


Financial Institutions
Commission of BC

Our file no. 23893 September 19, 2006
Your file no.

Centre Stage Holdings Ltd.
12428 55th Avenue
Surrey, BC V3X 3Bl

Attention: Glenna Borsuk

Dear Ms. Gorsuk:

Re: Disclosure Statement
NE 1/4, Sec 3, Gabriola Island, Nanaimo District, except Pcl A;
and SW 1/4, Sec 8, Gabriola Island, Nanaimo District
Developer - Centre Stage Holdings Ltd.

This letter will confirm that on September 8, 2006, the above-noted Disclosure Statement was
filed with the Superintendent of Real Estate under the Real Estate Development ﬁgf*keﬁng Act.

4
Please note that the Superintendent has not determined: the merits of any statement contained in
the Disclosure Statement; whether the Disclosure Statement contains any misrepresentation; or
whether the Disclosure Statement and the information contained in it meet the requirements of
the Real Estate Development Marketing Act and regulations.

If the Developer should become aware that the Disclosure Statement contains a
misrepresentation, or does not comply with the Real Estate Development Marketing Act or
regulations, then the Developer must either file an Amendment to that Disclosure Statement, or
file a new Disclosure Statement, as described in section 16 of that Act.

Please contact our office if you should have any questions with respect to the above matters.

Yours truly,

Ao, &l

« ' Ana Dias-Galvao
A/ Analyst

ADG\veb”

Superintendent of Real Estate Suite 1200 - 13450 102" Avenue
Surrey BC V3T 5X3
Telephone: 604 953-5300
Facsimile: 604 953-5301
www.fic.gov.be.ca




U3/ UOf £OUD E10; 4s BUYTILLYbY raae
¥

Solicitor's Certificate

IN THE MATTER OF Real Estatz
Development Marketing Act

and the Disclosure Statement of
CENTRE STAGE HOLDINGS LTD.
dated September 8, 2006

For property described as:

(a) NE ¥4, Section 3, Gabriola Island,
Nanaimo Districl Except Parcel A
(DD773261) PID, 003-134-806

(b) SW %4, Sec 8, Gabriola Island, Nanaimo
District, PID 003-134-792

I, Morley A. Levitt, Solicitor, a member of the Law Society of British Columbia,
having read over the above desaribed disclosure statement, made any required
investigations in public offices, and reviewed same with the developer therein
named, hereby certify that the contents of items 4.1, 42 and 43 in the disclosure
statement, are correct.

DATED at Richmond, Province of British Columbia, this 8% day of September
2006. :

Barrister & Solicitor
120-11181 Yoyageur Way
Richmond B.C.

V6X 3N9

Tel. No. 604-270-9611
Fax No. 604-270-4588

Email: mlevitt@shaweable.com

MORLEY A, LEVIT
BARRISTERS & SOUC!TgRS

120 - 11184 VOYAGE
HICHMOND, B.C, vsiRaE?Y

604-270-9611
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DISCLOSURE STATEMENT OF

Centre Stage Holdings Ltd.

ADDRESS FOR SERVICE

12428 55 Ave, Surrey, BC

V3X 3B1
I
BUSINESS ADDRESS MINISTRY 607
SR f“g 3
12428 55 Ave, Surrey, BC SR e
V3X 3B1 STPUg T
FINANCIAL S TITUTIONS
DATED COMMISSION

September 8, 2006

The developer will be engaging the services of a licensed real estate
broker to be selected and may also utilize its’ own employees to
market the subdivision lots which employees will not be licensed
under the Real Estate Services Act and who will not be acting on
behalf of the Purchasers.

This Disclosure Statement has been filed with the Superintendent
of Real Estate, but neither the Superintendent, nor any other
authority of the Government of the Province of British Columbia,
has determined the merits of any statement contained in the
disclosure Statement, or whether the Disclosure Statement
contains a misrepresentation or otherwise fails to comply with the
requirements of the Real Estate Development Marketing Act. It is
the responsibility of the developer to disclose plainly all material
facts, without misrepresentation.




RIGHTS OF RESCISSION

Under Section 21 of the Real Estate Development Marketing Act , the
purchaser or lessee of a development unit may rescind (cancel) the
contract of purchase or sale or contract to lease by serving written notice
on the developer or the developer’s brokerage, within 7 days after the later
of the date the contract was entered into or the date the purchaser or lessee
received a copy of this Disclosure Statement.

The rescission notice may be served by delivering or sending by registered
mail, a signed copy of the notice to

a) the developer at the address shown in the disclosure statement
received by the purchaser

b) the developer at the address shown in the purchaser’s purchase
agreement

c) the developer’s brokerage, if any, at the address shown in the
disclosure statement received by the purchaser

d}) the developer’s brokerage, if any, at the address shown in the
purchaser’s purchase agreement.

The developer must promptly place purchaser’s deposits with a brokerage,
lawyer or notary public who must place the deposit in a trust account in a
savings institution in British Columbia. If a purchaser rescinds their
purchase agreement in accordance with the Act and regulations, the
developer or the developer’s trustee must promptly return the deposit to the
purchaser.
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DISCLOSURE STATEMENT OF

Centre Stage Holdings Ltd.

Dated: September 8, 2006

THE DEVELOPER

1.1

1.2

1.3

1.4

1.5

1.6

Name: Centre Stage Holdings Ltd.

Jurisdiction The company was incorporated in the province
of British Columbia on February 13, 1980
under incorporation number 204577.

Registered and Registered office:

12428 55 Avenue,
Surrey BC.
V3X 3B1

Business address

12428 55 Avenue,
Surrey BC.
V3X 3B1

Corporate purpose

The company was not incorporated for the
purpose of developing subdivision lots,
however, has no other assets than the
development property.

Directors and Officers:

Glenna Borsuk President/Director
12428 55 th Ave

Surrey, B.C.

V3X 3B1




2. GENERAL DESCRIPTION

2.1 General Description of the Development

The development is located at Fern Rd and Seymour Rd on
Gabriola Island , B.C.

The developer has applied for a 49 lot subdivision and has
received Preliminary Layout Approvals for 24 Iots of which 21 are
fee simple lots, one of which will be further subdivided to create
four bare land strata lots

The minimum lot size is 1.0 hectare.

The 24 lot subdivision for which the Preliminary Layout Approval
has been granted is wholly within the boundaries of the SW 1/4,
Sec. 8, Gabriola Island, Nanaimo District

The parent parcel is in the Private Managed Forest Reserve which
permits certain uses under the Private Managed Forest Act.
The legal descriptions of the 24 lots will be

Lots 1 to 20 inclusive, SW 1 /4, Sec. 8, Gabriola Island,
Nanaimo District

Strata Lots 1 to 4, Strata Plan , Gabriola Isiand,
Nanaimo District

2.2 Permitted Use

The zoning of the lots in the subdivision are Resource or Resource Residential

The permitted uses in these two zones are as set out in the Islands Trust zoning
by law.




2.3  Building Construction

The developer will not be responsible for construction of any improvements on
the subdivision lots and the purchaser's of each lot will be responsible for
construction of any such improvements.

The Developer has been advised that a building permit would have to be
obtained by the purchasers from the Regional District of Nanaimo, and that any
building must be built to the specifications set out in the B.C. Building Code and
must comply with zoning requirements regarding setbacks and building heights
as set out in the attached exhibits. Plumbing, gas, and électrical permits would
also have to be obtained from the Regional District of Nanaimo .

