in otbei- uses which shall be inaocessible 
t.o the general public. 

2 ·1 .C [Cultural and Recreational] 

• Artist Studio - C1ass A. provided. that the 1.l'le 11mst. not be' combined v.ith a Tu!sidential 
Unit 

• Artist Studio - Class B 0 provi:ded that the building contains no dwellmg tis.,e otheir tmn a 
caretaker dwelling. 

• Artist St:udio - Class A, but only insub-a:reaAorB as 5howll m figure l _ 
• Arlist Stnruo-Cl::iss B. a nt only in sub-area A orB as showninFigw'e t . 
• Art, and Culmre Indoor Evenl 

2.2.M [Manufac.turing] 

• Bakery Products .Manufacturing. 
• Bartaies ·~.ufacturing. 
• ChemicaJ~ m Chemical .Prodt,c~ Mamrl'acturing - Class B. 
• Clothing M::umfucturi:ng.. 
• Dairy Products Manufacturing. 
• Ele<:otrical Products or Applian.ces Manufacturing.. 
• Fooo or Beverage Products MmmfaDtming - Clas£. B. 
• Furniture or Fi.>rnlires M:m11fudurine:. 
• lce Mam1factrumg. ~ 
• Infomi:ition Commnmc:i,fion Teclmology Mam1:fuctruing. 
• Jewellery M::rn.ufacturing. 
• Leather Products fanufactnring. 
• ~1achinery or Equipme11t Manufactunng. 
• Mera! Products fanufuc~ - Cla~'> B. 
• Miscellaneous Prooueu; Manirlactu:tlill! - Class B. 
• Motor Vehide Parts fanufictming. -
• Non-metallic Mmeral. Products Mamnact:uring - Class B . 
• Paper Products Mannfachlring. 
• Pfasli.c.Prodoct.ll Manufacturing. 
• Printing or Publishing. 
• Rlibber Prodm:ts ~Iamifa.~ 
• Shoe.s or Boots M=f:a.cturing. 
• Te-xiiiles or Knit Goods ~ fanufucturiug; 
• 'fobacco Products Manufadming. 
• Transportation. Equipn.ent Mmufuctm:i.ng. 
• Wood Prodoc :Maimfacturin_g - Class B. 

C'lt,v of Vaneouver 
Zotri;,,g and Deveja-p1nen.t By•!aw 
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1.2.R {Retail] 

• Gru;oli:neStalion - fuU Serve, but not Ia sub-area,AQ!:B as sho·wn in Figure L 

l .l.S [Service] 

• Animal Oli:nic_ 
• Catering Establi drnment 
• Laboratory 
• l.aundty 01· Cle-aoin~ Plant. 
• Mot\11 Vehide R.epait· Shop. 
• fotor Vehide \\lash.. 
• Photofinishing m Photography Laborntory. 
• Photofunsbing or Photography Studio. but only:m. soo-are.a A or B as s.bown· m Figure l 
• Pro,ioc,tion or Rf.hearsal Studio. 
• Repair Shop - Class. A. 
• &h:001- Vocational or Tra~-
• Sign .Paintfag &hop. 
• lw~kShop_ 

.2..2.. T [T.ransportatiOll. and Skirage] 

• Cold Sior.age:Pl.am.. 
• .Pin:Jza~ Plant. 
• Stm:a:ge \Va:reb:ouse-. 

1..1.U [Utility and Commw:iicatioo] 

• Publii: Utility. on. a cite not less tkw. 61.0 m rromanyRdismct. 
• fudtf;JCOll:lmWllC3ti.Cln Statio!L. 

1 .2-W [Wh1Jlesale] 

2.3 

_ 3J 

1 3 

1 .. 4 

• Who1e3aling- Class A.. 

Conditions of Use 

No i.= li;;ted w sect.w-n 1..2 of th$ Scliedwe l;ha:ll im..-olve the bulk slorngie, pending uitimate 
distrlbut.io11 ofr site Df ~-plosives. firewrub_ ·amomnitiou. matd.1es.. M" fl.!l'es: n .dioaru"'\,e 
material.: coal tar product~ c-r deri ·l!tives: or_ except for ·a. full. se11-e _gasoline -shltiOlll.. 
c:ampre.ssed.g.is Qt pe'!l:oleum. 

N~ use 1i.sred. w ;;ection _:~ of !Ills Schedule shall invalw the bulk Tit era~, :01her fuan_ whotlv 
11,,jm a oompletely enclosed builditrn .. 'Of 1m:tc: fertilizer;, toxic or c~e dremical,; or acick 
.flammable liquids- or solids; scr.ip m jtlilk:. rags or cotton ·waste; :fungicides_ herbicides Cit 
-pesl:icides· plllllt. 'alll1Sh.. oiI Lhellm:: pr turpentine; grnm haps= m:- sugar, fuh. iish pd o.r meal. 
ai:iimai -oil or fat. or _,-egetable oil 

Jo me listed in rectio11 L2 oftbis Scliechile. excep f"oi: ffll. animal clime or .laooralm), shall 
inmh•--:e the keeping offo.,e animal;;;, live poultry O£ other fowl 

No use listed in sed.ion 1.1 of tbis Schedu1e.,, except for a full 1ieive gasoline' station,_ shall 
-im,o]i;'e ~ s.tarage of good:, err materials other ihan wholly within a C'ompletely enclosed 
building. 

City of Van~u~e.i- 1•:Z 
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3 Conditional Appro¥al Uses 

J .1 Sutuec-t ie all other provisIDns of ·Uiis By-1::iw, indoomg the additiou:d regi:1fati001, :w section 
l0.20 of this :By-law. arui comp.lfance w:ith sect-100. 3 .3 and tbe }Jl·ovisfon!I and rel;uJar:i:oJ'& of this 
Sc:beduie. lhe Director of Pllimlin_g cor thf, De ~t "Permit .Boord mil}; ·approve an.)" of the 
mes listed m. s.ecn= 3 .2 of !hi,$ Sc.hedule_ with. ar without con-ditions. provided that the Dirador 
of Pl.mllmg or the De\:elopment Pennit.Board.fu-st tonsidet:s 

( a the intent of this Sdie.dule and l.fH awlicao1e. polil:ies and goidelilie.~. ado,pted by C-0uncil! 
and 

(_bJ the submission of any ndv~Oi)- ,grotip property-owner or tenant_ 

.3,2 Uses 

'1_A 

• 
Acce'!--iOf}' Buildings to any of the uses listed in lliis Schedule. except ;(JS pnnrided fm- in 
sectio:n. 2. 2.A of this -SC:hedule_ 
Acce=.ty Use"S to an: of the 1.1.'1ies listed in this Schedule. other than as provided forlll 
·se.d:ioul.1 .Aoftws Schfdme 

3 .2.AG [ AgriculluralJ 

• Urban"fanu-ClassB 

3-2.C [Clilturnl aml Rec:reahonal] 

• Jutist Stu.dio - Oass B. 
• OOlllltUJ:lty Cem:i-e or Neighbolu·hood House. 
• "Marina. 
• Park or Playground. 

3.2D Depor..itian •m- eidr.i:cticn of material. so .a.-uo alter the ooofigmatfon ~ the land. 

3 2D [Dweilin_g] 

• Dwellmg Unit for a caretaker or w.aiclmlau or other pe-1:;,on similarly empfoyed, .lf si.ich 
dwel.lfu.g llll1i is considered tD be &.-&entiru. to the ,operation oo" lhe b-usme, s or 
establi:/illllleflt rut no:tm stib-areaAor·B ~ wwn iaHgme L 
Resi ntial Uoit associated with and fomiing an inte,gr.il part of rui Artist Studio - Cblll"> 
R previded !tha! the change of use app1ies; tn floor area. ~ling as ofFebnw)" 16. 1013 
and adJitioos are limited to a maJcinnun .of 10 peictent ofthe existin,g l:loot area. but not in 
lil1b--areaAoi:Ba~showninFigure1 . - -

3 .2.I [ImtitutionaJJ 

• _>\mbclanoe· Station. 
• Child llii Care-Facility.. 
• Publ:icAuthomyUse. 
• Social Sei.vice _ e:nb"e. 

3.2:M [1,,trumfa-t:turing] 

• Brewing or Distilling_ 
• Chenuc.als or Chemic-al. Products.Manufuc-tunng,- ClassA 
• G-ea:tive Prni:iuc:rn Mam1facttumg, but aoly in sub-'3I'ea B a<>- f.hown in F.igme L 
• Fooo or Beverage Prodncts }.,fan.ufactnriiig - Clasr,A. 
• Linoleum or Cooted Fa.bJ:iacs. M..wufucturing. 

C•it.y of \fanccou~e, 
Z.o.n:mg and Developrn.,nt By•J.aw 
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• }/.hKell.:me,01.1s Produds Manumcturm,g - Class A .... 
• Nou-mct:.illic Mineral :Products !\.fam1:ra.c'lllll1ll. - Cl="~ 
• Paptt ri,fanufu~nlring. ~ 
• :Rubbei:-Mamnachlri:og. 
• Vegetable Oil Manufa~tming. 

3. 1,Q [Offic.oe] 

• Genernl Ofiic:e_ lli.cludmg Digital Entertalmnent ruid fufonrurtion C'-0!lll!llllllc..1tmn 
"Tuclinology~ bl!Jt not mehidwg the offfres of acconntafit5_ lawyeIB and, noiaij- publics:, noJr 
the office;; ofre.11 estate, adverti.-smg. m:.c-u,ance, b-ai.-e] and.:iicl:et: agenaes_ 

3 .2.P [Parlri:ng] 

3.1.R [Retail] 

• Farmers' }.'fad:et_ Coolpatcibillty 'l!i'llli ne,'.llby sites, -parking. i:rmik . noise. 001 of 
operafion, -size of facility, pedesufan. !ll!llenitx. 

• J'w:nitw:e or Appliaace tore.. 
• fr..ls;,line S1ation- Split futand. 
• Public Bike Shar.e. 
• Retail Store. but limned lo; 

■ Reta:iI S,t'Ofe for the rentm!! of =handise ID whi.c:h th: eKe~ re ra.c of at least 50'\a 
of~ £Lorn: ac-ea is f01: the 'stOl<l:::..-e ofm,<eutory; • 

■ l.iiruted Sen1Je,e fopd Establishment. winch means inc rn.e of pre!ll1Se~ f~ir the 
prittwy p111p:o~ Qf selling; Dr .sethng ahd ileIVing, ;prepai:e<l food ,~ the pw.tk during 
all . .ho~ of QPt:mtion, ~ thl! premise!! include nat: mdre lli:m. l6fudo • or outdoor 
s.eats fot cus~ conmunmg food purd1ao;.e-d oo. the: premJSes, !mt \'\iU:ere qi;s;tomef.s 
may ako purcha.se food for tal-e-oul and where 1h e entemwlment is not m,ml:able. 

• com;enienc.e µt01-e, m . t:ffllJruK:fioo. ,'i'.Ith -~ Gas.oUne 'Sfa.fion -:Full Salie-D'r Gasoline 
S\atrnn - Sp1i Toland. 

■ AcceS'l:O!}' Retail ' se. 
• 'Vehic]e Dealer .. 1mt not in sub-are3 A as sbown 1n Figure l. 

J.2 [ ervice] 

• A1U:t100.Hall 
• Funeral Heme. 
• I.auudromat rn:ThyClieaning Establishment 
• Photafinis~or Ph.otogµrp b.y Studio_ 
• Prim:Shop. 
• .Reprur Shop - diiss B . 
• Re--~urnnt - Class L 

1.2,T [Irnllil:portation. ru:id Storage] 

• J\u a :aft Landing Plm::e. 
• :Bulk Data St.orage-_ 
• 13oommg Ground_ 
• Marine 'Iemnnal Of Berth. 
• 1\,Wli..sto,rag-€ V. arehou.re_ but ntlt in .rah-area A ot :B ru. shown.m Figure 1· 
• Railway Statron or Rail Yard. 
• Stora,ge Yard_ 
• Taxicab or Limou-sine , tatiou. 

City of \/'a1tl'O<l'Wef 
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1-2 

• Truck Ternillllll or Co1u:ier Depot. 
• Weigbin,g or Inspection ration.. 
• Worla Yard. 

3.2.U [Utility and Comm.urucation] 

• .Public Utility other than as: pro.rided for in section 1.L • ofthii; S.chedn.le. 
• R.&:ycling Depot 
• Waste Dispos.al. Facil!ity. but limited to the transfer. smting_ oc :recychng of Rfuse or 

gai-bage. 

3.2.W [Wholesale] 

3.2.Z 

• C!ll"dlock Fm:!I Station.. 
• JUlikYardorShop-erisling a:sofNovember-16, 1996. 
• Lumber and Building_M.aterials Establishment_ 
• v,Jholes.aling - Class B. 

• .Any oth~ use which is .not pecifkally listed and defined as a use in 5'edion. :::! of this By 
law bu!. which the Directar of Planmng considers comparable in nature to the uses h::;ted 
m t;his Schedule_ having regard to the intent of t:hi.s District Schedule_ 

• A use whicli i.s listed .in section 2 of this Schedule but does 110! comply with the 
condition,;. of use iiueaion _,3 _ 

3.3 Conddfons of Use 

3 .. ll Uset, listed Ill section 3.2 of this Schednle. except for approved Transporl:Irio:n and Storage 
Use.s,, mu~ not involve the bulk stornge0 peudwg ultimate disiributio:n off site·T of exp.losi\ees, 
.firewod::s, ammurution, ruat.ches or .flares, radioactive material· coal tar products or derivative~; 
01·, except for a split island gaool:ine ~tab.on. compressed gas arpett:oiemn.. 

J-32 No use listed m 'l'ectiou 3.1 of tbis Schedule shall involve the bul1: storage .. oilier: than wholl]j· 
v."ithm a: ·cooipleteiy enclosed bu.ii.drag o.r suitably contained. for distribution off-site, of lime; 
futilizer; trncic or corrosive chemicals a:r acids; fummable liquids or solids; rag~ or c.ollon 
~ie; fungicides herbicide:; or pest.ic.ide:s~ paint., vru.1lllil, oil shellac or tlll]Jentine; grain. hops-. 
or s-i:ignc; .fir;h. fish oil or weal animal otl or fat. on;,egeta!Jie oil 

33.3 No t..e fated in secfioo. 3.1 of this &hednl.e. e.-.:ceptfor a .retail !rto!:e. s.hati im'Olve the .keeping 
oflive 11Ilim1l.s. 

3.3.4 No ·u.~ listed m sect.ion 3 . .1 of tllli Schedule .shall mYoh,e the stora2e of goods or materirus 
other ·lh:m. wholly within a completely enclosed building unless the ~d or portion. of the :; ard 
containing the _goad~ or mataials is endooed by a suitable fen.c.e or v,mll restricting public 
access. 

335 Except for entranres_ Bulk Data Storage use s.h:a11 not be pe.mlitted at the groW1dfioor. 

4 Regulations 

All use, apprm.e<l under s-ectia1J£ 2 and 3 of this District Schedule sbalt be subject to the 
following regru.ations. 

4.1 Site Area - Not App!!cable .. 

4.2 Frontage -- Not .Applicable. 

C'lt,v of Vaneouver 
Zotri;,,g and Deveja-p1nent B:y•.l.aw G 
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t-2 

4.3 Hejgl\t 

4.3. l The maximum he.igbl: of a building shall be 18.3 ru;, and inc sub-are.as A. and B. except for 
buildings existing as of October 31, 2017: 

(a iJheiloorto floorheighi oftb.e first fioorofa building rmi.st-me&nre a mint,m,.m of 6.0 m, 
and 

(bJ ihe floor to floor height of any floor above the fust floor of a building must mea:r,un! a 
mloimum of 4.0 m 

4.3.2 Jo. all are.ai. of the I-2 Dimict except sub--are\ll B , tibe Director afPlanwng or the De.velopw.ent 
Permit .Boatd, -as Ille case.maybe. maypermit an increase ID me maximum height of a building 
to a height not exceeding 300 m with ~espect. to any cfarefopruent provided fuat consideration 
is given to: 

(a) 

(b) 
{c) 

tlie in1ent of tms Schedule, all applicable policies and ~de,lines adopted by Council: rui<l 
the relationship of &e development. with nearby residential di.,;;t.riots; 
the :submission of any -advi,:;m:y group, preperty owner or te4la!lt; and 
fhe effect of building height, bulk and ~iting on daylight acecess and mnal plivacy of 
de· el.opmrots in nearby residential districts. Daylight access can be adequately 
maintained if there is no ,;rhadow impact at 10 a.m. noon and 2 p.m. on September 11 and 
Minch 21. ~=ilprivac.y ca:a be achieved by separating buildin_g.fae~des by-4.-1.m. 

