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Declaration

The foregoing statements disclose, without misrepresentation, all material facts
relating to the Development referred to above, as required by the Real Estate
Development Marketing Act of British Columbia, as of May _6 , 2025,

McQueen Con m

1401-1368-7807, v. 1




SOLICITOR'S CERTIFICATE

IN THE MATTER OF the Real Estate Development Marketing Act
and the Disclosure Statement of
McQueen Construction Ltd.
for
property described as
Lot 26, District Lot 170, Comox District, Plan EPP118278

I, Logan N. Lapointe, Solicitor, a member of the Law Society of British Columbia, having read
over the above-described Disclosure Statement, made any required investigations in public
offices, and reviewed same with the Developer therein named, hereby certify that the facts
contained in Paragraphs 4.1, 4.2 and 4.3 of the Disclosure Statement are correct.

DATED at Courtenay, British Columbia, this 6 day of /)4 CU/{ , 2025.

C——f"‘;dd__--i'7/‘) I ——
; ; - i

Togan N, Lagbinte

1401-1369-7807, v. 1



SKETCH PLAN SHOWING PROPOSED PHASED STRATA DEVELOPMENT
OF LOT 26, DISTRICT LOT 170, COMOX DISTRICT, PLAN EPP118278

BCGS 92F.066

& 3 om 3 L] 72 1 24
e e — "]
ALL DISTANCES ARE IN METRES AND DEGIMALS THEREGF

THE INTENDED PLDT SI2E OF THIS PLAN IS 432 mm IN WINTH BY 568 rmom IN HEIGHT
(C-SIZE)YWHEN PLOTTED AT A SCALE OF 1:300

LEGEND
BLDG  BUILDING
® COMMON PROFERTY
CANT  CANTILVER
FHD FOUNDATION
Lep UMITED COMMON FROPERTY
sL STRATALGT
CIVIC ADDRESS:
875 GRUNINMAN PLAGE
COMOK, B.C.

DL170  wuye

NOTES

1. PARCELID; 0X1-007-876 25

2. DISTANCES ARE IN METERS AND DECINALS THEREQF.

3. PARCEL DIMENSIONS ARE DERVED FRGM EXISTING LAND TITLE
OFFICE AECCRDS, BEING PLAN EPP116278,

4, PROPEATY TITLE SUBJECT TO: PERMITS CA33I0HT2, CANS3007D,
CAREEIY, CAY424506, AND CB11262M; REGULATION 1128558,
COVENANTS CA363543, CAIIE3549, CB281427, CBIS14TT, AND
CAZE1481; AND STATUTORY RIGHT OF WAYS CAZAORZ13 AND
CAMEEZM.

5. UNREGISTERED INTERESTS HAVE NOT BEEN INCLUDED OR
CONSIDERED,

6. CONFORMANGE WITH CHARGES AFFEGTING THE SUBJECT
TITLE HAVE NOT BEEN VERIFIED BY MCELHANNEY,

7. LINEAR DIMENSIONS AND AREAS ARE APPROXIMATE AND
SUBIECT TO CHANGE PENEING THE ECNPLETION GF THE

LEGAL BURVEY.
B OFFSETS T TY LINE FROM DINGS ARE

TO THE EXTERKIR FGUNDATION UNLESS QTHERWISE :

HBICATED, b
5. THIS DOCUMENT GHALL NOT BE USED TO DEFINE PROPERTY

LINES GR PROPERTY CORNERS.

10. THIS SKETCH PLAN HAS BEEN PREFARED FOR APPLICATION
PURPOSES AND IS FOR THE EXCLUSIVE USE OF MCOUEEN
CONSTAUCTION LTD.
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GRUMMAN PLACE

SKETCGH PLAN ISSUED FEBRUARY 14, 2075,

PHASE BOUNDARY
OFFSET 2 METERS
FROM BUILDING "B"

PHASE BOUNDARY
OFFSET 2 METERS
. FROM BUILDING "A"

THIS PLAN LIES WATHIN THE COMOX VALLEY REGIONAL DISTRICT AND
THE Tovir OF coMoX.

