CITY CLERK'S DEPARTMENT
Access to Information & Privacy Division

File No.: 04-1000-20-2024-204

July 19, 2024

s.22(1)

DearS-22@)

Re: Request for Access to Records under the Freedom of Information and Protection
of Privacy Act (the “Act”)

| 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:

Appraisal Reports;

Rent Roll with tenant schedule;

Lease agreements;

Income and expense statements; and

Pro Forma Report (Past financial reports that provide future value projections
of the property).

Date Range: January 1, 2021 to December 31, 2023.

arwbdE

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 0O.

*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.

City Hall 453 West 12th Avenue Vancouver BC V5Y 1V4 vancouver.ca
City Clerk's Department tel: 604.829.2002 fax: 604.873.7419



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)

g
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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:

TYPE OF PROPERTY:

SITE AREA:

GLA:

OCCUPANCY:

VACANT POSSESION DATE:

TENANTS:

ZONING CLASSIFICATION:

REGISTERED OWNER:

FINAL VALUE CONCLUSION:

GOING IN YIELD RATE:

EFFECTIVE DATE OF VALUE:

DATE OF REPORT:

DATE OF VIEWING:

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

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

3.42 acres (148,975 sq.ft.).

100,312 sq.ft. (according to rent roll).
Approximately 75%.

April 30, 2041 (earliest termination date).

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.

I-2.

City of Vancouver.
$89,400,000.
1.66%.

January 10, 2022.
April 4,2022.

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 Canadian Uniform Standards of Professional Appraisal Practice, p. 55, effective 01/01/2010.
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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
materials or waste on or in the site, and on the property’s compliance with all requirements of authorities
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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City of Vancouver - FOI 2024-204 - Page 7 of 109







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:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Remarks:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Easement and Indemnity Agreement
261723M

1957-12-03 14:02

City of Vancouver

Right-of-Way
261724M
1957-12-03 14:.03
City of Vancouver

Easement and Indemnity Agreement
265868M

1958-03-03 12:36

City of Vancouver

Right-of-Way
321681M
1961-01-03 14:25

British Columbia Hydro and Power Authority British Columbia Telephone

Company

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

Claim of Builders Lien
WX2169365

2021-09-20 10:52

Coast Building Supplies Ltd.

Claim of Builders Lien
WX2169433

2021-09-21 13:55

Ron's Insulation 2002 Ltd
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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 sources and our discussions with the property owner’s representative, it is our
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.
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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.):

#2620 ——m |
R. 4056 SO.FT.
#2625
R. 7000 SQ.FT
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Level 2 (38,990 sq.ft.):

WGGHG
5835 SQFT.

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).

RYAN ULC | Ref . A2111-5853AA | April 4, 2022
| Reference | April 4, City of Vancouver - FOI 2024-204 - Page 14 of 103>







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

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 is physically possible,
appropriately supported, financially feasible, and that results in the highest value to the property”.

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, according to the applicable zoning guidelines. Given the subject’s location and
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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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:

o 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:

e 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:

e Aratio 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:

o 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

o 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

o 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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COMPARABLE NO. 4
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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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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
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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
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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 reportis 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-19), declared by the World Health Organization as a “Global
Pandemic” on March 11, 2020, has impacted global financial markets. Travel restrictions have been implemented
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), Canadian Uniform Standards of Professional Appraisal Practice (“CUSPAP”)
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 information regarding the identity of a property’s owner or identifying the property owned by
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. The term “inspection” refers to observation only 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
the CUSPAP and in accordance with the author’s privacy policy. The client agrees that in accepting this report,
it shall maintain the confidentiality and privacy of any personal information contained herein and shall comply
in all material respects with the contents of the 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 insurer, including but not limited to ensuring the borrower’s demonstrated willingness and capacity to
service his/her debt obligations on a timely basis, and to conduct 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
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ADDENDUM D

Zoning Bylaw
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ADDENDUM E

Rent Roll
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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 in 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 default in
making any such payment which may not be expressly designated as rent as the
Landlord has for default in payment of rent.

Section 1.5 Utilities

The Tenant shall pay all 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 shall 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 using the Premises for the Permitted Use, the Landlord is
agreeing as the owner of the Premises only and is not in any way (either in its capacity as
landlord or as a regulatory public body) stating, warranting or representing that the
Permitted Use is 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 w1th 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 Montreal,
595 Burrard Street, Vancouver, British Columbia as the base rate that will be used to
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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 in 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 Securty 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.
1

Section 1.10 Goods and Services Tax

The Tenant shall pay when due all goods and services tax (“GST”), 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
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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 in 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 persona!l 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 in 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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(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 damaging the Environment; or
(ix) is Waste,

and "Polluted” is an adjective, and "Pollution” 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 it in the Environmental Management Act,
S.B.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" is no longer used in it, then "Waste" has the
same meaning as the term which replaces it in that Act; and

(2) "Substance" has the meaning given to it in the Canadian Environmental
Protection Act (Canada) as of the date of this lease.
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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 shall, at its own expense:

(@)  immediately give the Landlord notice to that effect and thereafter give the
Landlord from 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 conforms with all laws and regulations governing the movement of the
same; and

(c) if 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 limiting 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) immediately give the Landlord notice to that effect and thereafter give the
Landlord from time to time written notice of the extent and nature of the
Tenant's compliance with the following provisions of this Section 4.6;
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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 in 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.