A Statutory Building Scheme will be registered on each lot.
3. SERVICING INFORMATION
3.1 Utilities and Services

i) Water

The developer will provide a well for each Iot that will satisfy local by laws,
Ministry of Transportation and Ministry of Health guidelines The purchaser will
be responsible for installing the baiance of the water system.

i) Electricity

Overhead power lines will run along Seymour road. It will be the responsibility
of the owner at its’ own expense to run power lines from that point to the Lot. A
blanket easement in favour of B.C. Hydro provides access for each lot owner on
the Lots for the purpose of providing services from the main road to the
individual Jot.

ity  Septic
While percolation has been inspected and approved by the local heaith officer,

it is the responsibility of the purchaser to install the seplic field which would
need to be inspected by the health officer when installed.




iv) Natural gas will not be provided for any of the lots
V) Fire and Police Protection

Fire Hall No. 1 is located at 760 North Road and is app. 7.5 km from Seymour
Road.

Fire Hall No. 2 is located at 2400 South Rd and is app. 2.25 km to the corner of
Lachhaven Rd and Bonnieview Rd.

There are existing fire hydrants on Lockwood St., app. 1 km from Seymour Rd
and on Shaw Rd. app. 1.5 km from Lachhaven and Bonnieview Rd.

An RCMP detachment, located at 525 South Road, is app. 6 km kilometres from
where Seymour Rd enters the Subdivision.

vi) Telephone

Overhead lines will run on Seymour roads adjacent to the Subdivision. It will be
the responsibility of the purchaser to run the telephone line from the road to the
residence and to arrange for and enter into any required contract with the
telephone company.

vii)  Access

Access is available to each lot from Seymour road which will be paved and
constructed to Ministry of Transportation standards and approved by the
developers engineers, however, access to each building site is the
responsibility of the purchaser. Access to the four bare land strata lots to be
created will be from the common strata road shown in the Exhibit attached, will
be gravel and constructed to Ministry of Transportation standards and
approved by the developers engineers. There will be no Sidewalks or Street
Lighting




4.1

4.2

4.3

TITLE AND LEGAL MATTERS

L.egal Description

The legal description of the lands to be subdivided are:

a) NE 1/4, Section 3, Gabriola Istand, Nanaimo District
Except Parcel A (DD773261)

PID 003 134 806, and
b) SW 1/4, Sec 8, Gabriola Island, Nanaimo District

PID 003 134 792

Ownership

Centre Stage Holdings Ltd.

Existing Encumbrances and Legal Notations

The existing encumbrances on SW 1/4, Sec 8, Gabriola Island , Nanaimo
District are;

Development permit area may affect title under part 26 of the Local
Government Act ES 103104 requiring geo technical reports
for areas with steep slopes

Undersurface Rights 23309G, DF4311 1, R12283

Mortgage and Assignment of Rents in favour of Carevest Capital
inc. EX 95256 and EX 95257

Development Covenant with Islands Trust EX 11355 attached as
an exhibit




The existing encumbrances on NE 1/4, Sec. 3, Gabriola island, Nanaimo
District except Parcel A (DD 773261) are:

. Development Covenant with Istands Trust EX 113595 attached as
an exhibit

' Development permit area may affect title under part 26 of the Local
Government Act ES 103104 requiring geo technical reports
for areas with steep slopes

Mortgage and Assignment of Rents in favour of Carevest Capital
Inc. EX 95256 and EX 95257

. Access Easement P35192 in favour of Lot B, Plan 5448, Except
Plans 15573 and 23476

4.4 Proposed Encumbrances
Encumbrances will be registered as follows:

i) Wetland Covenant on Strata Lot 4- See attached
Development Covenant and Preliminary layout Approval

i) Safe Building Site Covenant on those lots having steep
biuffs- See Development Covenant and Preliminary Layout
Approval

i) Lot 20 and the NE 1/4, sec. 3, Gabriola Island, Nanaimo
District Except Parcel A(DD 773261), being larger than
twice the applicable average lot area will have a covenant
restricting further subdivision.

iv) An area of 3 metres adjacent to the common eastern edge
of the strata road will be dedicated as park

V) Easement in favour of B.C. Hydro for the purpose of
installing Hydro services




4.5  OQutstanding or Contingent Litigation or Liabilities
There is no outstanding contingent litigation nor any outstanding
liabilities

4.6  Environmental Matters
Some of the lots are within a designated Development Permit Area
protecting steep slopes.  All lots have been the subject of
favourable geo technical reports.
Strata Lot 4 contains a wetland area which will be protected by a
covenant.

5. CONSTRUCTION AND WARRANTIES

5.1 Construction dates

Construction of services has commenced and all services should
be completed on or before October 30, 2006

5.2  Warranties
There are no warranties in relation to the services provided for the
subdivision.
6. APPROVALS AND FINANCES
6.1  Development Approval

The Ministry of Transportation has issued Preliminary Lot Layout
Approvals dated May 11, 2006

6.2  Construction Financing

The developer has arranged a satisfactory financing commitment with Carevest
Capital Inc. in the sum of $ 4,500,000.00 which is sufficient to ensure adequate
payment for the construction and completion of the development property
including the installation of all utilities and other services associated with the
development units.

The financing contains provisions for discharge of the said mortgage for each
individual lot upon payment to the lender of the net sale proceeds of each lot.




7. MISCELLANEQUS

7.1 Deposits

Ail money received from purchasers will be heid in trust by the faw firm Morley
A. Levitt, Barrister & Solicitor, suite 120- 11181 Voyageur Way, Richmond, B.C.
V6X 3NQ or by the broker selected by the Developer in accordance with the
Real Estate Development Marketing Act.

7.2 Purchase Agreement

The developer will not be using any particular form of purchase agreement

7.3 Developer's Commitments

There are no commitments to be made by the developer after compietion of the
sale unless specifically agreed to in the purchase agreement

7.4 Other Material Facts

There are no material facts that could reasonably be expected to affect the
market price or use of the subdivision lots or the development property.

8 DEEMED RELIANCE AND DECLARATIONS
8.1 Deemed Reliance

Section 22 of the Real Estate Development Marketing Act provides
that every purchaser who is entitled to receive this Disclosure
Statement is deemed to have relled on any false or misleading
statement of a material fact contained in this Disclosure
Statement, if any, and any omission to state a material fact. The
developer, its’ directors and any person who has signed or
authorized the filing of this Disclosure Statement are liable to
compensate the purchaser for any misrepresentation, subject to
any defences available under section 22 of the Act.




8.2 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 June 4, 2006.

DATED the 8 th day of September, 2006

Centre Stage Holdings Ltd. by
its’ authorized signatory

Ok bk

Glenna Borsuk Glenna Borsuk
Director
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""T'IFIT':E 1-26896 14:07 FROM: 2507513289 TO: 97584668 P.1-4

| RS
%ﬁ CBRH'ISH Ministry of PROPOSED SUBDIVISION :

OLUMBIA  fransportation  PRELIMINARY LAYOUT APPROVAL

Centre Stage Holdings Lid. Your File
¢/o J.E, Anderson & Associales Qur File  ¢1 002 23287
3411 Shenton Road Date (yyyy/mm/dd) 2006/405/11

Nanalmo BC, V9T 2H1 Atin: Dave Wallace, BCLS

Proposed Subdivision of the SW % of Section 8, Nanaimo District — Gabrlola igland

Your proposat fora 21 lot subdivision has received prefiminary layout approval, subject to the
foliowing condition{s):

1) Applicant to submit current State of Title and FINGS Tax Cetificates, upon submission of final
plans.