A McElhanney Ausoclates: Land durvaying Lid.

1271 Ayin Hadd, Caurtensy BG VN 3RE

MeEThaniny  Tel. 250-358-5455

PLAN ID.
2Z710593900-VL-STTA-DD4-FP
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THIS CONSOLIDATED ZONING BYLAW IS FOR CONVENIENCE PURPOSES ONLY AND SHOULD NOT BE USED FOR
LEGAL OR INTERPRETIVE PURPOSES WITHOUT REFERENCE TO THE ORIGINAL BYLAW AND AMENDING BYLAWS.

EXCERPTS OF THIS BYLAW SHOULD NOT BE USED FOR LEGAL OR INTERPRETIVE PURPOSES
WITHOUT REFERENCE TO THE ENTIRE BYLAW

830.

CD30 COMPREHENSIVE DEVELOPMENT 30: ASPEN TOWNHOUSES

(Adad #1955, Feb 17/21)

For the purpose of Section 830.9, required sethacks are shown in Appendix “Y”.

830.1

830.2

830.3

830.4

830.5

830.6

830.7

830.8

830.9

Permitted Uses: .
In the CD30 zone, the following uses are permitted and all other uses are prohibited:
{1) Accessory structures and uses, excluding:

(a) buildings other than those used for solid waste collection, recycling

collection or dwelling unit accessory uses; and

(b) outside storage
(2) Home occupations
(3) Townhouse dwellings
(4) Two-family dwellings

Conditions of Use:
No solid waste collection or recycling collection shall be located within 6.0 metres of

any lot line abutting a Residential zoned parcel.

Density:
Density shall not exceed 45 units per hectare.

Parcel Area:
Parcel area shall not be less than 5,000 square metres.

Parcel Frontage:
Parcel frontage shall not be [ess than 40.0 metres.

Parcel Depth:
n/a

Parcel Coverage:
Parcel coverage, including parking areas, loading areas and driveways that are open

sided and roofless shall not exceed 70%.

Height and Storeys:
(1) Height shall not exceed 9.0 metres.
(2) Number of storeys shall not exceed 2.

Required Setbacks:

(1) For any part of a structure used as a garage or carport — Front setback shall not be
less than 5.0 metres; and

(2) In all other situations, required setbacks shall be as shown in Appendix “Y".

CONSOLIDATED - Town of Comox Page 311 of 351
Comox Zoning Bylaw 1850 Current to: September 21, 2022




THIS CONSOLIDATED ZONING BYLAW IS FOR CONVENIENCE PURPOSES ONLY AND SHOULD NOT BE USED FOR
LEGAL OR INTERPRETIVE PURPOSES WITHOUT REFERENCE TC THE ORIGINAL BYLAW AND AMENDING BYLAWS.

EXCERPTS OF THIS BYLAW SHOULD NOT BE USED FOR LEGAL OR INTERPRETIVE PURPOSES
WITHOUT REFERENCE TO THE ENTIRE BYLAW

830.10

830.11

830.12

830.30

Accessory Buildings:

Accessory buildings shall:

(1) Not exceed 3.0 metres in height;

(2) Not exceed 80.0 m? in gross floor area;

(3) Notwithstanding subsection (2), if individual accessory buildings are provided for
residential units, not exceed 2.5 m? in gross floor area per unit;

{4) Not be located within front and exterior side yards; and

(5) Be excluded from required setbacks provided that no accessory building is located
closer than 1.2 metres to a rear or interior side lot line.

Screening:

The following shall be screened in accordance with Section 8:

(1) Garbage compounds;

(2) Off-street parking and loading areas;

(3) Above ground utility boxes and utility transformers; and

(4) CD30 zoned parcels from abutting Residential zoned parcels.