4-3J Jo. sub-area B, the Director 0-f .Pfanlling Clf" !be Development Permit B001·d, as the case may be, 
may n--ith respect t.o any development pennit an additional. increase in the maxinnun height of a 
building to a height not exceeding 36:5 m provided that consideration is given to the intent of 
th.is Sch.ednle. all applicable policies and guidelines adopted by Council and: 

(a 

(b) 

(c 

(cf) 
(e) 

the provision of ~ mi ui runm floor space ratio of 1.0 combined for any = list.ed in sub-­
section. 4.. . I (e-) (i}, (.ii} (iii) and (iv); 
fhe height lm1k, ma&sing, location. and o, ·erall design o.f the building and its effec.t on. fhe 
·~ • te, ma-oWJ.di.ng buildmgs and streets.; 
fue pr01.ri.ii.on of public open spare~ landscape .. and the effects of oT;,erall design. 011 the 
general ameruty of fue area; 
the effe.d of the development on traffic .in. the area; and 
ihe provision. :for _pedestrian nee&. 

--B .4 :De:;pire sections 4.3 .1 and 4"3 .2, for sloping sites in sub-.. area A with a prope1ty line adjacent to 
Clark Drive, the Du-ector of Planning may pemlit an. increase in height of up to, 4.0 ru for 
portions of the building, pro.-ided the Director of Planning .fin.1 coos:idet"!, the intent of this 
Schedule and all applicabie.p-olicies and guidelin.e,; adopted by Council. 

4.4 Front Ya rd and Setbaci\. 

4.4. ! No froot yll!d shalJ be required. 

-4.4_ ~-pi:te section 4.4.1 in. 5'1.ib--area .B the front yard and front :setback shall be a& follows ruid as 
illustrated m Figure 2: 

(a Forpomom; ofbuil.dings within 2.0 m above the officially eEtablished bu:il~ grades at 
the fro11t property 1.iue: 
1. subject to d:mse (ii) and (iii)T the depth of the yard ~hall be 0.5 m, and 
ii. abo1,--e -a height of 18 J m. m.easured .from -a plane fonned by the .lines extending 

horizontally back .from the properly line at grade, the. minimum depth o.f fhe front 

C'lty of V-..neouver 
Zotii1'g and Deveja-p1nen.t By•!aw ,. l-:Z 
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(b 

3eiback .r;hall be a m, vm1nm of) _ .m e.x.cept J:ba.t ,open !>Jof ~b my llllI1lOc mto 
the setback: .md 

fu. :ibove -a hei.ght of 30.5 m me:mU'ed from ~ p1ane foml!cd by the lmes extending 
horiz.rntilly back from the pr~ line ~t ,gi:ade thi: 1ninimuro depth. of the :from 
setback shall be a miJJtmnm of 6.1 m except that opeir roof ded!; m.'ly:inlnl-'Je mto 
the setoodc; am! 

de,spite &'libs.ectioo. (a), fhe, mirumnm froo:l setback., mea;;;nredftom. file front J)l"operty line, 
of m1ypark:ing area :lbaUbe J_2m 

' :4---------t " ul,-,. 

, , 
~ i • 
o 1+-- ',rn, 
"' I 

' I 
0.ff•!l 1 '-l!ll •L 

0,6m 

J ____ ;; _,,_ri 

4 _43 Despite section 4.-l.2, the fuedornf Pl:uming maypemm a reduced frout yard 01 ftont setback 
for po1tions oithe b uilding, provided the Director of Planrung fu-.rr ronsioos me wteut of :futs 
Schedule ruid 'llll appucable po!iaesc and gniclelines adQp ed by Council. 

-4.B Side Yards and .Setb1Jck 

-L ~o side j,-ru.•d mall be requrred. eJ.Ccept that where the acite adjolm, without thE i.nterveil.tion of a 
1,an,e_ -a -.:1t:e ioeate,d in. an R di:rtnct, in which care the following side yard requb-emeois apply~ 

(a 

{h) 

where the adj oirung site .is in an Rlo,! -clis.tritt, a :side ya~d wifu ~-mlliflnnm width of l .5 ru 
Jlllllll reproi.'ideda(!ioining lhe RM di:micl" 
fil all 0-iber ca;;es a side yll'.fd with 11 mimrtmrn width of0.9 m .i.hall he pro aided. except in 
~ ca~ cl: a oomer site in whicli ca;;e an.eneiwt side :,i;ard 11eed =t be pi.'oi.rided 

City of ll'a1t= u"11et l ·Z 
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45.1 1.Vhere. a side yard is pro\idecl although. noueqwred. fue llllWlllll-Ill pt'm-u1ons of semon 4-.5 _l 
.shall -apply_ 

+53 De~pite sectiO!lll -l5. 1 and -1'5.2_ .in rub-area. B the side _y.mis. =cl "Side. se.lbaclc -shall be- at: 

follows and as i!Iusirnted in Fi211re. 3: 

!I 

(b) 

c} 

d) 

a .side. yard with .;, minimum depth of _6 meti-es shall be pro.,;ded· 
wheni any ponion. of 11 building is greate:r than 18 .3 min height, a ;,ide 3etba..::k: with. a 
miatmnrn depth ofl0.7 m a:hall bep-rovi~ 
"ll.>here ·any pottion .of a bruld:ing, is greater than 30.S m. in hfight, 11 side etback with a 
mi ai nmm dqlth of 1 :L m mall be pro-..ide<l.; antl 
on a comer-site. the- exterior side yard and si& :;:e,tback requirements- shall be the. $ :illle a;; 

the front yard and:frout sethad: requirement;, iinectioo..:l--4.2-and 4A.3_ 

Figw-e-3 

r:ondt ,, , '"'"'=''' 
---7 

I -
------➔ 

L. - 1 
I 

E I 
~ I 

1 ____ I0_7_n_, - ~ 

I 

4.55 Despite sect:i.on 4.5.3. in sub-..1n?a -B, the D.irect,ac af Plamii.ng may pemi:ir a redueed side :yard or 
side .::etback.. pro.,ded fM\ the Di..-ec.tac of .Plrummg fust con..rid.et:ii the emting: ·~treet ne'twmk. 
loailiug and vemcuJar acce-ss-, and the pro rision of open spaoe 

-4.o Rear Yard ;md .Se,tbac 

4-.6.1 A rel\! yard ,-..rith a minimum depth of .:U w sbaU be pro\'lded. excep-t that wl.iei:e the r-ear of the 
.site abuts a 1:ine, this required min:i:Jmlill. dep.th ~ball be det-:reared by the lane width. between the 
real' property lfue and ilie ultimate c:entr.e l..iru:- of die lam.-_ 

4 .62 The Diree.tor of Plaimmg may wai1.'e the iaJlli:!:emeut to prorJide a t'ca:r yai;d where the D.u-edo:r 
of"Plannmg IS -sansfie4 tha:t me site iii 1ocmed within an are~-where reara.c.cer.s to lhe ~ te and 
-adjaceut sites :is I1Ci likely -to be ~d and that -t.e i"'> ~lffidenUy lal.'ge fo pro,r:ide- adequate 
apeti-space.. 

-City ofll'an~u-~er 
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4-.7 Floor Area and Density 

4. :J. The floor 'S_Pace ratio <shall n,ot exceed 3.0, ll1lhjec to the follo,wing: 

(a) 

C 

(d) 

(e) 

(1 

(g) 

(b) 
(i) 

the ruax.inmm floor SJ}ace rnfio shall be 3.0 for Manufacturing Usies. Tram-portc3tion and 
Storage Uses. Utility and Colllmllllication. U,res, Wholesale Uses, and the following 
Service Uses: Laoorato1y, Laundly -or Cleaning Plant; Prodtittion 0-1 Reheacsal Stndio-· 
Repair Shop - Class.-\; Won: Shop; and, in sub-area A and B, Art.i.ct Studio Class B. 
the max:inruru :floor space Il!tio shall be 1.0 for each of the following Service Uses: 
Catering Eslablishment; Motor Vebide Repair- Shop; Photofinimling or Photography 
Labomtoiy, and Sign Painting Shop; and. iii sub-area. B . for C1:eat:i.ve Products 
.l\ifanufacnlring; 
fht> maximum floor space ratio shall be I.O for all oilier nses oombined; 
tht> floor area in Re.ail. Uses. including acceo» ory i:etai1 but .n1.Jt ind u.ding vehicle Tual.e.r:, 
shall not =ceed i 000 m', except that in sub-are.as A and B, the 11.oar area for .acress017 
retail shall not exceed 500 :m2; 
for Vehicle Dealer in sub-area B, the nwwmun ilo-0r sp.a.ce ratio shall "be LO, ">ubject t-0 
the provision of111 mw,unwi floor space ratio of 2.0 of uses li.!!ted in. sub-section 4.7. l(a) 
which Jlll.JSt include a mi.nimrnn floor .space ratio of LO for any of the following. uses 
corobint>d: 
(i) Cultw:al and R.ecreatio.naL limited to Arf.i...'<f Studio - Oass B: 
{ii) Manufacturing, limited to .Bal."fl)' Products Manufactusing, Btewing or Dislilling 

Cbemic.als or Chemical Products Mannfacturing - Class B0 Clothing 
Manufa.cturing, Dairy Pr,oducts Maimfactwing, Food oc Bevernge Products 
M.·umfacti.uing - Class B Fnrruture or Fikiures . },,f.annfactruing,_ Jewellery 
h{.·umfacturin:g Leather Products Mam.tfucturing. !\fetal. Products Manufactnri.ng -
Class A or B , Mif;;celfaneons Products .Mam:dadt~ - Clas-;; A. 7'.facel.laneous 
Products Manufacturing - Class B, on-m.etailic Mineral Products Manufacturing -
Class B, Paper Pro-du.cts. Manufactming, Printing or Pubfu.hing. Plas!ic Pr:oducts 
M.-mufacnuing, Rubber Products. Mannfactur.ing, Shoe's or Boots Manufaciuring, 
Textiles or Knil Goods Mam1facturin.g, and \Vood Products Manufacturing - Class 
B; 

{iii) Service,, limited to Catering "Establisl:une.oI, Motor Vehic.le Repair bop, 1'rim Shop, 
:Repair .Shop - Qass A., Repair Shop, - Class B , and Sign Painting Shop; or 

{iv) Accessory Uses customarily ancillary to any use peanitted in this section. 
the fiooc area in General Office usie ~all not exceed the greater of 23c5 ~ or 3-3 !;_. 
percent of the- total gross :tloor-at'ea of all ptincjpal and accessotyuses combined; 
fut> .floor area m convenience '>lore in coojuuct:ion with a Gasoline Station - Full Setve or 
Gasoline Station - Split ll;J.nnd use must not exceed 200 m2 per si:te; 
tht> floor area in Re~want - Cl..iss 1 use must not ex.ceed 300 nr: and 
the floor area fora lollllge use accessory to a Brev.,-:ing or Distilling use shall .not e&ceed: 
(i) 80 nr foe- any portion oflhe lounge use loc-ated 't!.!ithin the principal lmildmg and 
{i£) s·o m' for any portion of"the lounge use loc:.ated omside fJhe principal bm]ding. 

4.7.1 In sub-aicea B , the Director of Planning or the Development Pennit Board, as the ca~ may be .. 
may permit an. increase .in the maximum. .floor space rario m 4.0 with re-pect to any 
development., vd:iich may include up to 3.0 of Cceative Pmducts ianufactaring 1.15e_ pmvided 
that ronsiderati.on ii, given to ihe intent of tws Scb.edul.e, al.I applicable policies -and guidelines 
adopted by Council, :md: 

(aJ 

(b) 

fue provision.of~ rrnmnmm floor .spaceimio of 1.0 combined.for any uses .listed in slib­
'rection4c7_l (e}(i),(i.t , (iii) and(iv); 
the height, bulk,. ma.'>Sing, loc.at:ion and o\i-erall design of the building and its effect o.n the 
rite. s.ummndingbuildmgs and skeets; 

City of Vaneouver l":Z 
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(c) ihe provifilon of publ!c open space, 1andscape. and the eff.ee1s of o T.'efall design. 011 ~ 
general amenity of the acea; 

t d) tne effect of thf development on Ira.ilk iii the ai:e,a; and 
( e) fue pro,;is-ion foe pwes.trian need.. 

4.7 3 The following shall be inclnded in the computation offloorsparer.rtro: 

(a illl flocr;; of all building- indnding acces-rocy buildings both above and below gronnd 
level to be measured to the extreme ootec limits of the building. 

4. 7.4- The forlowing sh.all be excluded in fhe compntatioo of floor 3Pace ratio: 

(a) 

(b) 

(c) 

(d) 

(e) 

balconies and deck; and any otht¥appnttenan.ces whi~ .in the op.inion of the Directm- of 
Plaruimg a1e ,--imilar to lhe foregoing, pro,ided that the total area of !hese exclusions 
does not exceed L % of the floor area being prm,j;ded; 
patios and roof decks-, pro\!ided that the Director of.Pki.mli.ng fust e'°nsi:clef's the effect on 
prilt11cy and overioo1.; 
whef-e .floor~ are used for off-m eet pm::ing and loading the takw_g oo or ,discharging of 
pa=gera bicycle storage, h.eating and mechamcal equipmen( or m es which .in the 
opinion of the Director of".Planning -are 1si.m:il.ar to the foregolllg, ihose floors or porti.om 
ihereo.f ro l1.sed. ·which: 
{i) are at Of' below the base S1Jtface~ provided lhat the maxiurum exclusion for a 

parlang ,-pace shall not exceed 7.3 in in Iength; oc 
{ill are -aoove the base SU1-face and where developed as off~~ttreet parking ai-e located in 

an aacesso1y building ,r;·ituated in the rear yard., -i,:iro,,ided that the maximum 
ex:dm-ioa for a parl::in,g ..spare shall not ex:ceed • .3 min. l.engf~ 

•;tornge space associated with an Artis!- Studio - Class B where the space is pmvi.ded 
below lhe base surlace and !>ul:6ect ts0 a maxi.mwn exdu'l:Wn of 20 n foe eacb Aitii.t 
Studio - Class B; and 
amenity are.as. for the social. and :recreational enjoyment of r:e\\idents and employees, or 
providillg a .senace to the public, mcloo.±ng facilities for general lline-~ _genernl 
.recreation ;JUG child day care pro,ooed that 
(i) the total. area being. ex.ducted sruill. nof ex:ceed the lesser of 20 pet"Ce:nt of the 

permitted floor spare or IOO m'; and 
{iiJ in the. case of a child day CIU'e oet1t1e, the Director of P~ 011 the ad\,ice of the 

Director of Social Plmming. is satimed that there is a need for a day care f.ncili.ty .in 
the building or in the =cfuite neighbourhood. 

4 .7.5 The .Director of Planning may vaiy the pro risi.ons of s:e.ction 4.7. l (f) for General Office u.s.es 
limited to manufacturer' s agent or .import broke4: or ~ ar l'ISe'l, subject to the maximum flooc 
spacepw .. isi= of sectioa4X 1(c) and provided that lheDirector of Planning fust coo..<:i.ders~ 

(a) the ime:nt of this Scbedule and all applic:.abJe policies and guide.lines adopte,d by Council; 
aud 

(b) the ei..·t.eni to which buil.ding de.sign confo1ms fo, industl'iru stan<lards for wholesale use.s, 
111duding bnt: 11ot limited to. considetatioo fm loading bays, large trnc.k access, frei~t 
elevatoa, ceiling heights, corridor and door widths, and load oem.irrgS111.i"aces.. 

4.8 Site Coverage - Not Appl'icable. 

4.9 [Deteted - s·ee Park.ing By-law.] 

4:10 Horizontal Angre of !)aylight - Not Applicab!lec. 

4.1 11 Vertical Annie of Daylight - Not Applicabte. 