2) Written confirmation {rom the Isiands Trust that all applicable bylaws have been complied with,

3) Written confirmation from the !slands Trust that the requirement for parkland dedication, pursuant

to Seclion 941 of the Local Government Act, has been complisd with.

4} Written confirmation from the [slands Trust that Section 844 of the Local Government Act has
been waived where applicabie.

5) Applicant to provide proof of potable water for each lot, to the sallsfact;on of the Provincial
Approving Officer,

6) Provision of a suitable restrictive covenant, registerabls pursuant to Section 219 of the Land Tille
Act, which prohibits any building below 1.5 meters or within 15 meters of the wetlands within
proposed Lot 21, or the natural boundary of any watercourse. This covenant is to be in favour of
the Ministry of Transpontation and the Istands Trust,

7} Provision of a suitably worded restrictive covenant, registerable pursuant to Section 219 of the
Land Title Act, which prohibits any building until safe building sites have been identified by a
Qualified Geotechnical Engineer and approved by the Provincial Approving Cificer, as per the
recommendalions of the Golder Associates Report on Terrain Stability {(dated January 18, 2008),
The covenant is to be in favour of the Ministry of Transportation and the Istands Trust,

8) Seymour Road is to be constructed to the satisfaction of the Ministry of Transportation, Drainage
diiches are to be designed lo handle all roadway and existing drainage and to ensure there Is no
negative impact on the Ministry's downstream systems. A signed / certified engineered design is
to be submitted for our review and approval, The Ministry requires a Professional Engineer
monitor the installation of Road and Dralnage Works, with written conflrmation certifying that all
current Ministry standards and specifications, as per the Istands Trust Letter of Agreement, have
been met.

8) Sufficient road dedication alang Seymour Road is required to ensure the entire roadway facility,
including ditches, top of cut and toe of fill siopes are contained, plus a minimum of 1m clearanca.
This includes construction of an acceptable hammerhead turnaround at the intersection with the
proposed Strata Subdivision Read,

T e R

Vaneouver Istand District

3" Floor — 2100 Labieux Road

Nanaimo BC V9T 6E9

HO3433 (2002/04) Page 1 of 2




-é@% 14:07 FROM: 2387513289 T0: 975846608

10) Applicant to be responsible for all necessary road signage requirements (l.e. stop, road namse
signs, otc.}.

1) Final Plan Layout to be in substantiat compliance with J.E. Anderson and Associates layow,
dated March 28, 2008. (Note: Aforementioned Lot 21 consists of proposed strata Lots 1-4
and related common property)

The approval granted is only for the general layout of the subdivision and is valid for one year from this
fetter. Howaever, If at any time there is a change in legisiation, reguiations or bylaws this preliminary
layount approval Is automalically cancelied,

Submission of Final Plans(Mylar and 5 prints) to be accompanied by a current Tax Cerlificates (FIN 55),
together with a plan examinalion fes of %80 plus  $100 per ot created by the
plan and made payable in the form of a cheque to the Minister of Financa.

i you have any-quesilons please do not hesitate to call _ Bob Wylie @ 250 751-3268
{Name gf Technician)

Yours truly, /

Bob Wyiie, Sr. Distritt Development Technician
Ministry of Transportation

¢c! Islands Trust, Attn: Chris Jackson (GB-SUB-01-01)
Central Vancouver Isiand Health Region, Attn: Tim Bilyk

R T
Vancouver [sland District

3" Floor ~ 2100 Lableux Road

Nanaimo BC V9T 6E9

HO343a (2002/04) Page 2 of 2
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W- 11-2286 14:87 FROM: | 2587513283 TO: 97584660 P.374

BRITISH PROPOSED SUBDIVISION %ﬂ:&gp}c(ﬁ
Minlstry of
& COLUMBIA Transpartation PRELIMINARY LAYOUT APPROVAL

Centre Stage Holdings Ltd. Your File
c/o J.E, Anderson & Assoclates : Our File 01 ¢02 26846
3411 Shenton Road Date (yyyy/mm/dd)  2006/05/11

Nanalmo BC, VAT 2H1 Attn: Dave Wallace, BCLS

Proposged Bareland Sirata Subdivision of Lot “21” {per concurrent fee simple subdivision
application) within SW % of Section 8, Nanaimo District ~ Gabrlola Island

Your proposal fora _4 ot strata subdivision has received preliminary layout approval, subject to the
{ollowing condition{s):

1) Fee Simple subdivision of proposed Lot 21 must be reglstered prior to registration of this Strata
Subdivision.

2} Applicant to submit current State of Title and FINSS Tax Certificates, upon submission of final plans.
J) Written confirmation from the Islands Trust that all applivable bylaws have been complied with.

4) Written confirmation from the Islands Trust that the requirement for paridand dedication, pursuant to
Section 941 of the Local Government Act, has been complied with,

5) Applicant to provide proof of potable water for each lot, to the satistaction of the Provincial Approving
Officer, .

6) The proposed Strata Road Is to be constructed to the satlsfaction of the Ministry of Transportation,
including placement of concrete roadside barrier where required. Drainage ditches are to be
designed to handle ail roadway and existing drainage and to ensure there is no negative impact on
downstream systems, A signed { cerlified engineered design is to be submitted for our review and
approval. The Ministry requires a Professional Engineer monitor the installation of Road and
Drainage Works, with wrilten confirmation certifying that works have besn completed and
construsted to the approved standard.,

7) Construction of an acceptable turnaround at the terminus of the Strata Subdivision Road.

8) Applicant to be responsibie for all necessary road signage requirements (l.e. stop, road name signs,
stc.).

9} Final Plan Layout to be in substantial compilance with J,E, Anderson and Associates layoul, dated
March 29, 2006.

The approval granted is only for the general layout of the subdivision and Is valid for one year from this
letter. However, if at any time there is a change In legisiation, regulations or bylaws this preliminary
- layout approval is automatically cancelled.

R Local DSty
Vancouver Island Distrlet
3" Floor — 2100 Labieux Road
Nanaimo BC V9T 6E9

HO0343a (2002/04) Page 1 0f 2
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Submission of Final Plans{Mylar and 5 prints) to be accompanied by a current Tax Certificates (FIN 55),
together with a plan examination fee of  $100 plus  $100 per lot created by the
plan and rade payable in the form of a cheque to the Minister of Finance.

it you have any questions please do not hositate to call  Bob Wylie @ 250 751-3268

{Mame of Techinician)

Yours trujy, ﬁ/

Bob Wylle, Sr. Disttiet Development Techniclan
Ministry of Transportation

G Islands Trust, Attn: Chris Jackson {GB-SUB-01-01)
Central Vancouver Island Health Region, Attn: Tim Bilyk

AT E;!:

R R e
Vancouver Isiand Dlstrict '
3 Eloor ~ 2100 Lableux Road
Nanaimo BC V9T 6E9
H0343a (2002/04) Pago 2 of 2

TR

R P,




SEP 30 '85 19:86 FROM DYE DURHAM TO 9{§J’{45952984 PAGE,B2is822
c .