Off-Street Parking and Loading:
Off-street parking and loading shall be provided in accordance with Section 6;

Other Requirements:

(1) Overhead wiring shall not be permitted on a parcel. All new services on a parcel
shall be placed underground,;

(2) Driveways shall not exceed 6.0 metres in width;

(3) No mere than 3 access driveways shall be permitted to Grumman Place,
including a common access driveway;

(4) No vehicle access shall be permitted to Aspen Road;

(5) Unoccupied open spaces, including required setbacks, shall be fully and suitably
landscaped with landscape material;

(6) All buildings shall conform to Section 5.19, Watercourse Regulations.

CONSOLIDATED - Town of Comox Page 312 of 351
Comox Zoning Bylaw 1850 . Current to: September 21, 2022




Strata Properiy Act

FORM P
PHASED STRATA PLAN DECLARATION

{Sections 221, 222)

McQueen Construction Ltd., declares:

1. That McQueen Construction Ltd. intends to create a strata plan by way of phased
development of the following land which McQueen Construction Ltd. owns:

LOT 286, DISTRICT LOT 170, COMOX
DISTRICT, PLAN EPP118278

031-807-976

2, That the plan of development is as follows:

a. A schedule setting out the number of phases in the arder in which the phases will
be deposited and specifying any common facility to be constructed in conjunction
with a particular phase is as follows:

There will be 3 Phases in the development comprising 22 residential townhomes

as follows:
Phase One 6 residential townhome units
Phase Two 8 residential townhome units

Phase Three 8§ residential townhome units

There are no common facilities planned other than interior roads and visitor
parking areas. The interior roads and visitor parking for all phases will be
completed during construction of Phase One.

b. A sketch plan showing:

i. All the land to be included in the phased strata plan,
ii. The present parce! boundaries,

iii. The approximate boundaries of each phase, and

iv. The approximate location of the common facilities;

is attached as Schedule 1.

C. The estimated dates for the beginning of construction and completion of
construction of each phase are as follows:

Estimaled Date of Estimated Date of
Commencement Completion
Phase One May 1, 2025 — July 31,2025 November 1, 2025 — January

31,2028
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Phase Two November 1, 2025 — January July 1, 2026 — September 30,

31,2026 2026
Phase Three July 1, 2026 — September February 1, 2027 — Apiril 30,
30, 2026 2027
d. A statement of the unit entitlement of each phase and the total unit entitlement of

the completed development is as follows;

Phase One 6
Phase Two 8
Phase Three 8
Total: 22
e. A statement of the maximum number of units and general type of residence or

other structure to be built in each phase is as follows:

Phase One 6 residential townhome units
Phase Two 8 residential townhome units
Phase Three 8 residential townhome units
3. | will elect to proceed with each phase on or by the following dates:

Phase Number Date
Phase One May 1, 2025

Phase Two Qctober 1, 2025
Three March 1, 2026

Signature of Applican
Ryan McQueen, Authorizgd Signatory for McQueen Construction Ltd.

Date of approval: [month day, year]*.

Signature of Approving Officer
Town of Comox

*Section 222(2) of the Act provides that
approval expires after one year unless the
first phase is deposited before that time.

00050585-00487602
1387-9238-5554, v. 2
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Schedule 1

00050585-00487602
1387-9238-5554, v. 2



SKETCH PLAN SHOWING PROPOSED PHASED STRATA DEVELOPMENT
OF LOT 26, DISTRICT LOT 170, COMOX DISTRICT, PLAN EPP118278

BCGS 92F,066

ALL DISTANCES AHE [N METRES AND DEGIMALS THEREOF

THE INTENDED PLOT SI2E OF THIS PLAN 15 432 mm (N WADTH BY 550 mm (N HEIGHT
{C-BI2E) \WHEN PLGTTED AT A SCALE OF 1:300

LEGEND
aL0a BUILDING
© COMMON PROPERTY
CANT GANTILIVER
FND FOUNDATION
wp LIMITED COMMON PROPERTY
sL STRATALGT
CVIC ADDRESS:
TS GRUNMAN PLAGE
COMOX, B.C.