City .of Vaneouver 
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4.12 to Reserved 
4.15 

4.16 Burl'ding. Depth and Building Width 

4.16. I In sub-area B, the- building depth mnst not exceed 6 l -m_ measured in a s!Taight line parallel to 
1he side propetty tine from the fmnt exteriaf wall to rear ~terior wall al, street _grade. 

4.16.2 In sub-.u--ea B, the building- width mu:~t not exceed 61 .m.. measure.J in a strni...,eht line. -pamllel lo 
the from propeny line, from fhe ~'O ride exterior walls at grade. 

4.16.3 Notwitbswtding ttd:i:ons 4.16.1 and 4 .16.2., eav,es and gutters or other projeclious. -which in the 
opID.lon of the Director cf Plaorung, ai:e suuil.ar. may project into the m.ininmm side yard to a 
ma..·wnum of LO m measuredhorizomally 

4.16.4 Despite sections. 4.16.1 and 4.162, v.iiere .a functional or h.mlship need i;; demonstrated, the 
Dired .or of Planning may pennit an inareased building depth or width i.f consideration is gi.1.-en 
to: 

(a) the existwg street neh\'01:k, loading and vehicular access; 
(b) the provision of a -..isrnilly interesting building mamng; and 
(c:) fhE mfenfoftms di...~trict schedule mid-all appl.icable policie...and.guidelin5. 

City .of Vaneouver 
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ADDENDUM E: RENT ROLL

ADDENDUM E

Rent Roll
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~ ~ ~ ~ ~ 
~,. .. , 1.1.,u• . ., ·~- ~ .. " . . . j,;:;j,,l'j ... 

~ - - .. 
2772 E Broadway Westcoast Child Care 5,B35 8 20 May 1, 2021 -Apr. 30, 2026 s.17(1) Gross No Yes Tenant signed an SLA for 

Resource Centre May 1, 2026 • Apr. 30, 2031 Gross maintenance. 
May 1, 2031 • Apr. 30, 2036 

May 1, 2036 • Apr. 30, 2041 

2780 E. Broadwav Child, Youth and FamiJv 13,299 35 20 M ay 1, 2021 • Apr. 30, 2026 Gross No No 

Innovation Centre Co- May 1, 2026 • Apr. 30, 2036 Gross 
operative May 1, 2036 • Apr. 30, 2041 

10,379 May 1, 2021 • Apr. 30, 2026 Gross 
May 1, 2026 • Apr. 30, 2036 Gross 
May 1, 2036 • Apr. 30, 2041 

2780 E. Broadway Ministry of Citizens' Services 9,477 35 20 May 1, 2021 • Apr. 30, 2026 Gross Two 5 year options No 
May 1, 2026 • Apr. 30, 2031 Gross 
May 1, 2031 • Apr. 30, 2036 

May 1, 2036 • Apr. 30, 2041 

2605 Kaslo Street Vacant 6,562 Under renovation 

2625 Kaslo Street Satellite Video Exchange 7,094 6 5 Oct 1, 2019 • Sept. 30, 2024 Gross Parking silent in l ease but 
Society No No Tenant uses 6 slots. Area based 

on current lease. 

2629 Kaslo Street Waterman's Marketjng Inc. 3,875 4 s Nov 1, 2020 • Oct. 31, 2022 Gross No Yes Termination upon twelve 
months notice for demolition 
and redevelopment 

Nov 1, 2022 • Oct. 31, 2025 Gross 

2631 Kaslo Street Brilliant cabinets l td. 10,450 10 10 Oct 1, 2018 • Sept. 30, 2023 Gross 1 Condit.Ona! Option to Renew 
Yes No for 5 Years, provided with 1st 

month rent free. 

2633 Kaslo Street Vacant 18,435 Under renovation 

2635 Kaslo Street cny of Vancouver Archives 14,906 3 3 Oec 1, 2021 • Nov 30, 2022 Gross Yes No lease rates currently being 
Dec 1, 2022 • Nov 30, 2023 Gross approved. Internal party. 
Dec 1, 2023 • Nov 30, 2024 Gross 
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THIS AGREEMENT fs made as of the 3ra day of July1 2019 

BETWEEN: 

AND: 

CITY OF VANCOUVER, a municipal corporation with offices ) 
at 453 West 12th Avenue, in the City of Vancouver~ in the 
Province of British Columbia VSY 1 V4 

; 

(the "Landlord"} 

SOUTH VAN BOTTLE DEPOT (ZIM'S) LTD. 
2605 Kaslo Street, in the City of Vancouver, in the 
Province of British Columbia V5M 3G9 

(the 'Tenant") 

Premises: 

2605 Kasto St, Vancouver, BC 

Term: 

One (1) year 

Rent: 

s fi'( 

May ◄, 1999/Standard Lease/SOUTH VAN BOTTLE DEPOT· 2019 

& 
INITIALS 
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ARTICLE 1 

Term 
Earty Termination - INTENTIONALLY DaETED 
Rent 
Payments Generally 
Utilities 
Use of Premises 
Interest on Arr:ears 
Security Deposit 
Taxes 
Property Taxes 
Rent Review - INTENTIONALLY DELETED 
Goods and Services Tax 
Naming Rights 
Excess Rent 

ARTICLE 2 

No Damage 
Snow off Sidewalks 
Renovations 
Maintenance a Repairs 
liens and Encumbrances 

ARTICLE 3 

Limitation of Liability 
Exclusion of liability 
Indemnification 

ARTJCLE 4 

Definitions .. Environmental Clauses 
Suitability of the Premises 
Tenant's Inspection of the Premises 
Release and lndemnificatf on 
Removal of Hazardous Substances 
Breach of laws Relating to Hazardous Substances 
Enquiries Pertaining to 'Hazardous Substances 
Landlord's Inspection of Goods 
Ownership Remains with Tenant 
Environmental Covenants Survive Termination 

May 4, 1999/Standard lease/SOUTH VAN BOTTLE DEPOT· 2019 

Section 

1.1 
1,2 
1.3 

I 1.4 
1.5 
1.6 
1.7 
1.8 
1.9 

1.10 
1 .11 
1.12 
1.13 
1.14 

2.1 
2.2 
2.3 
2.4 
2.5 

3.1 
3.2 
J.3 

4.1 
4.2 
4.3 
4.4 
4.5 
4.6 
4.7 
4.8 
4.9 

4.10 
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ARTICLES 

Tenant's Insurance 
General Requirements of Insurance 
Evidence of Insurance 

ARTICLE 6 

Termination upon Destruction 
Repair of Minor Damage 
Abatement of Rent 

ARTICLE 7 

Assignment 
Subleasing 
Assignment of Sublease· Rent 
Mortgage of lease 

ARTICLE 8 

Bankruptcy 

ARTICLE9 

Statutes and By-laws 
Quiet Enjoyment 
Performance of Obligations 
Ho Registration of Lease 

ARTICLE 10 

Breach of Covenants 
Distraint 
Right to Re-let 
Forfeiture 
Remedies Generally 
Expenses . 
Landlord May Remedy Tenant's Default 
Security Agreement 

ARTICLE 11 

Vacant Po~ession 
Trade Fixtures 
Overholding 

ARTICLE 12 

For showings/Inspections 

May 4, 1999/Standard Lease/SOUTH VAN BOTTLE DEPOT - 2019 

5.1 
5.2 
5.3 

6.1 
6.2 
6.3 

7.1 
7.2 
7.3 
7.4 

8.1 

9.1 
9.2 
9.3 
9.4 

10.1 
10.2 
10.3 
10.4 
10.5 
10,6 
10.7 
10.8 

11.1 
11.2 
11.3 

12.1 

. Efli] 
INITIALS 
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Landlord's Access to Records 
11For Lease/Sale" Signs 
Emergency Access 

ARTICLE 13 - INTENTIONALLY DELETED 

Option to Renew - INTENTIONALLY DELETED 

ARTICLE 14 

Landlord Release 
Tenant's Covenant 
Status Statement 

ARTICLE 15 

Delivery of Notices 
Administration of Lease 
Covenants Survive Termination 
Ti me fs of the Essence 
Captions and Headings 
Interpretation 
Joint and Several 
Waiver 
Entire Agreement 
Governing Law 
Severability 
Relationship between Landlord and Tenant 
Force Majeure 

SCHEDULES 

Schedule "A" 
Schedule "B" 
Schedule "C" 

Plan of Premises 
Certificate of Insurance 
Service Level Agreement 

May 4, 1999/Standard Lease/SOUTH VAN BOTTLE DEPOT- 2019 

12.2 
12.3 
12.4 

13.1 

14.1 
14.2 
14.3 

15.1 
15.2 
15.3 
15.4 
15.5 
15.6 
15.7 
15.8 
15.9 

15.10 
15.11 
15.12 
15.13 

• INITIALS 



A. The Landlord f s the owner of all and singular those lands and premises situate in the 
City of Vancouver, fn the Province of British Columbia, having a civic address a1s 2605 Kaslo 
Street, Vancouver, and legally described as: 

Parcel Identifier Number 009·551·581 
Lot 2, South Yi of Section 35, THSL Plan 9744 

Which lands and prem·tses are hereinafter called the "Building"; 

B. The Tenant h-as requested that the Landlord lease the portfon of the Building as set 
out on Schedule "A" attached hereto (the 0Premfses") to the Tenant as hereinaf1ter provided;· 
and 

C . .,t.LIJJ The Lan ord's General Manager, Real Estate and Fadl!ties Management, on the 
~ day of_.....~---' 2019, authorized the lease of the Premises to the Tenant upon 
the terms and con tions hereinafter set out. 

NOW THEREFORE tn consideration of the rents, covenants and agreements hereinafter 
reserved and contained on the part of the Tenant to be paid, observed and pe1rformed, the 
Landlord by these presents does demise and lease the Premises unto the Tenant and the 
Tenant does hereby take and rent the Premises upon and subject to the conditions set out 
hereunder; 

ARTICLE 1 

Section 1.1 Term 

In consideration of the rents, covenants and conditions herein on the part of the 
Tenant to be performed and observed, the Landlord hereby leases the Premises to the Tenant 
to have and to hold the same for and during the term of one (1) year commencing on the 1st 

day of September, 2019 and expiring at 11 :59 p.m. on the 31st day of August, 2020 (the 
'Term") .. 

Section 1. 2 Early Termination - INTENTIONALLY DELETED 

Section 1.3 Rent 

Yielding and paying therefor in advance during the Term, monthly rent (the "Rent") in 
the sum of $. • 7( 11 commencing on the 1st day of September, 2019 and payabl1? on the first 
day of ea.ch and every next succeeding 11 months to and including the 1st da1y of August, 
2020. The Rent together with any additional rent payable by the Tenant is mferred to as 
"rent" in thls lease. 

Section 1.4 Payments Generally 

All payments by the Tenant to the Landlord of whatsoever nature required or 
contemplated by thi's lease shall be.~ 

(a) paid to the Landlord by the Tenant in lawful currency of Canada; 

May 4, 1999/Standard Lease/SOUTH VAN BOTTLE DEPOT· 2019 
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(b) made when due hereunder, without prior demand therefor and without any 
setoff, compensation or deduction whatsoever at the office of the Landlord's 
Director of Real Estate Services specified in Section 15. 1 or such other place as 
the Landlord may designate from time to time f n writing to the Tenant; 

(c) applied towards amounts then outstanding hereunder, in such manner as the 
Landlord may see fit; and 

(d) deemed to be rent, in partial consideration for which this lease has been 
entered into, and shall be payable and recoverable as rent, such that the 
Landlord shall have all rights and remedies against the Tenant for def autt f n 
making any such payment which may not be expressly designated as rent as the 
Landlord has for def a ult in payment of rent. 

Section 1. 5 Utilities 

The Tenant shall pay alt charges, rates and levies on account of all separately metered 
utilities serving the Premises in accordance with Schedule .,C" attached hereto (the "Service 
Level Agreement) and all other expenses and outgoings relating to the Premises immediately 
when due and, upon request, provide the Landlord with receipts evidencing such payment. 

Section 1.6 Use of Premises 

The Tenant will not use or occupy, nor suffer or permit the use of the Premises or any 
part thereof for any purpose other than Recycling and Bottle Depot (the "Permitted Use"). 
Without limiting the generality of the foregoing, the Tenant shalt not at anytime suffer, 
permit or allow any person to occupy the Premises for residential purposes. 

The Tenant will not use, or suffer or permit the use of, any part of the Premises in 
such a manner as to cause, suffer or permit any annoying noises or offensive odours to 
emanate from any part of the Premises. 

By agreeing to the Tenant usf ng the Premises for the Permitted Use, the Landlord is 
agreeing as the owner of the Premises only and fs not 1n any way (either in its capacity as 
landlord or as a regulatory public body) stating, warrantf ng or representing that the 
Permitted Use fs a permitted use under the City of Vancouver Zoning and Development By-law 
No. 3575 and amendments thereto and other relevant by•laws. Nothing in this Section 1 .6 
affects the Tenant's obligations to comply at its sole expense with all such by-laws pursuant 
to Section 9.1 of this lease. 

Section 1. 7 Interest on Arrears 

Whenever and so long as the Rent or any other amounts payable hereunder by the 
Tenant to the Landlord shall be in arrears, such amounts shall bear interest at the rate of 
three percent (3%) per annum above the "prime rate" (hereinafter defined), per annum 
calculated monthly not in advance, from the date due until paid irrespective of whether or 
not the Landlord has demanded payment. In this lease, ·prime rate" means the floating 
annual percentage rate of interest established from time to time by the Bank of Montreat, 
595 Burrard Street, Vancouver, British Columbia as the base rate that will be used to 

May ◄, 1999/Standard Lease/SOUTH VAN BOTTLE DEPOT- 2019 m 
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determine rates of interest charged by it for Canadian dollar loans to customers in Canada 
and designated by the Bank of Montreal as its prime rate; provided that if a court declares or 
holds the prime rate to be void or unenforceable for any reason including uncertainty, then 
the rate of interest payable on amounts in arrears hereunder shall be fourteen percent (14%) 
per annum calculated monthly not in advance from the date due until paid. The Landlord 
shall have all the remedies for the collection of such interest as fn the case of rent in arrears, 
but this provision for interest shall not prejudice or affect any other remedy of the Landlord 
under this lease. The Tenant shall also pay the Landlord's standard charge levied on N.S.F. 
cheques. 

Section 1.8 Security Deposit 

The Tenant shall lodge with the Landlord a security deposit of $6,280.00. At all times 
the deposit shall stand charged with a lien in favour of the Landlord which shall be in priority 
to any claims of the Tenant's trustee in bankruptcy or the Tenant's creditors, whether by 
execution, attachment, garnishing order or otherwise. The Landlord may satisfy any claims it 
may have against the Tenant arising hereunder, whether liquidated or otherwise, by forthwith 
applying the deposit or any portion thereof to payment of such claims. In the event that the 
Landlord appropriates all or any portion of the deposit in payment of such claims, the Tenant 

• shall forthwith replenish the deposit upon notice from the Landlord and failing such 
replenishment the Landlord may terminate this lease. Subject to any claims by the Landlord, 
upon termination of this lease the balance of the deposit shall be remitted to the Tenant 
PROVIDED HOWEVER no interest shall be payable on the deposit. The Landlord shall not be 
obliged to apply any or all of the deposit to any claims it may have against the Tenant before 
terminating this lease or having recourse to any other remedy. The deposit shall not be 
refundable upon assignment. The assignor and assignee between themselves shall make 
whatever adjustment they deem appropriate. 

Section 1. 9 Property Taxes 

Property taxes, as if levied, are included in Rent. 

Section 1.10 Goods and Services Tax 

The Tenant shall pay when due all goods and services tax (HGST"), harmonized 
sales taxes, value-added taxes, sales taxes and consumption based taxes, rates, levies and 
assessments which are from time to time payable by the Tenant or the Landlord as a result of 
or that would not be payable but for the rights and obligations contained in this lease, 
including but without derogating from the generality of the foregoing,, such taxes, rates, 
levies and assessments payable as a result of any payment obligations herein of the Tenant to 
the Landlord. Any loss, costs, charges and expenses which relate to such taxes, rates, levies 
and assessments suffered by the Landlord may be collected by the Landlord as additional rent 
with all rights of distress and otherwise as reserved to the Landlord in respect of rent in 
arrears. 