REGISTERED VIEX113595 X70127 2003-03-30-09, 51,03, 072509
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SCHEDULE “B” — CONDITIONS

1. The Owner shall oaly subdivide the Land info a maxi; of forty-nine (49) parcels.:

{ 2 Themeaﬁrﬁﬁﬁmyﬂmlp!mofmbdivhim take into acoount the following matters:
(8) - To use their best cfforts, in good faifh, to locate as malry Pirst Nation hesitage sites of interest, as
idmﬁﬂedinﬁnAxohwo!ogynpnttofLR.Wﬂmmed Darcy Mathews datnd October 2002: on as few
lots es possible, , T

- ® Wﬁmmlmmemmhmmmmhﬁmmeﬁm
{5)  Buffer areas for noise and privacy; ‘
(% Bwqaﬁopoa.\\ddnmbwdupuml’mit&m

- {®) thmdmdm—v:hmhrween;md A
(  Lotlayont configuration in socoedence with community bylaw subdivision stsndards and other <
roquirernents of the Local Government Act. : :

3. Nolot exs than one hectare (247 actes)in size shal] b orested by subdivision, by any method, of the
Lend, ‘

Bulfer Areas

4, mmmwmmwmmmmmmm@mmm
_ MMM“MWM”M&R&MPMMHM“A{ :

5 Fnrﬂagmpoaeofpmvidlngaprivauybm&‘u,thp_ shall not, nor permnit anyone to, cut dawn, trim,
mdefommu,mveorinmymmnﬁmor on any trees or other vegetation within those
_L_mmm-kod‘*covwmdﬁuﬂ’m&mt”onﬁnhfmmw without prior written consent of the Trust -
Committes, which consent shall be in the sole disczetion of  Trust Committee and may not bs imreasonably

6. Notwithstanding Section 5 above, a tree taller than ning (9) metres in height within the Covenanted
Buffer Arcas shown on the Reference Plan may be topped or imbed above the nine (9) metre height,

7. Wheti seeking the conssat of the Trust Committes undé Section 5 abave, the ownears of sach lot

adjacent to the ares within the Covenanted Buffer Area shos non the Reference Plan in which works prohibited
in section 5 are proposed, shall provide the Trust Cotnmittos Witk written notice that the seid owners agres that
the ection proposed may be cattied out to their mutual satisfachon Adjm!otsm&mtoﬂmelohmdcﬂngu
of July 27, 2005 and thoso that may be created by e fiture plar of subdivision. :
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REGISTERED VIEXI13595 R70127 2D05-05~30-09_51,03.072

8. Notwithsfanding section 5 above, an ungafe or mtwmwgmmwnhm&e@vmm
Buffer Area shown on the Reference Plen may be removed asjdetermined by & Registered Professional Arborist
or similexly qualified profegsional, in which case that femonalshn!lbcomltedubmmﬁe
- repincement frets or vegedstion to replacs those removed. Ownsr shall tnaintsin the replacement vegetation
and teees until their matirity, I the replacemont vegetation of troes do not provide adsquate screening between
ﬁspmwk,smhmplwmvegmmdmahaﬂbe soch that an adaquats privacy soreen is
achieved,

Developisent of &g Land

_ -9.” mmmmﬂﬁu&ﬂnﬁdmbdmmwpﬂmmmmdpuBHcmm
whmwyhmmwmwmmnmrm ,

10. Aﬂdam}opmanz,wmcﬁm,lmdakmﬁon,m vego'ln:lionvmhindummsrked
“Covenanied Area B on the Referenos Plan shall bein w:thﬁwBeﬂMmmewﬁmfb:
. Urban and Rural Land Development in British Columbia, as gubli by the Ministry of Ruvironment,

Oither Governments

11, The Owner shall not subdivide the Land until sati pmvmanhssbemm&dabytho()wwfwa
covenant over the Land in favour of Her Majesty the Queen i the Right of the Province of British Columbia as
representsd by the Minister of Tourism, Sports, and the Arts, fo provide protection to thoge First Nations
ssobasological sitss on the Land identified in the Archacology report of LR, Wilson prepared by Daroy
MWMWWMM&HM i Aﬂtlndﬁwmmdmomofﬁw

Hedt:gaBmmh.

-k FOTAL~PAGE . B22 Kk
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LAND TITLE ACT

FORM C
{Section 233) -7 SEP 2005 [k 0! E X | ‘ 35 9 5

Province of British Columbia

GENERAL INSTRUMENT-PART 1 (This area for Land Title Office use) Page 1 of 10 Pages

1. APPLICATION: (Name, address, phone number and signature of applicant, applicant’s soficitor or agent)

GLENNA BORSUK
12428-55th Ave.
SURREY, BC V3X 3Bl
(604) 596-2064

o

., : Applicant's Solicitor

2. PARCEL JDENTIFIER(S) AND LEGAL DESCRIPTION(S) OF LAND:* -
) ‘PlD) (LEGAL DESCRIPTION) o

| 603-134-806 | N.E. 1/4, Scc. 3, Gabriola Island, Nanaimo District, Except Parcel A (DD

773261) -
003-134-792 S.W. 1/4, Sec. 8, Gabriola Island, Nanaimo District )
3. NATURE OF INTEREST:*
Description Document Reference Person Entitled to Interest

(page and paragraph)

Section 219 Covenant Entire Instrument Transferee
4. "TERMS: Part 2 of this insirument consists of (select one only)
(a) Filed Standard Charge Terms — D.F. No.
(b} Express Charge Terms ' _X Annexed as Part 2
{c) Release - There I8 no Part 2 of this Insirument,

A selection of (a) include any additional or modified terms referred to in Item 7 or ina schedule annexed fo this instrument. If (¢} is selected, the charge described
in ltem 3 is released or discharged as a charge on the land described in Item 2.

s, TRANSFEROR(S):*

CENTRE STAGE HOLDINGS LTD. (Inc. No. 204577)

6. TRANSFEREE(S}): (inciuding postal eddress{es} and postaf code(s))*

GABRIOLA ISLAND LOCAL TRUST COMMITTEE, a corporation under the Islands Trust Act (British
Columbia) having an office at 700 North Road, Gabriola Island, BC VOR 1X3
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LAND TITLE ACT

FORM C
(Section 233)
Province of British Columbia

GENERAL INSTRUMENT-PART 1

7.

ADDITIONAL OR MODIFIED TERMS:*
i /A

Page 2

8. EXECUTION{S):**1'his instrument crentes, assigns, modifics, entarges, discharges or governs the priority of the inleresi(s) described in Item 3 and the
“Transfcmr(s) and every other signatory agree to be bouad by this instrument, and acknowledge(s) receipt of a true copy of the filed standard charge terms, if any,
Officer Signature Execution Date Transferor Signature
Y M D o _
CENTRE STAGE HOLDINGS
2005 A _of LTD. by its authorized signatory(ies):
o Name:C' EZJJL
G{Ql no O"rgl)\-t
P s Bolaf akson '
Leer by . :
%‘:Q&[o;ts W, Grogia Steat Name:
(as to both signatures) Vo1 i BC
VOE3GS
Transferee Signature
GABRIOLA ISLAND LOCAL
2005 TRUST COMMITTEE by its

(as to both signatures)

authorized signatory(ies):

Namet/édb‘ZL &w M
Sheila, Haleslmsom
Name: GISECE LudrScrte

—

OFFICER CERTIFICATION:

Your signature gonstitutes a representation that you are a solicitor,
notary public or other person authorized by the Evidence Act

R.5.B.C. 1979, c¢. 116, to take affidavits for use in British Columbia
and certifies the matters set out in Part 5 of the Land Title Act.

as they pertain to the execution of this instrument.
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TERMS OF INSTRUMENT - PART 2
SECTION 219 COVENANT

THIS COVENANT dated for reference the 30 day of September, 2005

BETWEEN:
CENTRE STAGE HOLDINGS LTD. (Inc. No. BC0204577), a company
incorporated under the laws of the Province of British Columbia and having an
address at 12428 SSth Avenue, Surrey, BC V3X 3B1
(the “Owner™)

T AND:

GABRIOLA ISLAND LOCAL TRUST COMMITTEE, a corporation under
the Islands Trust Act (British Columbia) having an office at 700 North Road,
Gabriola Island, VOR 1X3
(the “Trust Committee™)

WHEREAS:

A, The Owner is the registered owner in fee simple of lands on Gabriola Island, British Columbia legally

described as:

PID: 003-134-792, South West 1/4 of Section 8, Gabriola Island, Nanaimo District; and,

PID: 003-134-806, North East 1/4 of Section 3, Gabriola Island, Nanaimo District, except Parcel A (DD
773261),

(collectively, the “Land™)

B. The Owner has applied to the Trust Committee to rezone the Land from Resource (R) zone to Resource
Residential 1 (RR1) zone, and the Owner has agreed to certain conditions ensuring that the proposed bylaw
amendment will be in the public interest;

C. The Owner has agreed to grant a covenant under s. 219 of the Land Title Act to the Trust Commitiee in the
terms and conditions herein, to induce the Trust Committee to adopt the proposed bylaw amendment.