DL 170

NOTES

1. PARCEL ID: 0M-807-876 25
2. DISTANCES ARE (N METERS AMD DECIMALS THERECF.
3. PARCEL CIMENSIONS ARE GERIVED FROM EXISTING LAND TITLE
OFFICE RECORDS, BEING PLAN EPF11a27a.
4, PAOPERTY TITLE SUBJECT TO: PEAMITS CAZI305TZ, CARSI0NT3.
CAIOAE639, CASA24506, AND CH1128231; REGULATION J128558,
COVENANTS CAGIE1548, CASIGISAD, CR61427, CBIE1477, AND
GBZB1401; AND STATUTORY RIGHT OF WAYS CAS4BI2I3 AND

CAZ458234.

5. LNREGISTERED INTERESTS HAVE NOT BEEN INCLUDED OR
CONSIOERED.

8. CONF WITH THE SURJEST
TITLE HAVE NGT BEEN VERIFIED BY MGELHANNEY.

7. LNEAR AND AREAS ARE AnD
SUBJECT TO CHANGE PENDING THE COMPLETION OF THE
LEGAL SURVEY,

& OFFSETS TO PROFERTY LINE FROM PROPOSED BUILDINGS ARE
To THE EXTERIOR FOUNDATION UNLESS OTHERWISE
INDICATED.

8. THIS DOCUMENT SHALL NOT BE USED'TO DEFINE PROPERTY
LINEE OR PROPERTY CORNERS,

10, THS SMETCH PLAN HAS BEEN PREPARED FOR ARPPLICATION
PURPUSES AND [ FOR THE EXCLUSIVE USE OF MCQUEEN
CONSTRUCTION LTD.

T d Aoy of e uaed, reLasd or reproduced
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GRUMMAN PLACE

SKETCH PLAN ISSUED FESAUARY 14, 2025,

THIS PLAN LIES WITHIN THE COMOX VALLEY REGIONAL DISTRICT AND
THE TOWN OF COMOX.
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PHASE BOUNDARY

OFFSET 2METERS
FROM BUILDING "B™

L PHASE BOUNDARY
/s OFFSET 2 METERS
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A

McElhanney Snscciales Land Surveying Lid.
“ 1211 Rysn Rend, Courtenay BG VBN ARG

M:En‘-\’-v Tel 250-338-5455

PLAN D,
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[ () a number that is approved by the Superintendent of Real Estate in
accordance with section 246 (3} (a) (iii) of the Strata Property Act.

---------------------------------------------------------------------------

Signature of Superintendent of Real Estate

Strata Lot No. Sheet No. Habitable Area | Unit Entitlement | %% of Total Unit
in m2 Entitlement**
1 129 1
2 126 1
3 126 1
4 129 1
5 144 1
6 146 1
7 132 1
8 162 1
9 162 1
10 132 1
11 131 1
12 129 1
13 132 1
14 125 1
15 129 1
16 126 1
17 126 1
18 129 1
19 132 1
20 129 1
21 129 1
22 132 1

Total number of
lots: 22

Total habitable
area: 2937

"Total unit
entitlement: 22

* expression of percentage is for informational purposes only and has no legal effect

** not required for a phase of a phased strata plan




Date! e e e {month day, year].

...........................................................................

...........................................................................

Signature of Superintendent of Real Estate
(if submitted under section 264 of the Act)
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These bylaws repeal and replace all previously filed bylaws, including the Schedule of Standard

Bylaws in the Strata Property Act

Definitions

Unless otherwise stated, all terms have the meanings prescribed in the Strata Property Act, S.B.C.
1998, c. 43 (the “Strata Property Act”). For the purposes of these Bylaws:

a.

“Alteration” includes, but is not limited to, any changes or additions to any component of
a strata lot or common property, any renovations, remediation, repairs or the replacement
of an existing item, whether or not the replacement is identical to the item being replaced,
the affixing of an item to a wall, floor or ceiling, such as a nail or other similar material,
and the placing of an item that is kept in place by its own weight, even if such item can be
removed without damage to a strata lot, the common property, limited common property,
or a common asset;

“Bylaw(s)” means the bylaws of the Strata Corporation;