Section 1. 11 Rent Review - INTENTIONALLY DELETED 

May ◄, 1999/Standard Lease/SOUTH VAN BOTTLE DEPOT • 2019 



Section 1.12 Naming Rights 

The Tenant shall not name or rename, or sell the right to name or rename to a third 
party, the Premises or the Licensed Area, or any portion thereof (including individual rooms), 
without first having obtained the consent in writing of the Landlord, which con1sent may be 
withheld. 

Section 1. 13 Excess Rent 

Notwithstanding any other provision in this lease, if as a result of any assignment., 
sublease, setting over, or otherwise parting With possession of the Premises oir letting any 
third party into possession of t'he Premise the Tenant directly or Indirectly receives from the 
assignee, subtenant or occupant (collectively referred to herein as the 'Tran1sferee") any 
payment, fee or any other consideration, whether in the form of cash, negotiable• Instrument, 
goods, services or in any other form whatsoever (the "Consideration") which is tn f!xcess of the 
Rent or any other amount payable by the Tenant to the Landlord under this lease then such 
Consideration will be deemed to be and will be rent payable to the Landlord under this 
Lease, payable at the same time as such Consideration is payable by the Trans,feree to the 
Tenant. • 

ARTJCLE 2 

Sectfon 2. 1 No Damage 

The Tenant shall not suffer, cause nor permit any damage or injury to the Premises 
other than reasonable wear and tear. 

Section 2.2 Snow off Sidewalks 

The Tenant covenants that ft will keep adjacent sidewalks clear of snow and ice to 
comply with the requirements of the Street and Traffic. By-law of the CitY of Va.ncolNer and 
that it will indemnify and save harmless the Landlord r rom all costs, los:s, damages, 
compensation and expenses suffered by the Landlord and sustained or caused by the Tenant's 
failure to remove snow and ice from the sidewalks. PROVIDED THAT if the Ternant does not 
remove snow and ice as required by the Street and Traffic By-law, the Landlord may clear the 
sidewalks and the cost of such removal shall be paid by the Tenant to the Landlord. 

Section 2. 3 Renovatf ons 

The Tenant shall not carry out or cause to be carried out any additions, r~:novations or 
alterations to the Premises or redecoration of the Premises r Alterations") without the 
landlord's prior written consent and in the giving of svch consent the Landlord may attach 
whatever conditions, directions, stipulations, prohibitions or deadlines a:, It deems 
appropriate and the same shall be conditions of this lease .. All such works shall be wholly at 
the Tenant's expense but shall be the Landlord's absolute property except to the• extent that 
the same may be reasonably categorized as trade fixtures. 

By consenting to any Alterations, the Landlord is not In any way (either ini its capacity 
as landlord or as a regulatory publfc body) stating, warranting or representing that the 
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Alterations are permitted under the City of Vancouver Zonfng and Development By-law No. 
3575 and amendments thereto, the City of Vancouver Building By-law No. 6134 and 
amendments thereto, and other relevant by-laws. No consent given by the Landlord (and no 
failt1re to enforce this section of this tease) will affect the Tenant's obligations to comply at 
its sole expense With alt such by•laws pursuant to Section 9.1 of this lease. 

Sectfon 2.4 Maintenance & Repairs 

The arrangements concerning maintenance and repairs as of : the date of this 
Agreement are contafned in Schedule "C" attached hereto (the "Servke Level ,~greement") 
and the landlord and the Tenant shall carry out their respective responsibilltlt!s as set out 
therein. The Service Level Agreement may be amended tn writing from time to time by the 
Landlord and the Tenant by mutual agreement. 

The Tenant shall keep and maintain the Premises in a sanitary, neat, tidy and safe 
condition and free from nuisance at all times and in good repair as would a reiisonahle and 
prudent owner of such premises, reasonable wear and tear and structural elemenits or defects 
excepted, and the landlord shall have access to the Prem;ses for purpose of 1nsp1ection during 
normal business hours and the Tenant shall repair according to notice. Without limiting the 
generality of the foregoing, the Tenant will promptly replace at its own cost and expense alt 
damaged glass, plate glass, doors and windows (whether exterior or interior) within the 
Premises unless such damage is caused by the negligence of the Landlord. , If the Tenant shall 
fail promptly to commence repairs and diligently prosecute same to completion after receipt 
of notice from the Landlord requiring repairs, then the Landlord may carry out 0 1r cause to be 
carried out such repairs, the costs of which shall be payable by the Tenant, and the Landlord 
and Its employees, agents, contractors and subcontractors shall not be liable tc:> the Tenant 
for any inconvenience, annoyance, disruption, loss of income or liability suffered or incurred 
by the Tenant by reason of the Landlord effecting such repairs unless ca·u.sed by the 
negt(gence of the Landlord or those for whom the Landlord 1s responsible in law. 

Sectton 2. 5 Liens and Encumbrances 

In connection with all labour performed tn, or materials supplie'd for, the making, 
erection, installation or alteration of any work or installations made by or for the Tenant tn 
the Premises, the Tenant will comply with all the provisions of the Builders Uen Act , as. 
amended or ·substituted from time to time, and other statutes from time to time applicable 
thereto, including any provision requiring or enabling the retention of any sum as a hotdback. 

The Tenant will not create any mortgage, security agreement or other encumbrance in 
respect of any of its leasehold improvements or trade fixtures or pennft any srn:h mortgage, 
security agreement or other encumbrance to attach to the Premfses. 

' 
If and whenever any builders lien or other lien for work, labour, services or materials 

supplied to or for the Tenant or for the cost of which the Tenant may be fn any way liable, or 
claims therefore arise or are filed or any such mortgage, security agreemt:?nt or other 
encumbrance attaches to the title to the Premises, the Tenant will, within fifteen (15) days 
after receipt of notice thereof, procure the discharge thereof, including any c:ertificate of 
pending litigation or other notation or charge registered in respect of any lien, by payment or 
giving secur;ity or In such other manner as may be required or permitted by law. Provided 
however, that in the event of a bona fide dispute by the Tenant of the validity or correctness 
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of any claim for any such lien, the Tenant will not be bound by the foregoing, but will be 
entitled to defend against the same in any proceedings brought in respect thereof after first 
paying into a court of competent jurisdiction the amount claimed or sufficient security 
therefore, and such costs as the court may direct. This section shall not prevent the Tenant 
mortgaging or encumbering its chattels, inventory, trade fixtures or equipment which are not 
fixtures. 

Pursuant to Section 3(2) of the Builders Lien Act, the Landlord may file in the Land 
Title Office notice of its fee simple interest fn the land on which the Premises are located, as 
is required by law to ensure that the Landlord's title does not become charged with liens 
related to this lease. 

ARTICLE 3 

Section 3.1 Limitation of Liability 

The Landlord and its officers, employees and agents shall not be responsible in any 
way for: 

(a) any personal injury, death or consequential damage of any nature whatsoever, 
however caused, that may be suffered or sustained by the Tenant or by any 
other person who may be in or about the Premises; or 

(b) any loss or damage of any nature whatsoever, however caused, to the 
Premises, any property belonging to the Tenant or to any other person while 
such property is in or about the Premises, 

whether in the course of the performance of the Landlord's obligations under this lease or 
otherwise, unless resulting from the negligence of the Landlord. 

Section 3.2 Exclusion of Liability 

The landlord and its officers, employees and agents shall not under any circumstances 
be liable or responsible in any way for: 

(a) any personal injury, death or consequential damage of any nature whatsoever, 
that may be suffered or sustained by the Tenant or by its officers, employees 
or agents or any other person who may be 1n or about the Premises, or any loss 
or damage of any nature whatsoever to the Premises or to any property 
belonging to the Tenant or to its officers, employees or agents or to any other 
person while such property is in or about the Premises, 

(i} caused by failure, by reason of breakdown or other cause, to supply 
adequate drainage, or by interruptions of any utility or other services, 
or by steam, water, rain, snow, or other substances leaking. entering, 
issuing or flowing onto or into any part of the Premises; or 

(ii) however caused, if the Landlord or its officers, employees or agents 
enter upon the Premises in the case of an emergency; 
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(b) any loss or damage of any nature whatsoever, however caused, to books, 
records, files, money, securities, negotiable instruments, pap1?rs or other 
valuables of the Tenant or fts officers, employees or agents; 

(c) any business, economic or indirect·loss or damage suffered or sust:ained by the 
Tenant or fts officers, employees or agents of any nature whatsoever, however 
caused; or 

(d) any loss which the Tenant is obligated to insure against hereunder or has 
insured against. 

Section 3.3 Indemnification 

The Tenant agrees to indemnify and save harmless the Landlord and its officers, 
employees and agents in respect of all claims for bodily injury or death, property damage or 
other toss or damage arising from the conduct of any work by, or any act or omission of, or 
relating to or arising from the occupatfon or possession of the Premises by the Tenant, and in 
respect of all costs, expenses and liabilities incurred by the Landlord in connec:tion with or 
arising out of all such claims, including the expenses of any action or legal proceeding 
pe"'atning thereto and the liablltti es or oblf gations incurred or sustained by or imposed upon 
the Landlord or fn respect of any of its officers, employees or agents, and f n reispect of any 
loss, cost, expense or damage suffered or incurred by the Landlord arising from any breach by 
the Tenant of any of its covenants and obligations under this lease, PROVIDED HIOWEVER the 
Tenant's covenant to indemnify and save harmless the landlord and fts officer.;, employees 
and agents shall not apply to the extent that the loss or damage is caused by negligence on 
the. part of the Landlord or its officers, employees and agents. 

ARTICLE ◄ 

Section 4.1 Definitions 

In this lease, the following words and expressions shall have the following meanings: 

(a) "Environment" has the meaning ,given to it in the Canadian Environmental 
Protection Act (Canada) as of the date of this lease: 

(b) "Hazardous Substances" means any Substance capable of creating harm to 
people, property andlor the Environment including, without limitation, any 
flan1mable liquids, flammable or reactive solids, oxidizers, pc,isons, gases 
(compressed, liquefied or dissolved), explosives, radioactivE~ materials, 
ureaformaldehyde, asbestos materials, underground tanks, comp,:>unds known 
as chlorobiphenyts, Pollutants, contaminants, hazardous, corros;ive or toxic 
Substances, special waste of waste of any kind, including, without limitation, 
any Substance the storage, manufacture, disposal, treatment, generation, use, 
transport, remediation or Release into the Environment of which is prohibited, 
controlled, regulated or Ucenced by any federal, provincial c:>r municipal 
authority; 
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(c) "Medium" means any land, water or air and includes the Premises; 

(d) "Pollute" is a verb which means to Release into or onto any Medium any 
Substance that: 

(i) alters the physical, biological or chemical nature of that Medium; 

(ii) alters .the capacity of the Medium to support any living thing, whether 
animal or plant life; 

(iii) injures or is capable of injuring the health or safety of a person in, on 
or near the Medium; 

(iv) injures or is capable of injuring property or any life form in, on or near 
the Medium; 

(v) interferes with or is capable of interfering with visibility or the 
dispersion of light or any photochemical activity within the Medium; 

(vi) interferes with or is capable of interfering with the normal conduct of 
business in, on, near or from the Medium; 

(vii) causes or is capable of causing physical discomfort to a person in, on or 
near the Medium; 

(viii) damages or is capable of damagf ng the Environment; or 

(ix) is Waste, 

and "Polluted" is an adjective, and NPollutfon" and "Pollutant" are nouns, which 
have meanings that correspond to the meaning contained in this paragraph; 

(e} "Release" includes release, spill, leak, pump, pour, dump, abandon, emit, 
empty, discharge, spray, inoculate, deposit, seep, throw, place, exhaust, 
inject, escape, leach, dispose, Infuse or introduce; 

(f) 'Waste" has the meaning given to ft fn the Environmental Management Act, 
5.8.C. 2003, c. 53, as amended or substituted from time to time but if the 
Environmental Management Act is repealed, " Waste" has the meaning given to 
it on the day immediately preceding the repeal of that Act or if that Act is 
amended so that the term "Waste" fs no longer used f n ft, then 'Waste" has the 
same meaning as the term which replaces it in that Act; and 

(g) "Substance" has the meaning given to ft fn the Canadian Environmental 
Protection Act (Canada) as of the date of this lease. 
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Section 4.2 Suitability of the Premises 

The Tenant acknowledges and agrees that the Landlord, either ftself oir through its 
offiaersJ employees or agents, has not made and the Tenant has not relied upon any 
representations or warranties from the Landlord or its officers, employees or agents as to: 

(a) the state of repair of the Premises; 

(b) t'he suitability of the Premises for any bustness, activity or purpose whatever; 

(c) the suitability of the Premise_s for use by the Tenant; 

(d) the existence, nature or extent of any Pollution on or of the Premi!;es; or 

(e) the need to take any remedial action in relation to any Pollution on or of the 
Premises. 

Section 4.3 Tenant's Inspection of the Premises 

The Tenant acknowledges and agrees that it has been afforded all reasonable 
opportunity to inspect the Premises and alt relevant documentation 1n respect thereof and to 
carry out such audits, investigations, tests and surveys as it consfders reasonably necessary to 
ascertain: 

{a) the state of repair of the Pr.emises; 

(b) the suitability of the Premises for use by the Tenant: 

. (c) the existence, nature or extent of any Pollutfon on the Premises~ and 

(d) the need to take a_ny remedial action in relation to any Pollution on or of the 
Premises; 

and the Tenant has independently made all such Inspections, audits, fnvestigatto,ns, tests and 
surveys as it regards as being necessary for the above purposes. It is understood and agreed 
that the Premises are being leased to the Tenant on an "as is" basis. 

The Tenant hereby assumes any and all duties, obligations or liabilith~ under any 
relevant law In respect of the Premises, fncluding but not limited to any costs,, expenses or 
Uabilttfes for any remedial action for any Pollution of the Premises caused b)t the Tenant 
during the Term. l 

Sectf on 4.4 Release and Indemnification 

The Tenant hereby releases the Landlord and its officers, employees andl agents from 
any and all costs, expenses. damages, losses or tfabilitfes that may be incurred o,r suffered by 
the Tenant by reason of or resulting from or in connection with or arising 1n any manner 
whatsoever out of: 

(a) the Premises not being suitable for use by the Tenant; 
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(b) the Premises being, or being found to be at any time, Polluted; or 

(c) the need to take any remedial action and the taking of such action as a result 
of such Pollution on or off the Premises. 

The Tenant shall indemnify, defend and save harmless the Landlord in respect of all 
claims for bodily injury (including death}, property damage or other loss or damage, including 
damage to property outside the Premises, arising out of or in any way connected with the 
manufacture, storage, transportation, handling and discharge of Hazardous Substances on or 
from the Premises by the Tenant or any one for whom the Tenant is responsible in law. 

Section 4. 5 Removal of Hazardous Substances 

The Tenant shall not bring upon the Premises or any part thereof, or cause or suffer 
the bringing upon the Premises or any part thereof, any Hazardous Substances and if at any 
time there shall be any Hazardous Substances upon the Premises or a part thereof as a result 
of the breach of this covenant, the Tenant shalt, at its own expense: 

(a) immedf ately give the Landlord notice to that effect and thereafter give the 
Landlord f ram time to time written notice of the extent and nature· of the 
Tenant's compliance with the following provisions of this Article; 

(b) promptly remove the Hazardous Substances from the Premises in a manner 
which conf arms with all laws and regulations governing the movement of the 
same; and 

(c) 1f requested by the Landlord, obtain at the Tenant's cost and expense from an 
independent consultant designated or approved by the Landlord verification of 
the complete and proper removal of the Hazardous Substances from the 
Premises or, if such is not the case, reporting as to the extent and nature of 
any failure to comply with the foregoing provisions of this Section 4.5. 

Section 4.6 Breach of Laws Relating to Hazardous Substances 

Without ltmi ting the generality of Section 4.5, the Tenant shall immediately give 
written notice to the Landlord of the occurrence of any event on the Premises constituting an 
offence under or a breach of any statutes, by•laws, regulations or orders from time to time 
enforced relating to Hazardous Substances, and at its own cost and expense, comply with all 
laws and regulations from time to time in force relating to the Landlord, the Tenant, the 
activities carried out on the Premises relating to Hazardous Substances and the protection of 
the Environment and shall immediately give written notice to the Landlord of the occurrence 
of any event on the Premises constituting an offence thereunder or a breach thereof and, if 
the Tenant shall, either alone or with others, cause or suffer the happening of such event, 
the Tenant shall, at its own expense: 

(a) f mmediately give the Landlord notice to that effect and thereafter give the 
Landlord from time to time written notice of the extent and nature of t.fle 
Tenant's compliance with the following provisions of this Section 4.6; 
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(b) promptly remove the Hazardous Substances from the Premises ·in a manner 
whfch conforms with all laws and re_gulations governlng the movement of the 
same; and 

(c) if requested by the Landlord 1 obtain at the Tenant's cost and e_xp,?nse from an 
independent consultant designated or approved by the Landlc,rd a report 
verifying the complete and proper removal thereof from the Pnemises or, If 
such fs not the case, a report as to the extent and nature of ainy failure to 
comply with the foregoing provisions of this Section 4.6. 