D. Attached to this agreement as Schedule A is a reference plan of the Land (the “Reference Plan”);

E. ‘The Owner wishes to grant, and the Trust Committee accepts, the 5.219 covenants contained in this
agreement over the Land.
5388

V4




NOW THEREFORE THIS AGREEMENT WITNESSES that pursuant to S. 219 of the Land Title Act, and in
consideration of the terms of this Covenant and the sum of ONE DOLLAR now paid by the Trust Committee to
the Owner (the receipt and sufficiency of which is hereby acknowledged), the Owner hereby covenants and agrees
with the Trust Committee as follows:

1. Covenants

The Owner covenants and agrees with the Trust Committee that the Land shall not be built upon or used for any
purpose or subdivided by any method unless the Owner is in compliance with all of the conditions set out in
-.Schedule “B”,

2. Subdivision requirements

The parties agree that this covenant does not presume or permit that all of the 49 lots may be approved for final
_ subdivision. Final approval of any subdivision lies with the Approving Officer of the Ministry of Transportation,
. and only through that Ministry’s subdivision process may the lots be authorized for final subdivision.

“The Owner agrees that the Land lies within development permit areas and are subject to Development Permit Area
guidelines in the Gabriola Island Official Community Plan (Gabriola Island), Bylaw No. 166, 1997.

3. Costs

The Owner shall comply with all the requirements of this Agreement at its own cost and expense. Where a
covenant or other document required by this Agreement requires a survey or other plan, the Owner shall be solely
responsible, at its own cost, for preparation of the document, including the survey and the plan.

4. Indemnity

The Owner releases, and must indemnify and save harmless, the Trust Committee, its elected and appointed
officials and employees, from and against all liability, actions, causes of action, claims, damages, expenses, costs,
debts, demands or losses suffered or incurred by the Owner, or anyone else, arising from the granting or existence
of this Agreement, from the performance by the Owner of this Agreement, or any default of the Owner under or
in respect of this Agreement.

5. Obligations

The parties agree that this Agreement creates only contractual obligations and obligations rising out of the nature
of this document as a covenant under seal. The patties agree that no tort obligations or Labilities of any kind exist
between the parties in connection with the performance of, or any default under or in respect of, this Agreement.
The intent of this section is to exclude tort Liability of any kind and to limit the parties to their rights and remedies
under the law of contract and under the law pertaining to covenants under seal, .
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6. No LEffect on Laws or Power

(a) Where the Trust Committee is required or permitted by this Agreement to form an opinion, exercise
discretion, express satisfaction, make a determination or give its consent, the Owner agrees that the Trust
Committee is under no public law duty of fairness or natural justice in that regard and agrees that the Trust
Committee may do any of those things in the same manner as if it were a private party and not a public body.

{b)  This Agreement does not:

(i) affect or limit the discretion, rights or powers of the Trust Committee under any enactment (as defined in
the Interpretation Act, on the reference date of this Agreement) or at common law, including in relation to
the use of subdivision of the Land,

(ii) affect or limit any enactment relating to the use or subdivision of the Land, or

(iii) relieve the Owner from complying with any enactment, including in relation to the use of subdivision

of the Land.

) 7 Covenant Runs with the Land

Every obligation and covenant of the Owner in this Agreement constitutes both a contractual obligation and a
covenant granted under s. 219 of the Land Title Act in respect of the Land and this Agreement burdens the Land
and runs with it and binds the successors of title to the Land. This Agreement burdens and charges all of the Land
and any parcel into which it is subdivided by any means and any parcel into which the Land is consolidated. The
Owner is only liable for breaches of this Agreement that occur while the Owner is the registered owner of the

Land. .

8. Discharge of the Covenant

The Trust Committee agrees that within a reasonable time afier a demand by the Owner, the Trust Commiitee must
prepare and deliver to the Owner, at the Owner’s expense, a discharge of this Agreerent in remittable form from
title to the Land if proposed Bylaw 236 has not been finally adopted by the Trust Committee on or before
December 31, 2005.

9, Priority

The Owner agrees to register this Agreement, at its own cost, in priority to all registered and pending financial
charges over the Land, Where any part of this Agreement requires the Owner to grant the Trust Committee or
another government body a further covenant, statutory right of way or other interest in land as a condition of a
subdivision or use of the Land, the Owner shall apply to register that document, at its own cost, in priority to all
registered and pending financial charges.

353590
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10, Waiver

An alleged waiver of any breach of this Agreement is effective only if it is an express waiver in writing of the
breach. A waiver of a breach of this Agreement does not operate as a waiver of any other breach of this

Agreement.

11, Severance

If any part of this Agreement is held to be invalid, illegal or unenforceable by a court having the jurisdiction to do
. so, that part is to be considered to have been severed from the rest of this Agreement and the rest of this
Agreement remains in force unaffected by that holding or by the severance of that part.

12, Entire Agreement

This Agreement is the entire agreement between the parties regarding its subject.

13, Enurement

This Agreement binds the parties to it and their respective successors, heirs, executors and administrators.

14, Further Assurances

(a) The Owner agrees, at the Owner’s expense, to ensure that this Agreement is registered against title to the
Land with priority over all financial charges, liens and encumbrances registered, or the registration of which is

pending, at the time of application for registration of this Agreement.
(b)  The Owner agrees to execute all other documents and provide all other assurances necessary to give effect

to the covenants contained in this Agreement.

15. Deed and Contract

By executing and delivering this Agreement each of the parties intends to create both a contract and a deed
executed and delivered under seal.

As evidence of their agreement to be bound by the above terms, the parties each have executed and delivered this
Agreement under seal by executing Part of the Land Title Act Form C to which this Agreement is attached and
which forms part of this Agreement.
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SCHEDULE A - “Reference Plan”
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SCHEDULE “B” - CONDITIONS

Subdivision
1. The Owner shall only subdivide the Land into a maximum of forty-nine (49) parcels.
2, The Owner agrees that any final plan of subdivision shall take into account the following matters:

(a) To use their best efforts, in good faith, to locate as many First Nation heritage sites of interest, as
itlentified in the Archaeology report of LR. Wilson prepared by Darcy Mathews dated October 2002; on as few
lots as possible,

&b) Government of British Columbia, Heritage Branch recommendations for archaeological sites;
. (¢} Buffer areas for noise and privacy;

._('d) Steep slopes, within Development Permit Areas;

(¢) Public road and nﬁn—vehicular access; and

® Lot layout configuration in accordance with community bylaw subdivision standards and other
requirements of the Local Government Act.