“Chargeback” means any and all costs incurred by the Strata Corporation, other than
lienable charges pursuant to sections 112 to 118 of the Act, to fulfill, make whole, rectify,
remedy, investigate a real or suspected breach of duty, obligation, act, failure to act, or
event for which an act of an owner, tenant, occupant, Spouse of an owner is responsible
(whether intentional or unintended, foreseeable or unforeseen, anticipated or not, caused
as aresult of that owner, tenant, occupant, Spouse of an owner’s actions or as a spontaneous
event for which they are responsible (the “Event™), whether or not a court or tribunal of
competent jurisdiction has pronounced judgment on the Event including, but not limited
to:

1) fines;

2) interest on Chargebacks as defined herein;

3) late fees;

4) non-sufficient funds penalties;

5) costs incurred to investigate and/or remedy any Event in relation to common
property, limited common property or the strata lot including but not limited to
expert reports, investigative procedure, geotechnical or auditory testing, plumber,

electrician or other expert or contractor cost, any professional fees or other third
party costs in which the strata corporation, acting reasonably believes the owner
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has been culpable for the costs incurred by the strata corporation, and those costs
were not incurred in the best interests and for the direct benefit of all of the owners;

6) legal fees on a solicitor or own client basis to enforce and/or obtain judgment for
any Chargeback or cost incurred by the Strata Corporation, as defined herein or

otherwise, as against the owner;

7) any money expended, including for legal fees on a solicitor and own client basis,
for the purpose of remedying a contravention under section 133 of the Act;

8) any money expended, including for legal fees on a solicitor and own client basis,
for the purpose of enforcing bylaws and rules under sections 129 and 30 of the Act;

9) insurance deductibles forming the responsibility of an owner under the Act or these
bylaws; or

10) any other expense incurred at the request or demand of a strata lot owner, or by
agreement between the owner and the Strata Corporation, that the Strata
Corporation subsequently holds the owner responsible to pay under the Strata
Property Act or under these bylaws;

d. “common asset” means:

1) personal property held by or on behalf of a strata corporation, and
2) land held in the name of or on behalf of a strata corporation, that is:
i.  not shown on the strata plan, or
it.  shown as a strata lot on the strata plan
e. “Council” means the Strata Corporation’s strata council and its members;
f. “Harass” means:
1) unwelcomed physical or verbal behavior of any kind that can reasonably be inferred
to intend to offend, abuse, humiliate, embarrass, discriminate, intimidate and/or
provoke fear in another;

2) belittling, threatening, or intimidating someone;

3) interfering with a council member, property manager, agent, contractor or
employee of the strata corporation, in the conduct of their duties;

4) repeatedly following or confronting an owner, occupant, tenant or council member
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in the common property or at the entry to their strata lot;

5) recording another owner, occupant or tenant without their consent including audio
recording, photographing, filming or watching and besetting a person or dwelling;

6) sending an unreasonable amount of correspondence to the council or property
managet;

7) following or stalking a person;

8) making a series of spurious, vexatious, or frivolous complaints of bylaw violations
against another owner, occupant, or tenant;

9) making an unreasonable number of demands of a council member, property
manager, agent, contractor, other owners, occupants and tenants to provide
information, hold hearings, or to carry out actions;

10) directly instructing the Strata Corporation’s contractors or agents to complete
additional tasks, stop work, alter procedures or to do anything that interferes with
the council’s instruction to or the Strata Corporation’s contract with its contractors
or agents;

11) making unwelcome jokes, disparaging remarks, or comments about someone’s
race, national or ethnic origin, color, religion, age, sex, sexual orientation, marital

status, family status, or disability.

g. “Occupant” or “occupant” means a person, other than an owner or tenant, who occupies
a strata lot.

h. “Resident(s)” means collectively, owners, tenants, Spouse of an Owner, visitors staying at
the strata lot more than three days, and occupants;

i. “residential strata lot” means a strata lot designed or intended to be used primarily as a
residence

j. “Rule(s)” means the rules of the Strata Corporation;

k. “Spouse of an Owner” includes, but is not limited to, an individual who has lived with an
owner, for a period of at least 2 years at the relevant time, in a marriage-like relationship;

1. “Strata Corporation” means the Owners, Strata Plan _
m. “tenant” means a person who rents all or part of a strata lot, and includes a subtenant but

does not include a leasehold tenant in a leasehold strata plan as defined in section 199 or a
tenant for life under a registered life estate;
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The Schedule of Standard Bylaws to the Act does not apply to the Strata Corporation.