The Tenant shall, at its own expense, remedy any damage to the Premfs,es caused by 
such event Within the Premises or by the performance of the Tenant's obligations under this 
Sectfon 4.6 as a result of such occurrence. 

If any governmental authority having jurisdiction shall require the cleanup of any 
Hazardous Substances held, Released1 spilled, abandoned or placed upon the Premises or 
Released Into the Environment from the Premises during the Term, then the Tenant shall, at 
its own expense, prepare all necessary studies, plans and proposals and submit the same for 
approval, provide all bonds and other security required by governmental authmitfes having 
jurisdiction and carry out the work and shall keep the Landlord fully informed and provide to 
the Landlord full 1nfQrmat1on wf th respect to proposed plans and comply with the Landlord's 
requirements with respect to such plans. AND the Tenant agrees that if the Landlord 
determines, 1n its sole discretion, that the Landlord, its property or its reputation is placed in 
any jeopardy by the requirement for any such work, the Landlord may itself undertake such 
work or any part thereof at the cost and expense of the Tenant, pursuant to Section 10.7 of 
this lease. 

Section 4. 7 Enquiries Pertaf nlng to Hazardous Substances 

The Tenant hereby authorizes the. Landlord to make enquiries from time bl tfme of any 
_gov~rnment or governmental agency with respect to the Tenant's compliance with any and all 
laws and regulations pertaining to the Tenant, the Tenant's activities on the Prenntses and the 
Premises Including without limitation laws and regulations pertaining to Hazardous Substances 
and the protection of the Environment; and the Tenant covenants and agrees tha1t the Tenant 
will from tf me to time provide to the Landlord such written authorization as the Landlord may 
require in order to f acllitate the o'btaining of such information. 

Sectton 4.8 Landlord's Inspection of Goods 

The Landlord may at any time and from time to tfme inspect the Tenant's goods upon 
the Premises and the Tenant's records relating thereto for the purpose of ld1entifying the 
nature of the goods and the. existence or absence of any Hazardous Substances and the 
Tenant shall assist the Landlord in so doing. 

Section 4. 9 Ownership Remains With Tenant 

If the Tenant shall bring or create upon the Premises any Hazardous Substances or 
suffer the bringing or creation upon the Premises of any Hazardous Substances or if the 
conduct of the Tenant's business shall cause there to be any Hazardous Substance upon the 
Premises then, notwithstanding any rule of law or equity to the contra_ry, such Hazardous 
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Substance shall be and remain the sole and exclusive property of the Tenant and shall not 
become the property of the landlord and notwithstanding the degree of afri>cation of the 
Hazardous Substance or the goods containing the Hazardous Substance to the l'remises and 
notwithstanding the expiry or earltertermfnatlon of this lease. 

Section 4.10 Environmental Covenants Survive Termination 

The obligations of the Tenant in this Article 4 shall survive the expi1ry or earlier 
termination of thts lease save only that, to the extent that the performance of those 
obligations requires access to or entry upon the Premises or any part thereof the Tenant shall 
have such entry and access only at such ttmes and upon such terms and conditions as the 
Landlord may from time to time specify; and the Landlord may, at the Tenant's cost and 
expense, undertake the performance of any necessary work in order to complete such 
obligations of the Tenant; but having commenced such work, the Landlord slilall have no 
obligation to the Tenant to complete such work. 

ARTICLE 5 

Section 5.1 Tenant's Insurance 

The Tenant shall, without limiting any of its obltgatlons or liabilities undf~r this lease, 
obtain and continuously carry during the term of this tease at its own expen:se and cost, 
insurance coverage with minimum limits of not less than those specified, as follov.is: 

(a) comprehensive general liability insurance with limits of $2,000,0010 dollars per 
occurrence or such higher limit of coverage as the Landlord's Dinector of Risk 
Management may require from time to time and the policy shall: 

(i) Indemnify and protect the Tenant, its employees, agents and 
contractors against all claims for loss, damage, injury or death to any 
person or persons and for damage to the Premises or to a,ny public or 
private property occurring within or about the Premises cJr arising by 
virtue of the Tenant's occupation or possession of the Premiises; 

(fi) insure the Tenant, the Landlord and their respecti'Ve officers, 
employees and agents in the same manner and to the same· extent as if 
separate policies had been issued to each and apply with re·spect to any 
action brought against one party by the other or by any officer, 
employee or agent of one party and any breach of a condition of the 
policy by any party or by any officer, employee or agent ◄of one party 
shall not affect the protection given by the policy to any other party or 
to any officer, employee or agent of any party; 

(Hi) add the Landlordi tts officials, officers, employees and agents as 
additional tnsL1reds; 

(iv) include All Risk (Broad Form) Tenant's Legal Liability insu1rance for an 
amount equal to the full replacement cost of the Pre:mtses, such 
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coverag~ to jnclude the activities and operations conduicted by the 
Tenant and third parties in the Premises; 

(v) include blanket contractual liability covering liability arising directly or 
indirectly out of the performance of this lease: and 

(vi) provide for a limit of deductibility not greater than Two Thousand 
Dollars ($2,000.00) or such other minimum limit as the Landlord's 
Director of Risk Management may sanction from time to tirn1e. 

{b) All Risk (Broad Form) insurance on property of every description and kind 
owned by the Tenant or for which the Tenant fs legally liable or inistalled by or 
on behalf of the Tenant (and which is Located in the Premises), including 
without limitation furniture, fittings, installations, alterations, additions, 
partitions, fixtures, trade fixtures and any display model, projed, prototype, 
tool, f nstrument or device within the Premises in an amount mot less than 
ninety percent (90%) of the full replacement cost thereof. The City of 
Vancouver shalt be added as named Insured and loss payee for its i 1nterest. 

Section 5.2 General Requirements of Insurance 

The following shall apply to all insurance policies: 

(a) the policies shall be with insurers duly authorized to carry on bursfness in the 
Province of British Columbia, in a form and in amounts satisfactory from time 
to time and acceptable to the Landlord's Director of Risk Management and 
shall provide the Landlord with 30 days prior written notice of maiterial change 
or cancellation. Notice shall be given to the City of Vancouver, c/o Risk 
Management Division, Attention: Insurance Administrator. Notice must fdentffy 
the name of the Tenant as set out in this lease and the location •:>r address of 
the Premises; 

(b) neither the providing of insurance by the Tenant in accordance with the 
requirements hereof, nor the insolvency, bankruptcy or the fa,llure of any 
insurance company to pay any claim accruing shall be held tcf relieve the 
Tenant from any other provisions of this lease with respect to lfablUty of the 
Tenant or otherwise; 

(c) the insurance coverage shall be primary insurance as respects the Landlord and 
any insurance or self ·Insurance maintained by or on behalf of the landlord, its 
officials, officers, employees or agents shall be excess of this tr1surance and 
shall not contribute with it; and 

(d) subject to the provisions of thfs Article 5, the Tenant shall providi! at his/their 
own cost any additional insurance which the Tenant 1s requin?d by law to 
provide or whfch the Tenant considers necessary. 
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Section 5.3 Evidence of Insurance 

Prior to the commencement of the lease, the Tenant shall provide evidence of each 
policy of insurance required to be taken out by the Tenant fn the form of a City of Vancouver 
Certificate of Insurance. If required by the Landlord, the Tenant shall provide certified 
copies of the policies signed by the insurers. Although not required to do so, if the Tenant 
fails to adduce satisfactory proof of such coverage being in full force and effect at all times, 
the Landlord may secure such insurance and the Tenant shall pay the cost of same as 
additional rent. 

ARTICLE 6 

Section 6.1 Termination on Damage or Destruction 

If the Premises are substantially damaged or destroyed to the extent that the Premises 
or a substantial area of the Premises are rendered unusable by the Tenant or convenient 
access to the Premises cannot be had, all as determined by the Landlord in its sole discretion, 
the Landlord may, at its option, elect to not rebuild or repair the Premises and may terminate 
this lease and the Tenant's liability for rent will end as of the date of such damage or 
destruction but such termination will not operate so as to relieve the Tenant of any liability 
arising from such damage or destruction. There will be no compensation to the Tenant on 
account of such termination. 

Section 6.2 Repair of Damage or Destruction 

If the Landlord elects to rebuild or repair the Premises, the Landlord will commence 
rebuilding or repairing within 60 calendar days of the occurrence of the damage or 
destruction. If the Landlord does not initiate the rebuilding or repairing within such time 
period or, having commenced rebuilding or repairing, does not prosecute same to completion 
with reasonable dispatch, then the Tenant may give the Landlord 14 calendar days notice of 
the termination of this lease but such termination will not operate so as to relieve the Tenant 
of any liability arising from such damage or destruction. There will be no compensation to 
the Tenant on account of such termination. 

Sectfon 6.3 Abatement of Rent 

In the event of damage or destruction to the Premises to the extent that the Premises 
or part of the Premises are rendered unusable or convenient access to the Premises cannot be 
had, which in either case is not caused by the default or negligence of the Tenant or those for 
whom ;t is responsible in law, the rent will abate in the same proportion that the area of 
which the Tenant is deprived bears to the total area as determined in the opinion of the 
Landlord and such abatement will continue only so long as the Landlord determines its 
continuance to be reasonable. 
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ARTICI-E 7 

Section 7. 1 Assignment 

The Tenant shall not assign its leasehold interest in the Premises save and except upon 
the written consent of the Landlord, which consent the Landlord may r,ot ,unreasonably 
withhold but nevertheless if there are personal covenants hereln on the part of the Tenant 
which, in the opinion of the Landlord's solicitors will not run with the lease, then the Landlord 
may withhold its consent to assignment unless the prospective assignee covena,nts with the 
Landlord to be bound by such personal covenants as if such covenants had been made 
between the Landlord and the prospective assignee. 

Any -amalgamation of the Tenant with any other party, and any change of effective 
control of the Tenant, wilt constitute an assignment of the Tenant's interest under this lease 
and will be .subject to all of the provisions of this Section 7.1, Change of effectfve control of 
the Tenant includes any transfer, voluntary or fnvoluntary, direct or indirect, which results in 
a change in the person or persons exercising or who might exercise effectfve ci::mtrol of the 
Tenant or the business required to be carri'ed on fn the Premises. ' 

Section 7.2 Subleasing 

The Tenant shall not sublease, license, set over or otherwise ·part with possession of 
the Premises or let any third party into possession of the Premises save and except upon 
written consent of the Landlord, which consent the Landlord may not unreasonablly withhold. · 

Section 7. 3 Assignment of Sublease Rent 

Notwithstanding Section 7.2 hereof, the Tenant hereby assigns to the Landlord all 
rents and fees payable to the Tenant under any sublease, license or occupation agreement 
with any third party, which assignment shall supersede any provisions regarding the Tenant in 
bankruptcy and any claims of the creditors of the Tenant whether by execution, attachment, 
garnishing order or otherwise PROVIDED HOWEVER the Landlord agrees to refrain from 
enforcing the said assignment so long as the Tenant shall not be 1n default tn the~ payment of 
rent or the performance or observance of fts covenants hereunder. Upon the Tenant falling 
f nto defautt f n the payment of its rent or the performance or observance of its other 
covenants hereunder, the Landlord may forthwith direct the sub lessee, licensee or such 
other third party to pay to the Landlord the sublease rent, license fees or oth,er monies as 
would otherwise be owing to the Tenant from lime to time and the payment of such monies . 
to the Landlord shall pro tanto discharge the sub lessee's, licensee's or other third party's 
obligations to the Tenant and the Landlord shaH apply such monies to the rent and the 
performance and observance pf the Tenant's covenants hereunder notwithstanding any claims 
on the part of the Tenant's trustee in bankruptcy or the Tenant's creditors, whether by 
execution, attachment, garnishfng order or otherwise. If the sub lessee, licensee or other 
third party fails to abide by the Landlord's directions in this behalf then, at the Landlord's 
election, the sublease, license or other third party agreement shall cease and d(!termine and 
the Landlord may forthwith re-enter the subleased, licensed or occupied pc1rtion of the 
Premises and arrange for new occupants thereof whose occupatf on shall be subject to the 
proYisions of this paragraph. 
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Section 7 .4 Mortgage of Lease. 

Under no circumstances whatever may this lease be mortgaged e>r otherwise 
encumbered by way of sublease, assignment or otherwise. 

ARTICLE 8 

Section 8.1 Bankruptcy 

If the Term or any of the goods or chattels of the Tenant are at any time seized or 
taken in execution by any creditor of the Tenant, or if the Tenant make~s a general 
assignment for the benefit of creditors, or if the Tenant institutes proceedings to have the 
Tenant adjudicated as bankrupt or insolvent, or if the Tenant becomes thE! subject of 
bankruptcy or insolvency proceedtngs, or if a judgment, decree or order be E?11tered by a 
court of competent jurisdiction adjudging the Tenant bankrupt or insolvent, or 1f the Tenant 
is unable to meet all debts as they fall due for a period of not less than three (3) months, or if 
the Tenant or its directors shall pass any resolution authorizing the dissolution o,r winding•up 
of the Tenant, or if a receiver, interim receiver, manager, receiver-manager, trustee or 
liquidator of all or any part of the Tenant's property shall be appointed or applfE?d for by the 
Tenant or by one or more of the Tenant's creditors, then the Landlord shall be so notified and 
the then current rent plus an additional three (3) months current rent shall immediately 
become due and be paid and the Landlord may immediately claim the same together with any 
arrears of rent and, at the option of the Landlord, the Term is subject to termination 
forthwith. If the Tenant becomes defunct or amalgamates with any other bo~y ~thout 
obtaining the prior Written consent of the Landlord or tf a committee fs appointi?d under the 
Patients Property Act, R.S.B.C. 1996, c. 349, as amended or substituted from tfm,e to time, to 
lawfully deal with the Tenant's estate then at the option of the Landlord thE~ Term shall 
forthwith terminate. If the Tenant surrenders up its certificate of incorporation or otherwise 
ceases to exist the Term terminates as of such surrender or dissolution. If thei Tenant is a 
natural person, at any time after the Tenant's death the Landlord may termina,te the Term 
upon sixty (60) days' notice to any executor or administrator of hfs estate. 

ARTICLE 9 

Section 9.1 Statutes and By-laws 

The Tenant covenants to promptly ·and faithfully observe and comply with all federal, 
provtnctal or civic statutes. by-laws, regulations and orders now or hereafter whfch are in 
force and in effect which touch and concern the Premises or the Tenant's actMti•~s within the 
Premises, including, without limitation, any app\tcabte environmental guidetinies, and any 
amendments thereto, which deal With environmental protection and' safety and/or Hazardous 
Substances. If any such statutes, by-laws, regulations, orders or guidelines are: directed at 
owners, the Tenant shall perform and observe same at his own expense in the place and stead 
of the· Landlord. 
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SectJon 9.2 Quiet Enjoyment 

Subject to the provisions of this lease and subject to the provision that nothing 
contained or implied herein shall prejudice or affect the Landlord's rights and pIowers in the 
exercise of its functions pursuant to the Vancouver Charter, S.B.C. 1953, c. 55, as amended 
or substituted from time to time, and the rights and powers of the landlord under all of its 
public and private statutes, by-laws and regulations, all of which may be as fully and 
effectively exercised in relation to the Premises as 1 f this lease had not been E!Xecuted and 
delivered by the landlord and the Tenant, the landlord covenants with the Tenant for quiet 
enjoyment, 

Section 9. 3 Performance of Obligations 

The Tenant covenants with the Landlord to faithfully and promptly pay the rent and 
perform and observe its obligations herein. 

Section 9.4 No Registration of Lease 

The Landlord is not obligated to deliver this lease in registrable form. The Tenant 
shall not register this lease in the land Title Office. 