3. No lot less than one hectare (2.47 acres) in size shall be created by subdivision, by any method, of the
Land.

Buffer Areas

4, The Owner shall not establish or drill wells, site septic fields or any structure, except fences, within
those areas marked “Covenanted Buffer Area” on the Reference Plan, attached as Schedule “A”,

5. For the purpose of providing a privacy buffer, the Owner shall not, nor permit anyone to, cut down, trim,
prune, defoliate, alter, remove or in any way tamper with or work on any trees or other vegetation within those
areas marked “Covenanted Buffer Area” on the Reference Plan without prior written consent of the Trust
Committee, which consent shall be in the sole discretion of the Trust Comimittee and may not be unreasonably
withheld,

6. Notwithstanding Section 5 above, a tree taller than nine (9) metres in height within the Covenanted
Buffer Areas shown on the Reference Plan may be topped or limbed above the nine (9) metre height.

7. When seeking the consent of the Trust Committee under Section 5 above, the owners of each lot
adjacent to the area within the Covenanted Buffer Area shown on the Reference Plan in which works prohibited
in section 5 are proposed, shall provide the Trust Committee with written notice that the said owners agree that
the action proposed may be carried out to their mutual satisfaction. Adjacent lots refers to those lots existing as
of July 27, 2005 and those that may be created by a future plan of subdivision. 339 4
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8. Notwithstanding section 5 above, an unsafe or dangerous tree or vegetation within the Covenanted
Buffer Area shown on the Reference Plan may be removed as determined by a Registered Professional A rborist
or similarly qualified professional, in which case that qualified professional shall be consulted as to appropriate
replacement trees or vegetation to replace those removed. The Owner shall maintain the replacement vegetation
and trees until their maturity. If the replacement vegetation or trees do not provide adequate screening between
the parcels, such replacement vegetation and trees shall be replaced such that an adequate privacy screen is

achieved.
Development of the Land

9, The Owner shall ensure that at the time of subdivision appropriate non-motorized public access routes
shall be located substantially in accordance with the areas illustrated on the Reference Plan.

10.  All development, construction, land alteration, or removal of vegetation within the areas marked
- “Covenanted Area B” on the Reference Plan shall be in accordance with the Best Management Practices for
* Urban and Rural Land Development in British Columbia, as published by the Ministry of Environment.

Other Governments

11. The Owner shall not subdivide the Land until satisfactory provision has been made by the Owner for a
covenant over the Land in favour of Her Majesty the Queen in the Right of the Province of British Columbia as
represented by the Minister of Tourism, Sports, and the Atts, to provide protection to those First Nations
archacological sites on the Land identified in the Archaeology report of I.R. Wilson prepared by Darcy
‘Mathews dated October 2002 and pursuant to the Heritage Protection Act and the recommendations of the

Heritage Branch.

END OF DOCUMENT
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Land Title Act SRR FT ThToAacan
Form C

(Section 133(1))

Province of

British Columbia
GENERAL INSTRUMENT - PART 1 (Yhis area for Lard Tille Office use) Page 1 of 12 pages

1. Application: (Name, address, phone number and signature of applicant, applicant's solicitor or agent)

HOBBS HARGRAVE, Barristers & Solicitors,
301 Franklyn Street, Nanaimo, B.C. VIR 2X5
Tel: (250) 753-3477 File: 14594

Signature of Applicant, or Solicitor or Agent

2. Parcel Identifier and Legal Description of Land:*
{PID} (Legal Description)

SEE SCHEDULE

3. Nature of Interest:* 0veéy Pc\ﬂ' FEN

Description PaniP R 2761 Document Reference Person Entitled to Interest
Section 219 Covenant,and Priority Entire Document Transferee
Agreement over Mortgage EX95257 Page 10 Transferee

4. Terms: Part2 of this instrument consists of (select one only)

{a) Filed Standard Charge Terms | | D.ENo.
(b) Express Charge Terms |X|  Arnexed as Part 2
{c) Release b | Thereis no Part 2 of this instrument

A selection of (a) includes any additional or modified terms referred to in Item 7 or in a schedule annexed to this instrument, If {©)
is selected, the charge described in Item 3 is released or discharged as a charge on the land described in Item 2. '

5. Transferor(s):*
CENTRE STAGE HOLDINGS LTD. (Inc. No. 0204577) (as to Section 219 Covenant) and

CAREVEST CAPITAL INC. (Extra-Provincial Registration No. A-42259) (as to Priority Agreement)

6. Transferee(s):*ncuding cocupationfs), postal address(es) and postal coda(s))
VANCOUVER ISLAND HEALTH AUTHORITY, 3" Floor, 6475 Metral Drive, Nanaimo, BC V9T

21.9

7. Additional or Modified Terms: N/A




PQ@(? 2ot 1

8. Execution(s):** This instrument creates, modifies, enlarges, discharges or governs the priorit.}; of the interest(s} described
in Item 3 and the Transferor(s) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a

true copy of the filed standard charge terms, if any.

Execution Date

Officer Signature(s) Y

km L U\\ 2006

M

11

D

02

Transferor/Borrower/Party

CENTRE STAGE HOLDINGS
LTD, by*%s authorized signatory:
! /

. L !
{ . | R/n"\/w (/\,%\__

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the

Pet-GlepriBorsuk

Evidence Act

R.S5.B.C. 1996, . 124, to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as

they pertain to the execution of this instrument,

* If space insufficient, enter "SEE SCHEDULE" and attach schedule in Form E,
**  If space insufficient, continue executions on additional pages (s) in Form D.




Land Titie Act
FORM D

EXECUTIONS CONTINUED Page 3 of 12 pages

Oificer Signature(s) Y M b Party(s} Signature(s}
CAREVEST CAPITAL INC. by its authorized

signatory(i

Per: (?ill FPlasteras

Director of
Mortgage [nvestmente

Per:

VANCOUVER ISLAND HEALTH
AUTHORITY by its authorized signatory(ies):

o
W \/\0\.0 ‘e Per:
CRY) e

OFFICER CERTIFICATION:
Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by

the Evidence Act, R.S.B.C., 1996 c. 124, to take affidavits for use in British- Columbia and certifies the matters set
out in Part 5 of the Land Title Act as they pertain to the execution of this instrument.

* If space insufficient, enter "SEE SCHEDULE" and attach schedute in Form E.
** If space insufficient, continue executions on additional page(s) in Form D.




LAND TITLE ACT
FORME
SCHEDULE Page 4 of 12

ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE
INFORMATION MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE

FORM OR GENERAL INSTRUMENT - PART 1.

ITEM 2 - PARCEL IDENTIFIERS and LEGAL DESCRIPTION OF MORTGAGE LAND

PID: Legal Descriptions:

Lot 1, Section 8, Gabriola Island, Nanaimo District, Plan
VIP € 2755

Lot 2, Section 8, Gabriola Island, Nanaimo District, Plan
VIP 22359

Lot 3, Section 8, Gabriola Island, Nanaimo District, Plan
viP_%2759

Lot 4, Section 8, Gabriola Island, Nanaimo District, Plan
VIP_%2155

Lot 5, Section 8, Gabriola Island, Napaimo District, Plan
VIP_%2759

Lot 6, Section 8, Gabriola Island, Nanaimo District, Plan

VIP_¥2759

Lot 7, Section 8, Gabriola Island, Nanaimo District, Plan
VIP_¥2759 .