If any bylaw or part of a bylaw is found to be illegal, unenforceable, void or voidable for any
reason by a court of competent jurisdiction, such bylaw or part of such bylaw shall be deemed
severed from the remainder and the remainder will remain in full force and effect.

Division 1 — Duties of Owners, Tenants, Occupants and Visitors

1. Payment of Strata Fees

1.1

1.2

1.3

1.4

|

1.6

1.7

An owner must pay strata fees on or before the first day of the month to which the strata
fees relate.

An owner of a strata lot must provide monthly post-dated cheques representing the fiscal
year or enter into a pre-authorized debit arrangement.

A special levy is due and payable on the date or dates noted in the resolution authorizing
the special levy.

If an owner is late paying strata fees and/or special levies then the owner must pay to the
Strata Corporation interest on the late payment in the amount of ten percent (10%) per
annum, compounded annually from the date the payment was due and continuing until
paid. For the purposes of section 118 of the Strata Property Act any interest payable
from an owner on a special levy or strata fees are part of the unpaid strata fees or levy
and are not a fine.

The Strata Corporation may charge an owner the amount charged to the Strata
Corporation by its financial institution in relation to a dishonoured cheque or declined
electronic funds transfer.

Fines, chargebacks and any other non-lienable charges (the “Chargebacks™) shall be
added to the strata fees for the strata lot for which the owner is responsible and the
Chargebacks shall be due and payable on the first day of the month after which they were
incurred. Such Chargebacks may not form the basis for a lien against a strata lot.

Chargebacks shall include all sums owing to the Strata Corporation with the exception of
lienable charges pursuant to section 112 and 118 of the SPA which are incurred by the
Strata Corporation to fulfill, make whole, rectify, remedy, investigate a real or suspected
breach of duty, obligation, act, failure to act, or event (“Event”) for which an of an
owner, tenant, occupant, resident, guest or Spouse of an owner or resident is responsible
including but not limited to:
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a. costs incurred to investigate and/or remedy any Event in relation to common
property, limited common property or the strata lot including but not limited to
expert reports, investigative procedure, geotechnical or auditory testing, plumber,
electrician or other expert or contractor cost, any professional fees or other third
party costs in which the strata corporation, acting reasonably believes the owner
has been culpable for the costs incurred by the strata corporation, and those costs
were not incurred in the best interests and for the direct benefit of all of the
OWners;

b. legal fees on a solicitor or own client basis to enforce and/or obtain judgment for
any Chargeback or cost incurred by the Strata Corporation, as defined herein or
otherwise, as against the owner;

c. any money expended, including for legal fees on a solicitor and own client basis,
for the purpose of remedying a contravention under section 133 of the Act;

d. any money expended, including for legal fees on a solicitor and own client basis,
for the purpose of enforcing bylaws and rules under sections 129 and 30 of the
Act; and

e. insurance deductibles forming the responsibility of an owner under the Act or
these bylaws.

1.8 Payments received from an owner shall be applied in the following order:

fines;

NSF charges;

insurance deductibles;

any other charges arising from bylaw infractions including Chargebacks and
uninsured damage costs;

€. interest payable on strata fees and/or special levies;

f. special levies; and

g. strata Fees.

o op

1.9 In the event the Strata Corporation is entitled to register a lien in accordance with the
Strata Property Act or these bylaws:

a. all expenses associated with the registration and enforcement of the lien shall be
borne by the offending owner;

b. the offending owner shall be given two (2) weeks’ written notice from the strata
council before the lien is filed; and

c. the lien shall be for the total monies due and for any related costs.

1.10  An owner in default of paying common expenses, strata fees, special levies, interest,
and/or Chargebacks shall be deemed to be in arrears. Any owner in arrears shall
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