ARTICLE 10 

Section 10.1 Breach of Covenants l C 

If and whenever: 

(a) any Rent payment or any part thereof is not made on the day appointed for 
payment thereof; or 

(b) the Tenant fs in default fn the payment of any money, other than Rent, 
required to be paid by the Tenant under the terms of this lea1se and such 
default continues for ten (10) days following any specific due dc1te on which 
the Tenant ts to make such payment or, in the absence of such specific due 
date, for ten (10) days following notice teql.riring the Tenant to pay the same; 
or 

(c) the Tenant defaults in performing or observing any of the provisions of this 
lease other than those requiring payment of money to the Landl<,rd and such 
def a ult continues for a period of twenty (20) days after notice tbiereof to the 
Tenant, except for a default which to be cured with all due diligence would 
require a longer period, then after such longer period, or if the Temant fails to 
proceed promptly and diligently and continuously after the service of such 
notice to cure same; or 

(d) the Premises are vacated or unoccupied for ten (10) or more cons.ecutive days 
while the Premises can be used for the Permitted Use, without the consent of 
the Landlord; or 
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(e) the Premises are abandoned by the Tenant; or 

(f) this lease is terminated; 

then and tn every such case, it shall be lawful for the Landlord at any time thereafter without 
notice or demand, with or without process of law and by forcible entry If necessary, to re­
enter into and upon the Premises, and to termf nate this lease by leavf ng upon the Premises 
notice in writing of such termination. If the Landlord terminates this lease pursuant to this 
section, or otherwise as a result of default of the Tenant, there shall immediately become 
due and owing to the Landlord, f n addition to any other sums payable to the Landlord 
hereunder as damages suffered by the Landlord as a result of the Tenant's breach, the then 
current month's rent, together with the rent accruing for the remainder of the Term. This 
provision for notice and termination shall not be construed so as to delay or supercede any 
specific remedy to which the Landlord may have recourse f n this lease. 

Section 10.2 Distraint 

The Tenant waives and renounces the benefit of any present or future law takf ng away 
or limiting the Landlord's rights against the property of the Tenant and, notwithstanding any 
such law, the Landlord may seize and sell all the Tenant's goods and property, whether within 
the Premises or not, and apply the proceeds of such sale towards any arrears of rent 
(including amounts deemed to be rent under this lease) and the costs of the seizure and sate. 
The Tenant further agrees that if it abandons the Premises and any arrears of rent remain 
unpaid, the Landlord, in addition to any remedy otherwise provided by law, may seize and 
sell the goods and property of the Tenant at any place to which the Tenant or any other 
person may have removed them from the Premises, in the same manner as if such goods and 
property had remained in, about or upon the Premises. 

Section 10.3 Right to Re-let 

If the Landlord becomes entitled to re-enter the Premises the Landlord shall have the 
right, if it thinks fit, to enter the Premises as the agent of the Tenant either by force or 
otherwise without being liable for any prosecution therefor, and as agent of the Tenant to re­
let the Premises or any part or parts thereof at the risk of the Tenant and, as agent for the 
Tenant, to r:eceive the rent therefor and, as agent for the Tenant, to take possession of any 
furniture, equipment and other property therein and sell the same at public or private sale 
without notice. Such rent and proceeds from the sale of the furniture, equipment and other 
properties shall be allocated first to the Landlord's cost of so entering and re-letting, then to 
interest on ~mounts due by the Tenant to the Landlord hereunder and unpaid, and then to 
the payment of such unpaid sums. The balance of such rent and proceeds, if any, may be 
applied by the Landlord on account of the rent due hereunder to the Landlord. 

Section 10.4 Forfeiture 

The Tenant hereby expressly waives any and all rights of redemption granted by or 
under any present or future laws tn the event the Tenant shall be evicted or dispossessed 
from the Premises for any cause, statutory or otherwise~ or ff the Landlord re-enters the 
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Premises following the occurrence of any default by the Tenant hereunder, or If this lease is 
terminated before the expiration date thereof originally fixed herein. 

Section 10.5 Remedies Generally 

Mention in this lease of any particular right or remedy of the Landlord in respect of 
the default by the Tenant shall not preclude the Landlord from any other right or remedy in 
respect thereof, whether available at law or in equity or by statute or expressly provided for 
in this lease. No right or remedy shall be exclusive or dependent upon any one or more of 
such rights or remedies independently or in combination, such rights or remedies being 
cumulative and not alternative. Whenever the Tenant seeks a remedy in order to enforce the 
observance or performance of any of the terms, covenants and conditions contained in this 
lease on the part of the Landlord to be observed or performed, the Tenant's only remedy 
(except where another remedy is expressly provided herein, in which event the Tenant shall 
be restricted to that remedy) shall be for such damages as the Tenant shall be able to prove 
in a court of competent jurisdiction that the Tenant has suffered as a result of a breach (if 
established) by the Landlord in the observance and performance of any of the terms, 
covenants and conditions contained in this lease on the part of the Landlord to be observed 
and performed. The parties hereby waive trial by jury in any action, proceeding or 
counterclaim brought by either party against the other on any matter whatsoever arising out 
of or in any way connected with this lease, the relationship of the Landlord and the Tenant 
created hereby, the Tenant's use or occupancy of the Premises or any claim for any injury. In 
the event the Landlord commences any action or proceeding for non-payment of rent, the 
Tenant agrees not to interpose any counterclaim of any nature or description in any such 
action or proceeding. In the event of any breach or threatened breach by the Tenant of any 
of the terms and provisions of this lease, the Landlord shall have the right to injunctive relief 
as if no other remedies were provided herein for such breach. The Tenant hereby expressly 
waives any right to assert a defence based on merger and agrees that .neither the 
commencement of any action or proceeding, nor the settlement thereof, nor the entry of 
judgment therein shall bar the Landlord from bringing any subsequent action or proceeding 
from time to time. If the Tenant shall default hereunder prior to the date fixed as the 
commencement of any renewal or extension of this lease, whether by a renewal or extension 
option herein contained or by separate agreement, the Landlord may cancel such option or 
agreement for renewal or extension of this lease, upon written notice to the Tenant. 

Section 10.6 Expenses 

If any legal proceeding ts brought for recovery of possession of the Premises, for the 
recovery of rent or because of the breach of any other terms, covenants or conditions herein 
contained on the part of the Tenant to be kept or performed, the Tenant shall pay to the 
Landlord as additional rent, upon demand, all costs and expenses incurred therefor (including 
without limitation, all professional and consultant fees, and all legal fees on a solicitor and 
his own client basis, disbursements, and all court costs and expenses of any legal proceeding; 
and the term "proceeding" shall include, without limitation, any arbitration, administrative, 
governmental, quasi-governmental or any other medf atfon proceeding and the term "costs" 
shall include the pro-rata portion of the wages, salaries and all other remuneration of the 
Landlord's officers and employees reasonably attributed to the matter). 
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Without limiting the generality of the immediately preceding paragraph or any other 
provisions of this lease, the Tenant shall pay to the Landlord, as additional rent upon 
demand, all costs and expenses (including, without limitation, those fees, disbursements, 
costs and expenses set out in the bracketed insert f n the f mmediately preceding paragraph of 
this Section 10.6) which the Landlord may incur or pay out by reason of, or in connection 
with: 

(a) any proceeding by the Landlord to terminate this lease or for the recovery of 
possession of the Premises or for the recovery of rent; 

(b) any other proceeding by the Landlord against the Tenant or any indemnitor; 

(c) any distress levied by the Landlord against the Tenant's goods, chattels and 
inventory or any of them on the Premises for the recovery of rent; 

(d) any default by the Tenant in the observance or performance of any obligations 
of the Tenant under this lease whether or not the Landlord commences any 
proceeding against the Tenant or any indemnitor; 

(e) any proceeding brought by the Tenant against the Landlord (or any officer, 
employee or agent of the Landlord) in which the Tenant fails to secure a final 
judgment against the Landlord; 

(f) any other appearance by the Landlord (or any officer, employee or agent of the 
Landlord) as a witness or otherwise in any proceeding whatsoever involving or 
affecting the Landlord, the Tenant, this lease, the indemnity agreement (if 
any) or the Premises; 

(g) any amendment, modification or change In any of the terms of this lease or the 
indemnity agreement, if any (and any request or negotiations pertaining 
thereto, whether or not such amendment, modification or change is finally 
agreed on); 

(h) any renewal, extension, surrender, or release of this lease or the indemnity 
agreement, ff any (and any request or negotiations pertaining thereto, whether 
or not such renewal, extension, surrender or release becomes effective); 

(i) any transfer of this lease (and any request or negotiations pertaining thereto, 
whether or not such transfer ts approved and finally agreed on); and 

(j) any Alterations of or to the Premises (and any request or negotiations 
pertaining thereto, whether or not such Alterations are approved and finally 
agreed on). 

The Tenant's obligations under this Section 10.6 shall survive the expiration or earlier 
termination of this lease. 
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Section 10.7 Landlord May Remedy Tenant's Default 

If the Tenant fails to pay, when due, any amount required to be paid by the Tenant 
pursuant to this lease, the Landlord, after givfng two {2) days' notice fn writing tc, the Tenant, 
may, but shall not be obligated to, pay all or any part of it. If the Tenant Is in default in the­
performance of any of its covenants or obligations hereunder (other than the payment of rent 
required to be paid by the Tenant pursuant to this lease), the landlord may from time to time 
after giving such notice as it considers sufficient (or Without notice in the· case of an 
emergency) having regard to the circumstances applicable, perform or cause to be performed 
any of such covenants or obligations, or any part thereof, and for such purpose may do such 
things as may be required, including, without limitation, entering upon the Premises and 
doing such things upon or in respect of the Premises or any part thereof as the Landlord 
considers requisite or necessary, All expenses incurred and expenditures attributable to or 
made (including all employee, overhead and other internal costs) pursuant to this Section 
10.7, shall be paid by the Tenant to the Landlord as additional rent upon dt!mand. The 
Landlord shall have no liability to the Tenant or any other person for any cla'ims resulting 
from any such action, entry or performance of any work by the Landlord upon the1 Premises. 

Section 10.8 Security Agreement 

1 (a) The Tenant hereby grants to the Landlord a security •interest ("Security 
Interest") fn all of the Tenant's personal property of any kind including, without 
limiting the generality of the foregoing, all goods, chattels, tmde fixtures, 
furniture, equipment, inventory, stock-tn-trade, chattel paper, instruments, 
documents of title, supplies, securities, the business on the Premli;es, accounts 
receivable, book debts and intangibles (collectively, ''Collateral") which are or 
may be at any time hereafter on the Premises or elsewhere, ti:, secure the 
payment of all rent and the fulfillment of the other oblfgations of the Tenant 
under thfs lease. Except for the Security Interest, the Tenant agrees that all 
Collateral on the Premf ses shall be the unencumbered property of the Tenant. 
The Tenant agrees to enter into, on the Landlord's request, a sepa.rate security 
agreement, mortgage or similar other charge or security instrument, tn 
addition to this security agreement, or to document separately the Security 
Interest hereby granted, containing such terms as the Landlord sha.ll reasonably 
require, on all of the Collateral at any time during the Term, including all 
after-acquired items forming part of the Collateral, a$ security for the 
payment of rent and performance by the Tenant of all of its otheir obligations 
pursuant to this lease. Whether or not any additfonat or sepaIrate security 
agreement, mortgage, charge or other security instrument fs requested by or 
given to the landlord as aforesaid, the Tenant confirms and agrees that the 
Security Interest is complete and valid without the necessity of the Tenant's 
giving any other or further documentation tn respect thereof. The Tenant 
agrees that the Security· Interest shall attach to the Collateral immediately 
upon the execution of this lease and that, to the extent necessary to give full 
effect to this Section 10.8, this lease is intended to constitute a security 
agreement as defined in the Personal Property Security Act, R.S .. B.C. 1996 c. 
359 as amended or substituted from time to tfme. This security ,agreement fs 
separate f rom and shall survive the termination, expiry or disclaimer of this 
tease. 
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(b) On default by the Tenant under this lease, the Landlord may itself, or by its 
agents or employees, or by a receiver or any replacement thereof appointed in 
writing by Landlord, take possession of the Collateral, carry on the business on 
the Premises, in such manner as Landlord or such receiver determines, and 
realize upon the Collateral and enforce its rights under the Security Interest by 
any remedy or proceeding authorized or permitted hereby or at law including, 
without limitation, all rights and remedies available to a secured party under 1 

the Personal Property Security Act and any other similar statutes; included in 
such rights of the Landlord is the right to recover the reasonable expenses of 
retaking, holding, repairing, processing, preparing for disposition and disposing 
of the Collateral and all other reasonable expenses, including legal costs, 
incurred by the Landlord, the Landlord may exercise any rights as provided by 
this Section 10.8 on the Premises and for such purpose may lock the Premises, 
change any locks on the Premises and by any means exclude the Tenant from 
all or any parts of the Premises and the Landlord shall not thereby be 
terminating this lease fn the absence of express written notice terminating this 
lease. 

(c) This Security Interest shall not be deemed to have been satisfied, discharged or 
redeemed by reason of the Tenant not being indebted to the Landlord at any 
time or from ti me to time and no payment shall reduce the amount secured by 
this Security Interest except to the extent expressly approved by the Landlord 
in writing. 

(d) This Security Interest is given fn addition, and not as an alternative, and may 
be exercised by the Landlord without prejudice to any other rights of the 
Landlord under this lease or at law including, without limitation, the Landlord's 
right of distress. 

ARTICLE 11 

Section 11. 1 Vacant Possession 

Upon termination of the Term, whether by the passage of time or otherwise, the 
Tenant shall deliver up vacant possession of the Premises and shall leave the Premises in a 
sanitary, neat, tidy, safe and empty condition free from all nuisance, debris, rubbish and 
stock-in-trade and shall ensure that the Premises are to the standard of repair and decoration 
required of the Tenant pursuant to Article 2 hereof. 

Section 11. 2 Trade Fixtures 

(a) If the Tenant is not in default hereunder at the expiration of the Term, the 
Tenant shall have the right to remove its trade fixtures from the Premises but 
shall make good any damage caused to the Premises resulting from the 
Installation or removal thereof. 
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{b) If the Tenant fails to remove any of its trade fixtures and restore the Premises 
as provided in Section 11.2(a), all such trade fixtures shall become the 
property of the Landlord except to the extent that the Landl.ord requires 
removal thereof pursuant to Section 11.2(d). 

(c) If the Tenant abandons the Premises or this lease is terminated before the 
proper expiration of the Term due to a default on the part of the Tenant, as of 
the moment of such default by the Tenant, all trade fixtures and furnishings of 
the Tenant (whether or not attached in any manner to the Premises) shall, 
except to the extent the Landlord requires the removal thereof pursuant to 
Section 11.2(d), become and be deemed to be the property of the Landlord, 
without compensation to the Tenant but without prejudice to any other right 
or remedy of the Landlord at law or in equity. 

(d) Notwithstanding that any trade fixture is or may become the prc,perty of the 
landlord, the Tenant shall forthwith remove all or part of the same and shall 
make good any damage caused to the Premises resulting from th◄? tnstallatf on 
or removal thereof, all at the Tenant's expense, should the Landlord ·so require 
by notice to the Tenant. 

(e) If the Tenant, after receipt of a notice from the Landlord pursua1nt to Section 
11.2(d), fails to promptly remove any trade fixture in accordanc:e with such 
notice, the Landlord may enter into the Premises and remove therefrom all or 
part of such trade fixture and make good any damage caused to the Premises 
resulting from the installation or removal thereof, without any Uability 
accruing against the Landlord and at the expense of the Tenant, which expense 
shall forthwith be paid by the Tenant to the landlord. 

Section 11.3 Overholding 

If the Tenant continues to occupy the Premises after the expiration of the Term, and 
the Landlord shall accept Rent, the new tenancy thereby created shall be a tenancy from 
month to month and not from year to year, at a monthly Rent equal to 150% of the Rent 
payable by the Tenant tn the last month of the Term or any renewal term. Alny month-to­
month tenancy shalt be subject to the covenants and conditions herein contained so far as 
may be applicable to a tenancy from month to month, and shall be determined by one 
month's prior notice in wrtting. Nothing contaf ned in this Section 11.3 shalt be construed to 
limit or impair any of the Landlord's rights of re-entry or eviction or constitute a waiver. 