Lot 8, Section 8, Gabriola Island, Nanaimo District, Plan
VIP %2754

Lot 9, Section 8, Gabriola Island, Nanaimo District, Plan
VIP_ %2759

Lot 10, Section 8, Gabriola Island, Nanaimo District, Plan
VIP 22759

Lot 11, Section 8, Gabriola Island, Nanaimo District, Plan
VIP_R2759

Lot 12, Section 8, Gabriola Island, Nanaimo District, Plan
VIP 2159

Lot 13, Section 8, Gabriola Island, Nanaimo District, Plan
VIP %7754

Lot 14 Section 8, Gabriola Island, Nanaimo District, Plan
VIP_§2755

Lot 15 Section 8, Gabriola Island, Nanaimo District, Plan
VIP_¥+75

Lot 16_Section 8, Gabriola Island, Nanaimo District, Plan
VIP 2155




LAND TITLE ACT
FORM E
SCHEDULE Page 5 of 12

ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE
INFORMATION MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE

FORM OR GENERAL INSTRUMENT - PART 1.

ITEM 2 - PARCEL IDENTIFIERS and LEGAL DESCRIPTION OF MORTGAGE LAND

Lot 17, Section 8, Gabriola Island, Nanaimo District, Plan
VIP_ %274

Lot 18 Section 8, Gabriola Island, Nanaimo District, Plan
VIP zg;ﬁ

Lot 19, Section 8, Gabriola Island, Nanaimo District, Plan

VIP ?zjgj

Lot 20, Section 8, Gabriola Island, Nanaimo District, Plan
VIP %27 5%

Lot 21, Section 8, Gabriola Island, Nanaimo District, Plan
VIP 827755

Strata Lot 1, Section 8, Gabriola Island, Nanaimo District,
Strata Plan VIS &2

Strata Lot 2, Section 8 Gabriola Island, Nanaimo District,

Strata Plan VIS QZBE

Strata Lot 3, Section 8, Gabriola Island, Nanaimo District,

Strata Plan VIS £33 &

Strata Lot 4, Section 8, Gabriola Island, Nanaimo District,
Strata Plan VIS & 238
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TERMS OF INSTRUMENT ~ PART 2

RESTRICTIVE COVENANT
(Section 219 Land Title Act)
Health Sewage Disposal System

WHEREAS:

A.

The Transferors, Centre Stage Holdings Ltd. (Incorporation No. 0204577)
(hereinafter called the “Transferor”} are the registered owners in fee simple of the

-lands described in item 2 of the General Instrument — Part 1 (Form C) (hereinafter

called the “Lands™).

The Transferors have requested approval to subdivide their lands situated in the
Nanaimo/Cowichan Assessment Area, in the Province of British Columbia and

legally described as:

Parcel Identifier: 003-134-792
Legal Description: ~ South West 4 of Section 8, Gabriola Island, Nanaimo

District

in accordance with the Plan of Subdivision prepared by D.G. Wallace, British
Columbia Land Surveyor, completed and certified correct on the 6™ day of
October, 2006, a reduction copy of which is attached hereto as Schedule A, and
as a condition of granting approval to the subdivision, the Transferee has
requested that the Transferors enter into a covenant pursuant to Section 219, of
the Land Title Act on the terms hereinafter set forth.

Carevest Capital Inc. (Extra-Provincial Registration No. A-42259 (hereinafter
called the “First Mortgagee”) is the registered holder of Mortgage No. EX95256
and Assignment of Rents No. EX95257registered against the Lands and has
agreed to grant priority over its morigage in favour of this Covenant.

The Transferors have agreed to restrict their use of part of the Lands as hereinafter
set forth and have agreed to indemnify and save harmless the Transferee in the
event of any damages or claims arising for the reasons set out hereafter with
respect to the Lands and has agreed to enter into this agreement in favour of the
Transferee and to register this agreement against the Lands as a Covenant
pursuant to the Section 219 of the Land Title Act.
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NOW THEREFORE THIS AGREEMENT WITNESSETH that pursuant to Section
219 of the Land Title Act, and in consideration of the sum of ONE ($1.00) DOLLAR now
paid to the Transferors by the Transferee (the receipt and sufficiency whereof is hereby
acknowledged), the Transferors and the Transferee hereby covenant and agree each with

the other as follows:

1.

The Transferors shall not construct, install or place any sewage disposal system
on the Lands, save and except where any such sewage disposal system is situated
wholly within those parts of the Lands outlined in heavy black line shown on a
REFERENCE PLAN OF COVENANT OVER Lots 1 — 21, Plan VIP_X 2753
and Strata Lots 1 -4, Strata Plan VIS_{- 25& , all in Section 8, Gabriola
Island, Nanaimo District, prepared by D. G. Wallace, a British Columbia Land
Surveyor on the day of , 2006, a reduced photocopy
of which is attached hereto as Schedule B (hereinafter called the “Disposal

Areas”™).

The Transferors will not do or permit to be done any act or thing which would
interfere with or obstruct the use of the Disposal Areas for the purpose of sewage
disposal and the construction, installation or placement of a sewage disposal

system thereon.

The Transferors will not do or permit to be done any alteration, removal or
disturbance of the soil in the Disposal Areas including, without limiting the
generality of the foregoing, the Transferor will not construct, install, place or erect
any buildings, structures, fixed equipment, mobile or modular homes,
foundations, driveways, roads, or parking areas within the Disposal Areas not
bury any pipes, conduits or utility services within the Disposal Areas, save and
except as may be required for the installation of a sewage disposal system

approved by the Trarsferee.

The Transferors acknowledges and agrees that, in addition to applying for a
permit to construct an on-site sewage disposal system, the on-site sewage disposal
system must be a distribution system which must be designed and installed

according to accepted engineering practice.

The Transferors will indemnify and save harmless the Transferee and its servants
and agents against all losses, damages, costs and expenses, including fees of
solicitors and other professional advisors, arising out of any breach, violation or
non-performance of any term, condition, covenant, or other provision of this

Apgreement.

No term, condition, covenant or other provision of this Agreement will be
considered fo have been waived by the Transferee unless the waiver is expressed

in writing by the Transferee,




10.

11.
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Any waiver by the Transferee of any term, condition, covenant or other provision
of this Agreement or any waiver by the Transferee of any breach, violation or
non-performance of any term, condition, covenant or other provision of this
Agreement does not constitute and will not be construed as a waiver of any
further or other term, condition, covenant or other provision of this Agreement or
any further or other breach, violation or non-performance of any term, condition,
covenant other provision of this Agreement.

The Transferors shall, at the expense of the Transferors, do or cause to be done all
acts reasonably necessary to grant priority to this Agreement, over all charges and
encumbrances which may have been registered against the title to the said Lands
in the Victoria Land Title Office, save and excepi from those charges or
encumbrances specifically approved in writing by the Transferee or those charges
or encumbrances registered in favour of the Transferee.

Nothing contained or implied in this agreement shall prejudice or affect the rights,
powers and remedies of the Transferee in the exercise of the Transferee’s
functions under any public or private statutes, regulations, bylaws or orders or in
equity, all of which may be fully and effectively exercised by the Transferee in
relation to the Lands as if this Agreement had not been executed and delivered by

the Transferor.

The Covenants set forth herein shall charge the Lands pursuant to Section 219 of
the Land Title Act and shall be covenants the burden of which shall run with the
Lands. It is further expressly agreed that the benefit of all covenants made by the
Transferors herein shall accrue solely to the Transferee and that this Agreement
may only be modified or discharged by the agreement of the Transferee pursuant
to the provisions of Section 291 (9) of the Land Title Act.