Section 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 it 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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{e)  the Premises are abandoned by the Tenant; or
(f) this lease is terminated;

then and in 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 terminate this lease by leaving 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, in 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 in this lease.

Section 10.2 Distraint

The Tenant waives and renounces the benefit of any present or future law taking 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 sale,
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 receive 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 amounts 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 in the event the Tenant shall be evicted or dispossessed
from the Premises for any cause, statutory or otherwise, or if 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 expressty 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 is 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 mediation 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 in the immediately 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, if 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 is approved and finally agreed on); and

() 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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(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 .:
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 in 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 time 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 in 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
fnstallation or removal thereof.
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AcﬁY OOFUVE GENERAL CERTIFICATE OF INSURANCE
¥Eﬁlnﬂ sg- City slafi lo 5@& the required # of days Writtan Notice before sending tha certificate out for completion

SCHEDULE B -

Section 2 Ihrough 8 = la be compleled and executed by the Insurer or il Authortzed Representalive

THIS CERTIFICATE IS ISSUED TO;____ Clty of Vancouver, 453 W 12 Avenue, Vancouver, BC. V5Y 1V4
and certifies that the insurance policies as listed herein have been Issued fo the Named Insured(s) and are In full f'orce and effect as of the
effective tfate of the agreement described belfow.

2 NAMED INSURED: {n;usr be the same name as the Permittee/Licenses or Party(les) 1o Contract and {s/are efther an Individual(s) or a legally
Incarporated company(ies))
MAILING ADDRESS:
LOCATION ADDRESS:
DESCRIPTION OF OPERATION, CONTRACT, AGREEMENT, LEASE, PERMIT OR LICENSE:!
3. PROPERTY INSURANCE naming the Cily of Vaneouver 8s a Named Insured and/or Loss Payee whth respect to its Intierests and shall conlaln a
waiver clause in favour of the City of Vencouver.
{All Rlsks Coverags Including Earthquake and Flood) INSURED VALUES: (Replacement Coal)
INSURER: Building and Tenants' Improvements” 5
TYPE OF COVERAGE: Contents and Equipment 5
POLICY NUMBER: Deductibla Per Loss: 3
POLICY PERIOD. From ta '
4, COMMERCIAL GENERAL LIABILITY INSURANCE (Occurrence Form)
Including the following extansions! LIMITS OF LIABILITY: (Bodily InJury and Property Damage Incluslve)
¥ Perscnal Injury
¥ Products and Completed Operations Per Ccourrence, 3
v Cross Liabllity or Severabliity of Interest
V Employess as Additional Insureds Aggregate. $
v Blanket Contractual Liablliity
v Non-Owned Auto Liabliity All Risk Tenants' Legal Liability: $
INSURER.
POLICY NUMBER, Deductible Per Decurrence: -
POLICY PERIOD: From fo
& AUTOMOBILE LIABILITY INSURANCE for operation of owned and/or leased vehiclas
INSURER. LIMITS OF LIABILITY:
POLICY NUMBER. y Combined Single Limf: 3
POLICY PERIOD: From to K vehicles are Insured by ICBC, complete and provide Form APV-47.
4. [JUMBRELLAOR [J EXCESS LIABILITY INSURANCE LIMITS OF LIABILITY: (Bodily Injury and Proparty Damage Inclusiva)
INSURER Per Occumrence: 3
POLICY NUMBER. Agaregate: 3
POLICY PERIOD: From to Self-Insured Retention: -]
7. OTHER INSURANCE (e.g. Bollar & Machlnery, Business Interruption, Crima, etc.) = Please specify Nama of Insurer{n}, Policy Number, Pollcy
Pariod, and Limit
8. POLICY PROVISIONS:

Where required by the govemning contract, agreement, lease, permit or license, It [s undersiood and agreed that:

8) The Clty of Vancouver, its officials, officers, employees, servants and agenis have besn added ss Additiona! Insureds with respect to
liability grising out of the operation of the Named Insured pursusnt to the governing contracl, egreement, lease, permit or license;

b) THIRTY {30) days written notice of cancellation or matariaf change resulting in recluction of coverage with resp ect to any of the policles
listed herein, either in part or in whole, wiil be given by the Insurer{s) to the Holdar of this Certificate; the exception Is canceliation for
non-payment of premiums In which case the applicable statutory conditions will apply;

¢) The Insurance policy (policies) listed herein shail be primary with respect fo ali clalms srising cut of the oparation of the Named
Insured. Any Insurance or seif-insurance maintainad by the CRy of Vancouvar shall ba In excess of this Insurance and shall not

contribute fo it

SIGNED BY THE INSURER OR TS AUTHORIZED REPRESENTATIVE
Dated,

PRINT NAME OF INSURER OR ITS AUTHCRIZED REPRESENTATIVE, ADDRESS AND PHONE NUMBER
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