Section 12.1 For Showings/fnspectlon 

ARTICLE 12 
RIGHT OF ENTRY 

The Landlord or its agents have the right to enter the Premises at any rea,sonable time­
(and upon twenty-four (24) hours written notice to the Tenant) to examine them or to show 
them to prospective purchasers, tenants or mortgagees, and to enter the Premises at times 
mutually agreed between the Landlord and the Tenant (or on reasonable pril:>r notice) to 
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make such repairs as the Landlord may deern necessary or desirable and the Landlord will be 
allowed to take alt required material fnto and upon the Premises without such entry 
constituting an eviction of the Tenant in whole or in pan nor a breach of the Landlord's 
obligations and the rent reserved Will 1n no way abate by reason of loss or interriuption of the 
business of the Tenant or otherwise whfle the repairs are being made, provided the Landlord 
takes all commercially reasonable steps to perform the work expeditiously and •with as little 
inconvenience to the Tenant as is possible in the circumstances. 

; 

Section 12. 2 Landlord's Access to Records 

The landlord may at any reasonable time and upon twenty-four (24} hours written 
notice to the Tenant enter (or permit governmental authorities to enter) the Pre!mises or any 
other office of the Tenant's for the purpose of ensuring the Tenant's compliance With this 
lease. including without limitation, by auditing the Tenant's environmental ,ind financial 
records and by .conducting soil, water and other tests, provided that the Landlord takes 
reasonable steps to avoid interfering with the Tenant's use and occupation of the Premises. 

Section 12. 3 MFor lease /Sale" Signs 

During the six (6) months prior to the expiration of the Term, the Landlo1·d may place 
upon the Premises the usual notfces "for Lease" or "For Sale" and the Tenant willl permit the 
notices to remain without tnterference or interruption. The Landlord may at an}' time withln 
six (6) months before the end of the Term enter the Premises and bring others at alt 
reasonable hours for the purposes of showing the Premises to prospective, tenants or 
purchasers. 

Section 12.4 Emergency Access 

If and when for any reason an emergency wilt exist or be contemplated, the Landlord 
or its agents may enter the Premises by a master key, or may forcibly enter theim, prov.ided 
reasonable care is exercised, without rendering the Landlord or such agent liable, and 
without in any manner affectfng the Tenant's obligations under this lease. HoWE!ver, despite 
the above, the Landlord has no obligation, responsibility or liability, foir the care, 
maintenance or repair of the Premf ses except as otherwise specifically provided. 

ARTICLE 13 

Section 13.1 Option to Renew- INTENTIONALLY DELETED 

ARTICLE 14 

Section 14.1 landlord Released 

In the event of the sale or lease by the Landlord of the Premises or the assignment by 
the Landlord of f ts f nterest in this lease, the Landlord will without further wr1tte·n agreement 
be released and reUeved of and from such liabilities and obligatfons. 
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Section 14.2 Tenant's Covenanf 

The landlord may sell, transfer or otherwise dispose of the Premises, or any portion of 
the Premises, to any party and upon the conveyance to such party of the Premises or any 
portion of them, the Jenant Wilt attorn to and become the Tenant of such party under the 
terms of this lease and the Tenant wilt provide such party with an acknowtedgmEmt In writing 
binding upon the Tenant that it will perform the obligations and satisfy the liabilities of the 
Tenant, and any indemnifier or covenanter wilt execute and deliver a new covenant or 
indemnity agreement -to such party on the same terms as any existing agreement with the 
Landlord. 

Sectfon 14.3 Status Statement 

The Tenant wtll provide within three (3) days of the request of the Landllord a status 
statement for the landlord, addressed to the Landlord and any potential buyer or mortgagee, 
binding upon the Tenant, confirming: 

(a) that the Tenant has accepted possession of the Premises; 

(b) whether or not the Landlord has carried out all of its obUgatfon!i pursuant to 
this l~ase; 

(c) that this lease constit.utes the whole of the agreement between the parties (or 
setting out such other agreements); 

(d) that this lease is in full force and effect and that thefe are no defences or set 
offs which the Tenant claims against the Landlord (or setting c,ut any such 
claims); and 

(e) such other matters as may be reasonably required by the Landlord or any 
potential or actual purchaser of the Premises. 

ARTICLE 15 

Section 15.1 Delivery of Notices 

Any notice required to be given hereunder must be fn writing and the sender must 
deliver ft by hand or by telecopier or by mail to the party to which it ·ts to be given, as 
follows: 

(a) to the Tenant: 

and 

SOUTH VAN BOTTlE DEPOT (ZIM'S) LTD. 
2605 Kaslo Street 
Vancouver, BC VSM 1Y8 

Attention: Kulbir Rana 
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(b) to the landlord: 

City of Vancouver 
c/o Director, Real Estate Services 
453 West l2th Avenue 
Vancouver BC VSY lV4 

or to such other address or telecopf er number as the party may designate ;and will be 
deemed to have been received on the day of delivery or telecopying if within business hours 
on a business day and otherwise on the next succeeding business day and, if mailled, the fifth 
day after mailing, provided that if there fs between the time of mailing antd the actual 
receipt of the notice a mail strike, slow-down or other labour dispute whfch might affect 
delivery of such notice then such notice shall only be effective if actually delivered. 

Sectfon 15 .. 2 Administration of Lease 

Where this agreement requires or permits on tfle part of the Landlord any authority, 
reservation, discretion, disallowance, approval or other act of supervision or the :giving of any 
notice, such act. or actfon shall be well and truly performed on the part of the La,ndlord when 
performed by the landlord's Director of Real Estate Services or his nominee. 

Section 15.3' Covenants Survive Termination 

The covenants herein on the part of the Landlord and the Tenant which, as of 
termination of this lease or the Term whether b.y passage of time or otherwise, remain 
unfulfilled, undischarged or otherwise outstanding shall neverthel.ess survive sucn termination 
and remain fn full force and effect and be binding upon the parties and thefr respective 
successors and assigns so long as there is any liability or indebtedness by either party to the 
other or so long as any such covenant remains unfulfilled, undischarged or otherwise 
outstanding, whether In whole or in part, notwithstanding anything herein to the 1:ontrary. 

Section 15.4 Time is of the Essence 

Time shall be of the essence of this lease, save as herein otherwise specifi1ed. 

Section 155 Captions and Headings 

The captions and headings throughout this lease ar:e for convenience and reference 
only and the words and phrases contained therein shall ·1n no way be held or deemed to 
define, limit, describe, explain, modify, amplify or add to the interpretation, construction or 
meaning of any provision of or the scope or intent of this lease nor In any way affect this 
lease. 

Sectlon 15.6 Interpretation 

Words herein importing the singular number or the masculine gender only :shall include 
more persons, parties or things of the same kind than one, and females or corporations as 
well as males, and the converse whenever the context requires; these presents shall extend 
to, be binding upon and enure to the benefit of the Landlord and the Ten;ant and the 
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successors and assigns of the Landlord and the heirs, executors, administrator!S, successors 
and permitted assigns of the Tenant. 

Section 15-7 Joint and Several 

Any covenant, agreement, condition or proviso made by two (2) or more persons shall 
be construed as several as well as joint. 

Section 15.8 Waiver 

No waiver of or neglect to enforce this lease upon a default by the Te•nant will be 
cteemed to be a watver of any such right upon any subsequent similar def auilt. Without 
limiting the generality of this Section 15.8, the. acceptance by the Landlord of p,art payment 
of any sums, f ncludfng rent, required to be pafd u~der this l~~~;

1 
will not constitute a waiver 

or release of the Landlord's right to payment in"fult o( such slims:..., 
;. , , • •"I-, • ' , !,- -< I C. ::'·i ' 
- J ~ - • ,,,,.J 

Section 1 S. 9 Entire Agreement 

The Tenant acknowledges that there are no covenants, representatlons1, warranties, 
agreements, terms or conditions expressed or implied relating to this lease, or 1~he Premises 
except as expressly set out in this lease, and that this lease may not be modified ,except by an 
agreement in writing executed by both the Landlord and the Tenant. 

Section 15.10 Governing Law 

This lease will be governed by and interpreted ;n accordance with the laws of British 
Columbia and the pa.rties irrevocably attom to the juristiiction ,of the courts of British 
Columbia. 

Section 1 5. 11 Severability 

If any provision or provisions of this lease are determined by a court to be illegal or 
not enforceable, it or they shall be considered separate and severable from this lease and the 
remaining provisfons of this tease shall remain tn full force and be bf nding upon the parties. 

Section 15 .12 Relationshf p between Landlord and Tenant 

Nothing contaf ned fn this lease nor any acts of the Landlord or the Tenant will be 
deemed to c:reate any relationship between the Landlord and the Tenant other than the 
relationship of landlord and tenant. 

Section 15.13 Force Majeure 

Despite anything cont~ined In this lease to the contrary, if the Landlord 01r the Tenant 
is, in good faith, delayed or prevented from doing anything required by this lease because of 
a strike, labour tro1.1ble, inability to get materials or services, power failurn, restrictive 
governmental laws or regulations, riots, Insurrection, sabotage, rebetlion, war, aict of God, or 
any other similar reason, that Is not the fault of the party delayed or of ·tts officers, 
employees or agents, the doing of the thing is excused for the period of the d1elay and the 

' 
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party delayed will promptly do what was delayed or prevented within the appropriate period 
after the delay. The preceding sentence does not excuse the Tenant from payment of rent or 
the Landlord from payment of amounts, if any, that it is required to pay, in the amounts and 
at the time specified in this lease. 

IN WlTNESS WHEREOF the parties hereto have executed this lease as of the day and 
year first above written. 

CllY OF VANCOUVER 
per; 

SOLITH VAN BOTTLE DEPOT {ZIM'S) LTD. 
per: 

Approved by the Landlord's General Manag~ Real Estate and Facflftles Management 
• on Ji'(f ril'f'" , 2019 

Thts is the sfgnatory page of a Lease between the CITY OF VANCOUVER as la1ndlord 
and SOUTH VAN BOTTLE DEPOT (ZIM'S) LTO. as Tenant 

concerning 2605 Kaslo Street {the Premises). 
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SCHEDULE A 
PLAN OF PREMISES 

PLAN or GROUND FLOOR LEAScS OF 
2605 & 2625 KASLO STR££T, VANCOUVER 

SCAl:.C t: 500 .. . . • 

. 
• GROUND flQQR' 

~ 
IC•JlllfllCl"S°""""'ID .4&4,_ 
.... _ m:IIINJ .... . , .. ..,.,,,,......., 
.... ....,., ....... r,n 

,. • -

, '.BROADWAY 

-· 
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~ SCHEDULE B • 
VANC~UVER . GENERAL CERTIFICATE OF INSURANCE 
I ~c:liori 8 b) - City staff to :;ioet th& ~ul,ed I ot days Wrttteri Notice bm aendfng the certlflcate out for completlon 
Seciiori 2 ll'l(Qugh 8 - to be complet~ and executed by tie lnsw.r er Its AIJ\hortz.ed ReJ)lnentaUVo 

1. nns CERTIFICATE IS ISSUED TO: C)ty orv,ncouyer, 453 W 12• Ayenug. Vancouver, BC, ysy ,V4 
and certifies that the Insurance policies H listed herein have been Issued to the Named lnsured(s) and are In lull t'on:e and effect Hof the 
effective date of the 11g1"mfHlf "9sertbed below. 

2 NAMED IN,SURED: [,,;us, be tfle ume name as the PermlttHIUcansee or Party(losJ ro Contnc1 end (slare either •n Jndlvldual{s) or• legally 
Incorporated r:ompany((es)J 

MAJLING ADDRESS: 

LOCATION ADDRESS: 

DESCRIPT1ON OF OPERATION, CONTRACT, AGREEr-..ENT, LEASE, PERMIT OR LICENSE: 

PROPERTY INSURANCE naming lhe City of Vsncower es a Named Insured and/or Loss Payee with respect to Ifs lntt~rests and shall contain a 
W11/ver els use In favour of the City of Vencower. 
(All Risks Coverage Including Earthquake and Flood) INSURED VAl.UES: (Replacement Cost) 
INSURER: ______________ _ Building and Tenams' Improvements• S ____________ _ 
TYPE OF COVERAGE: __________ _ Contents and Equipment $ ___________ _ 
POLICY NUMBER: __________ _ Deductlbte Per loss: S ____________ _ 

POLICY PERIOD. From ____ to ____ _ 

4. COMMERCIAL GENERAL UASIUlY INSURANCE (Occurrence Form) 
Including the following extensions: LIMITS OF LIABIUJY: (Bodily Injury end Property Damage,tncluslve) 
,.J Personal Injury 
.J Products and Completed OperatJona Per Occu-rence, $ ___________ _ 
.J Cross Llablllty or Severablllty ar lnleniat 
.J employees as Addltlonal lnsUf8ds Aggregate. $ ___________ _ 
.J Blanket Contraetual Llablllty 
✓ Non-Owned Auto Llablllty All Risk Tenants• Legal Uabillty: $ __________ _ 
INSURER. ______________ _ 
POLICY NUMBER. _____________ . Deductible Per Oecummce· $ ____________ _ 
POLICY PERIOD; f1om ____ lo ____ _ 

! . AUTOMOBILE LIABILITY INSURANCE tor operation of owned and/or leased vehlcles 
INSURER.______________ LIMITS OF LIABILITY: 
POLICY NUMBER. __________ _ Combined Slngte Limit· s ------------
POLICY PERIOD: Ftorn to ____ _ If vehicles are lnsuNd by ICBC, complete end provide Fenn APV-41. 

t . 0 UMBRELLA OR O EXCESS UABIUTY INSURANCE LIMITS OF UABIUTY1 (Bodlly Injury and Property• Damage lncluslvel 
INSURER ______________ _ Per Occurrence: $ ____________ _ 

POLICY NUMBER. __________ _ Aggregate: $ ______ _ ___ _ _ 

POLICY PERJOO: From to Self-Insured Retention~ $ 

7. OTHER INSURANCE (•·9· Boller & Machinery, Business lntarruptloni Crfm•, etc.) - Pl .. s• lp~lfy Name of lnsuntr(II), Polley Number, Polley 
Period, and Limit 

8, POLICY PftOVISlONS: 
!Mien, rwqulred by fhe governing contnct, agre1HTM11t. ,.. • ., permit or llclHl..., If Is underst,:,od and agreed that: 
•) Th• City of Vancouver, Its ofrlcJ11ls, otricers, employees, alllVllnts and agents have beM added as Additional lnsurwdt with ,.,pect to 

II ability arising out of the operstlon of the Named Insured pursuant to tll• govsmlng contract. egreement. lease., JHfmlt or license; 
b) THIRTY (30) days written notice of cancellation or material change resu/fing In ndtlctlon of COVfll'lllle With respect to any of rh• polfcles 

lfsted h""''"• ~ther In ~rt or Jn whole, will be glVM by Ille Insurer(•) to the Holder of this Certlffeafe; the e,rc1!ptlon Is cancellatlo,, tor 
no1>-payment of premiums In which cas,·the apptlcable statutory condlflons wtn apply; 

e) The tnsurence pollcy {poUcles) lfmd herein sllatt be primary with rapKt to 1111 claims arising out of the opantJon of th• Named 
Insured. Any /nsu,.nce or self.fnsu,.nce, maintained cy the City of Vancouwr 1ila# be In ucns of tll/s fnsunrnce and shall nor 
contrtbute to It 

SIGHED BY THE INSURER OR rTS AUTHORIZED REPRESENTATIVE 

-------------------------c--~----~--~--~~~-==~ Dated, _______ _ 
PRINT NAME Of INSURER OR ITS AUTiiORIZED REPRESENTATIVE, ADDRESS AND PHONE NUMBER 

' 
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SCHEDULE C 
SERVICE LEVEL AGREEMENT 

The Intention of this Service Level Agreement (the 4'SLA") is to outline the res:ponsibllities of each 
party. Generally, the Tenant will pay their portion of costs associated with the day to day operation of 
their business related to services and equipment located within and/or exclusively serving the Premises. 
Generally, the landlord shall be responsible for structural issues related to the building and repair and 
maintenance of shared services serving multiple tenants, if applicable. The parties mutuatly agree to be 
consistent with industry practice. 

Approved Vendor: 

Where noted in the comments pertaining to an item of work, prior to commencing that work, the 
Tenant will request and the Landlord shall provide the contact information for vend,:>rs approved by the. 
Landlord to perform specific items of work (the "Approved Vendor"). The Tenant will. ensure that only an 
Approved Vendor's may perform certain items of work. 

Life Cycle Replacement: 

Life Cycle Replacement fs based on fair wear and tear. The need of such replacement is at the 
Landlord's discretion. Notwithstanding the foregoing, it f s a condition hereof that the !Landlord's obligation 
to maintain, repair, and replace parts of the Premises as indicated fn this SI.A is always subject to the 
availability off unds currently budgeted by the Landlord for such purposes at the Premises. 

11MANCY PROf'ILE 

Item Description 

1.0 Heating, Ventflatton and Air Conditioning 

-..lttptft Tenant 
Partyto ' 
Perform 1 

Work 

Pa,tyto 
Pa:yfor 
Work 

Comment 

Heating~ 'Ventilation and Air Condftfoofng exclusive to or Within the Premises (excluding common 
1 • 1 equlpmentlsystemsJ 

a annual Inspection Tenant Tenant COVAV 

b) routine maintenance and repaf r Tenant Tenant COVAV 

C) provision & replacement of filter material Tenant Tenant COVAV 

d) cleaning of ducts Tenant Tenant COVAV 

e) Ufe cycle replacement (Capital Maintenance) Tenant Tenant COVAV 

1,2 Common Heating, Ventllatfon and Atr Condtttonlng (if applicable, systems serving more than the 
Premises) 
a) annual lnspectfon, maintenance and repair COY c:ov 
b) Uf e cycle replacement cov c:ov 

2.0 Plumbing Systems 

2.1 Plumbing Systems exclusive to the Premises (excluding common systemsleqiHpment) 

.a) preventive maintenance an repairs to hydronic heating 
Tenant Tenant COVAV systems 

b) major repairs and replacement of hydronic heatfng systems Tenant Tenant COVAV 

c) preventive maintenance and repairs to domestic cold and 
Tenant Tenant COVAV hot water systems 

d) major repairs and replacement of domestic cold and hot 
Tenant Tenant COVAV water systems 
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Item 

e) 

f) 

g) 

h) 

f) 

........ 
COi M • '-.,_..,_.,1, 0: 111d ~ 

TENANCY PROFILE 

Descrfptlon 

maintenance and repairs to alt fixtures Including faucets, 
unplugging toilets and all other routine repairs 
preventive maintenance aod repairs to backftow preventer, 
1f applicable 
tit e cycle replacement of domestic cold and hot water 
systems, f lxtures and iping 
life cycle replacement of hydronic heating systems 

life cycle replacement of fixtures (eg. faucets, urinals, 
water closets, drinking fountains, etc.) 

Party to 
Perform 

Work 

Tenant 

Tenant 

Tenant 

Tenant 

Tenant 

Multlptie Tenant 
Pa1rty to 
Pay for Comment 
Work 

Te•nant COVAV 

Te•nant COVAV 

Tenant COVAV 

Te1nant COVAV 

Te·nant COVAV 

2.2 Common Plumbing Systems (systems serving more than the Premises) 

a) annual inspection, maintenance and repair COV 

' 
b) life cycle replacement of domestic cold and hot water cov 

systems; hydronic heating systems ff applicable 
life cycle replacement of fixtures (eg. faucets, urinals, 

c) water closets, drinking fountains, sump pump, etc.) In 
common washrooms 

COY 

c:ov 

c:ov 

c:ov 

3.0 Mechanical Systems 

3.1 Mechanical Systems exclusive to the Premises (excludinj common systemslequ;pmenj~) 

a) preventive maintenance and repairs Tenant Tenant 
b) life cycle replacement Tenant Tenant 

c) fnstatlat1on, maintenance and replacement of additional 
equipment provided and Installed by the occupant 

d) elevator - maintenance and repafr 
e) elevator• life cycle replacement 

Tenant Tenant 

n/a n/a 
n/a n/a 

COVAV 
COVAV 

COVAV 

3.2 Common Mechantcal Systems (systems servin9 more than the Premises) 

◄.O 

4.1 

a) annual Inspection, maintenance and repair COY 
b) life cycle replacement cov 
Fire Protection and Suppression Systems 

Ffre Protection a Suppression exclusive to the Preml'ses 

a) 

b) 

C) 

monthly inspection of fire extinguishers, and smoke 
detectors 
annual Inspection of fire extinguishers 
repairs and recharging of fire extinguishers 
annual Inspection, maintenance, repail"S', and life-cycle 

Tenant 

Tenant 
Tenant 

c:ov 

Tenant COVAV 

Tenant COVAV 

Tenant COVAV 

d) replacement of smoke/heat detectors connected to the Tenant Tenant COV AV 
main building fire alarm system 

e) life cycle replacement of fire alarm system Tenant Tenant COV AV 

f) annual inspection, maintenance and repair of fire sprinkler Tenant Tenant COY AV 
system 

g) life cycle replacement of fire sprinkler system Tenant Tenant COV AV 

-4.2 Common Fite Protection a Suppression (if applicable, systems serving more than the• Premises) 

a) anntial inspection, malntenance and repairs of the fire COY C:OV 
alarm system 

·. 
I .. .. ' 
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TENANCY PROFILE 

Item Descrtptton 

b) life cycle replacement of ffrea\arm system 
c) annual Inspection, maintenance and repair of fire sprinkler 

s stem 
d) life cycle replacement of fire sprinkle-r system 

5.0 Securtty 

5-.1 Secur1ty Systems dedicated to or within the Premises 

• a) system monitoring, inspection, maintenance and repair 

b) life cycle replacement 

c) repair, replacement, re-keying of all locks, fobs, and access 
devices (Tenant MUST provide a key to COV) 

Multfpl11t T.nant 
Party to 
Perform ' 

Work 

cov 
cov 
cov 

Tenant 

Tenant 

Tenaot 

Pa1rty to 
Payfor­
Work 
(:ov 

c:ov 

Te!nant • 

Teinant 

Te•nant 

5,2 Common Security Systems (if appficable, systems serving more than the Prem;ses) 

a) 

b) 

system monitoring, inspection, maintenance and repair 
(including ente hones) 
Uf e cycle replacement 

c) .security personnel 

6.0 Electrical Dfstrfbutfon Systems 

COY c:ov 
cov c:ov 
COY c:ov 

I 
Comment 

I 

COVAV 

6, 1 Electrical Distribution Systems exclusive to the Premises (excluding common systems/equipment) ' 
a) repairs and upgrades required by Code or fnftlated by 

Landlord 
b) repairs and upgrades required by Code and initiated by 

Tenant • 

c) 

d) 

inspection, maintenance and repair of wiring, breakers and 
electrical pane.ls 
llf e cycle rep\acement of wiring, breakers and panels 

eJ repair or replacement of switches, receptacles, cover 
lates 

f) additions, extensions, or enhancements to meet tenant's 
needs Including future maintenance 

Tenant . Tenant COVAV 

Tenant COVAV 

Tenant Tenant COVAV 

Tenant Tenant COVAV 

Tenant Tenant COVAY 

Tenant Tenant COVAV 

6.2 Common Electrfcal Distribution Systems (systems serving more than the Prem'ises on service side) 
a) Inspection, maintenance and repair of electrical COV c:ov 

dlstrfbutfon systems 
b) life cycle replacement of etectrical distribution systems to COV <:.:ov 

the leased remfses 
c) maintenance, repair and replacement of auxiliary power COV c:ov 

generating systems 
7.0 Lighting Systems 

7.1 L1ghttn1 Systems exclusive to the Premises 
a) lamp (eg. Bulbs, tubes) replacement for Interior and 

exterior II htlng 
b) annual inspection and maintenance of interior 

emergency/exit lighting 

c) 

d) 

interior and exterior lighting fixture (eg. ballast) 
re tacement 
life cycle replacement of fixtures 

e) cleaning of Interior and exterior light fixtures 

; , , ·. 
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TENANCY PROFil.£ - Mutttpl•• T.nant 
Party to Pa1'ty to . 

Item Description Perform Pay for Comment 
. Work Work 

provision, maintenance, repafr and life cycle replacement 
f) of other lighting fixtures including portable. specialty Tenant Te•riant 

fixtures, including exterior lighting related to the premises 

7.2 Common t.1ghttng Systems (if applicable, systems serving more than the Prem;ses) 

a) inspection, maintenance, repair, and cleaning of interior COY c:ov and exterior lighting 

b) , life cycle replacement of base building fixtures Including cov c:ov 
emergency/exit Ughtlng 

8.0 Windows 
8.1 lnterfor Windows exctusfve to the Premises 

a) 
breakage, routine repair and replacement of interior 

Tenant Tenant COVAV windows caused by occupant or occupant's operations 

b) cleaning of wtndows and surf aces of Interior windows Tenant Tenant COVAV 
c) Uf e cycle replacement Tenant Tenant COVAV 

8.2 Extertor Windows exclusive to the Premises 

a) 
breakage, roat1tte repairs and replacement of exterior 

Tenant Te·nant COVAV 
wfndows not caused by occupant or occupant"s operations 

b) breakage, routfne repairs and replacement of exterior 
Tenant Te:nant COVAV windows caused by occupant or occupant's operations 

C) cleaning (interior and exterior surfaces) Tenant Tenant COVAV 
d) life cycle replacement cov c:ov COVAV 

8.3 Common Interior or Exterior Windows (tf apptfcable) 

a) 
breakage, routine repairs and replacement of exterior cov c:ov 
wf ndows not caused by occupant or occupant's operations 

b) breakage. routine repairs and replacement of exterior cov Tenant chorgeback windows caused by occupant or occupant's operations 

C) cleaning (interior and exterior surfaces) cov c:ov 
d) life cycle replacement cov c:ov 

9.0 Doors 

9.1 Interior Doors exclusive to the Premises 

·a) maintenance and repair of Interior doors Tenant Tenant COVAV 

b) Uf e cycle replacement of interior doors Tenant Tenant COVAV 

9.2 Exterior Doors exclusive to the Premises 

a) maintenance and repair or exterior doors cov Te•nant Tl Review 

b) life cycle replacement of exterior doors COY c:ov Tl Review 

9.3 Common Interior or Exterior Doors 

a) maintenance and repair cov c:ov 
b) life cycle replacement COY c:ov 

10.0 Surfaces 

10.1 fntertor & Exterior Surfaces exclusive to the Premises 

a) interior llf e cycle repainting Tenant Teinant 

... , 
*' ~ ' 

I \ 
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TENANCY PltOf'ILE Mult1pl•t Tenant 

Party to I Pa1rty to l 
Item Description Perform I Pay for Comment 

Work I Work I 

provision of, maintenance and cleaning of wfndow 
b) applications fncluding, but not limited to blinds and Tenant Teinant 

curtains 

c) 
repairs to Interior watts and ceilings, Including minor 

Tenant Te•nant 
painting and wallpaper cleaning 

d) llf e cycle replacement of ceilfng tiles Tenant Tenant 
interior repairs (exludlng the tenant's Improvements, 

e) f urnlshfngs, fittings and equipment) due to building system cov c:ov 
failures such as roof leaks, exterior walls and foundation 
leaks not caused by the occupant or operations l 

t) maintenance and repairs or floor coverings, such as carpet Tenant Te·nant 
and tile 

g) Uf e cycle replacement of flooring including underlay and 
Tenant Tenant Tl Revfew coverings 

h) 
maintenance, repair, and replacement of millwork and Tenant Te,nant 
other finish carpentry 

f) provision, mafntenance, repai r, and replacement of n/.a n/.a exterior awnings 
10.2 Common Area Interior Surfaces 1 

a) all matnteinance and repairs COY . c:ov 
b) all capital maintenance or replacements COY I c:ov 

10.3 Common Area Exterior SUrf aces 
a) maintenance and repaf rs of roof and walls COY C:OY 

b) 
capital maintenance or life cycle replacement including COY c:ov repafntfng 

c) 
repairs and painting of exterior surf aces Including windows, cov c:ov trim, fa eta and soffits 

d) deaning of roof areas and drains-, eavestroughs, gutters and cov c:ov awnings 
11.0 Major Structural Systems I I ' 

11. 1 Major Structural Systems exclusive to the Premises J 

r~patrs or replacements of foundations, flooring sub· 
a) structure, building envelope Including bearing walls and 

roofing not due to damage by the tenant 
cov c:ov 

repairs or replacements of foundations, flooring sub• 
b) structure, building envelope Including bearing walls and cov c:ov 

roof Ing due to damage by the tenant ' 
11,2 Common Major Structural Systems \ 

a) matntenance, repairs and replacement (eg. structure, cov c:oy 
foundations, building envelope) 

12,0 Site Servf ces I I 

u.1 Common Site Services (Including the Shared Outdoor Amen'lty Space, EXCLUDING FENtCED YARD AREA) 

a) landscaping repairs Including '1ardscapes; maintenance and cov c:ov replacement 
b) grass cutting cov c:ov 
c) general deaning of grounds, litter disposal COY ' c:ov 
d) graffiti removal cov c:ov 

, 
'. . 

~~~~ ' I 
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TENANCY PROFILE 

Item Descrfptton 

e) snow and ice removal from roof areas 

f) 

g) 

h) 
i) 

j} 

k) 

snow and ice- removal from steps, Wplkways, entrances 
including the provision of de•ictng matertals 

removal of snow from entrance to parking areas 
maintenance and repair of external walkways, steps 

maf ntenance and minor repair of parking areas 

replacement of extemal walkways and steps and fepavtng 
of parking and loading areas 

maintenance, repair and replacement of gates and fences 
(excluding tenant specific gates and fences) 

repairs of water and sewage systems (beyond the building 
l) perimeter), unless deemed to be caused by the occupant or 

occupants o • erations 
m) irrigation repairs, maintenance, including DOC controls and 

replacement 
13.0 Sfgnage 

13.1 Exterior Sfgnage exclusive to the Premfses 

a) 
maintenance, repafr, and replacement (subject to prior 
approval of the CoV), Including temporary slgnage 

13.2 Interior Sfgnage exclusive to the Premises 

a) 
maintenance, repair and replacement of Interior building 
and wayfinding stgnage 

14.0 Janitorial 

14.1 Janltortat Services exclusive to the Premises 
. a) routine janitorial/custodial services 

b) pest controlservkes (Interior and exterior) 
c) provision of all washroom and cleanf ng supplies 

d) garbage and recycling removal. services and bins 
14.2 Common Area Janitorial Servfces 

a) routine janitorial/custodial services 

b) pest control services (interior and exterior) 

c) provision of all washroom and cleaning supplies 
d) garbage and recycling removal services and bins 

15.0 Fittings, Furnishings and other Equipment 

15.1 Fittings Fumtshlngs ft Equipment exclusive to tile Premises 

Inspection, maintenance and repair of aU non-building 
a) equipment tncludlng stoves, refrigerators, microwaves, 

coolers, free standing cabinets, track lighting 
b) rep,acement of all appliances, program and non-Installed 

eq~i ment 
c) maintenance, repair and replacement of furniture 

16.0 Renovations and Upgrades 
., • ,u--,A 

·... i • I \ 
May 4, 1999/Standard Lease/SOUTff VAN BOTTLE DEPOT • 2019 

'~./ 
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cov 
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Tenant 

n/a 

COY 
n/a 
cov 

Tenant 
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Tenant 
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n/a 
c:ov 

Te1nant 
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TENANCY PROFILE 

Item Descrlptton 

16.1 Renovations and Upgrades exctusfve to the Premises 
any upgrades, additions, enhancements or improvements 
Initiated by the Tenant following the lease agreement 

a) Commencement Date (subject to prior approval by CoV) 
Including remediation of hazardous materials 

17 .o Utllft.les 
17.1 Ut,flltfes 

a) separately metered electricity, gas, water and sewer 
b) all other utility charges (eg. cable, communications, etc.) 

18.0 Business Operatfons 

18~1 Business Operatfons 

a) Tenant's staff costs 

c) Insurance (CGL, business interruption, contents. tenant 
Improvements, etc.) 

d) Insurance (buflding shell) 

d) 
supplies and equipment for Tenant's premises, including. for 
bathroom and kitchen 

e) 
security services related directly to tenant's space, if 
required by Tenant 

May 4, 1999/Standard Lease/SOUTH VAN BOTTLE DEPOT· 2019 
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