Notwithstanding anything contained herein, the Transferor shall not be liable
under any of the covenants and agreements contained herein where such liability
arises by reason of an act or omission occurring after the Transferors cease to

have any further interest in the Lands.
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12. The Transferors will do or cause to be done all things and execute or cause to be
executed all documents and give such further and other assurances which may be
reasonably necessary to give proper effect to the intent of this Agreement.

13. Wherever the singular or masculine is used herein, the same shall be construed as
meaning the plural, feminine or body corporate or politic where the context or the
parties 50 require.

14. The terms, conditions, covenants and other provisions of this Agreement will
extend to, or be binding upon, and ensure to the benefit of the parties to this
Agreement and their respective heirs, successors and assigns.

IN WITNESS WHEREOF the Transferors have executed and delivered this
Agreecment by its execution of the Form C attached hereto and forming part of this

Agreement.

THIS IS THE INSTRUMENT CREATING THE CONDITION OR COVENANT
ENTERED INTO UNDER SECTION 219 OF THE LAND TITLE ACT BY THE
REGISTERED OWNERS REFERRED TO HEREIN AND SHOWN ON THE
PRINT OF THE PLAN ANNEXED HERETO AS PAGE AND INITIALLED

BY ME.

Provincial Approving Officer for the
Ministry of Transportation and Highway
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CONSENT AND PRIORITY AGREEMENT

GIVEN THAT the Mortgagee, Carevest Capital Inc., (hereinafier called the “First
Mortgagee™) is the holder of Mortgage No. EX95256 and Assignment of Rents No.
EX95257 registered against the Lands and the First Mortgagee covenants and agrees with

the parties hereto as follows:

1. The First Mortgagee consents to the granting and registration of this Agreement
and the First Mortgagee agrees that this Agreement binds its interest in and to the

Lands.

2. The First Mortgagee grants to the Transferee priority over this Agreement over
the First Mortgagee’s right, title and interest in and to the Lands and the First
Mortgagee postpones its charges and all of its rights, title and interest thereunder
to this Agreement as if this Agreement had been executed, delivered and
registered prior to the execution, delivery and registration of its charges.

IN WITNESS WHEREOF the First Mortgagee has executed and delivered this Consent
and Priority Agreement by its execution of the Form D attached hereto and forming part

of this Agreement,
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Form C cnnonron I oLl L
(Section 133(1)) * o

Province of

British Columbia

GENERAL INSTRUMENT - PART 1 (This area for Tand Title Office use) Page | of 33 pages

1. Application: (Name, address, phone number and signature of applicant, applicant’s solicitor or agent)

HOBBS HARGRAVE, Barristers & Solicitors,
301 Franklyn Street, Nanaimo, B.C. VIR 2X5
Tel: (250) 753-3477 File: 14594

Signature of Applicant, or Solicitor or Agent

2, Parcel Identifier and Legal Description of Land:*
(PID) (Legal Descrlp_tlon) SEE SCHEDULE

003-134=792  Seuth-West-Quarter,-Section-8;-GabrielaIstand—Nanaimo-Pistriet

3. Nature of Interest:*

Description Document Reference Person Entitled to Interest
Section 219 Covepant ove~ gowrl  Entire Instrument Transferee

W Plan D12 §77167
Priority Agreement granting Page 7 Transferee

Section 219 Covenant

F 22628  Priority over
Mortgage EX95256 and
Assignment of Rents EX95257

4. Terms: Part2 of this instrument consists of (select one only)

(a) Filed Standard Charge Terms |  D.F.No.
(b) Express Charge Terms X|  Annexed as Part 2
(¢} Release | There is no Part 2 of this instrument

A selection of (a) includes any additional or modified terms referred to in Item 7 or in a schedute annexed to this instrument. If @©is
selected, the charge described in Item 3 is released or discharged as a charge on the land described in Item 2.

5, Transferor(s):*

CENTRE STAGE HOLDINGS LTD. (Inc. No. 0204577) (as to Section 219 Covenant); and
CAREVEST CAPITAL INC. (Extra-Provincial Registration No. A-42259) (as to Priority Agreement)

6. Transferee(s):*(including occupation(s), postal address(es) and postal code(s))

HER MAJESTY THE QUEEN, in the Right of the Province of British Columbia, as represented by the
MINISTER OF TRANSPORTATION, having its offices at 2100 Labieux Road, Nanaimo, BC

VOT 6E9

[




.

20f 34
Page 209 Pages

7 ADDITIONAL OR MODIFIED TERMS:*

N/A

8. EXECUTIONS:** This instrument creates, assigns, modifies, enlarges, discharges or govems the priority of the inFcrest(s) described
. in Item 3 and the Transferor(s) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true copy of

the filed standard charge terms, if any.

EXECUTION DATE
Y M D

OFFICER SIGNATURES (§)

Jee! LA o [y o

*If space insufficient, enter "SEE SCHEDULE" and attach schedule in Form E.
*+1f space insufficient, continue executions on additional page(s) in Form D,

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notar
R.8.B.C., 1996 c. 124, to take affidavits for use in British Columbia
they pertain to the execution of this instrument.

* If space insufficient, enter "SEE SCHEDULE" and attach schedule in Form E.
** If space insufficient, continue executions on additional page(s) in Form D,

SIGNATURE(S)

CENTRE STAGE HOLDINGS LTD.
by its Authorized Signatory(ies).

1"”2
.,x"‘}’—:\) ;‘[ f
/ Lo
T Za Va9
Fult Name; Glenna Bom%‘_/}
A"

y public or other person authorized by the Evidence Act,
and certifies the matters set out in Part 5 of the Land Title Act as




Land Title Act
FORMD

'EXECUTIONS CONTINUED Page 3 of 33 pages

Officer Signature(s) Y M D Party(s) Signature(s)
CAREVEST CAPITAL INC. by its
% authorized signatory(ies):
[ w1 IE| Y
PETER VAP\SR};NKOU
i & Solicitor X
1212 575 DOUGLAS STREET Per: /
VICTORIA, BC. VoW 2 Jill Plasteras
Director of
Mortgage Investiments
Per:
OFFICER CERTIFICATION:

Your signature constifutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act,
R.8.B.C., 1996 c. 124, to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as

they pertain to the execution of this instrument.

* If space insufficient, enter "SEE SCHEDULE" and attach schedule in Form E.
** If space insufficient, continue executions on additional page(s) in Form D./\

l‘.
i
i R

y
i/
g7




" Land Title Act

FORM E

SCHEDULE page 4 of 34

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND

(PID) (LEGAL DESCRIPTION)

Lot 1, Section 8, Gabriola Island, Nanaimo District, Plan VIP 2 159
Lot 2, Section 8, Gabriola Island, Nanaimo District, Plan VIP 82755
Lot 3, Section 8, Gabriola Island, Nanaimo District, Plan VIP 82759
Lot 4, Section 8, Gabriola Island, Nanaimo District, Plan VIP §72775%
Lot 5, Section 8, Gabriola Island, Nanaimo District, Plan VIP 82759
Lot 6, Section 8, Gabriola Island, Nanaimo District, Plan VIP £2759
Lot 7, Section 8, Gabriola Island, Nanaimo District, Plan VIP 2 7159
Lot 8, Section 8, Gabriola Island, Nanaimo District, Plan VIP €2.76%
Lot 9, Section 8, Gabriola Island, Nanaimo District, Plan VIP ¥2759

____ Strata Lot 1, Section 8, Gabriola Island, Nanaimo District, Strata Plan VIS £13¥

Strata Lot 1, Section 8, Gabriola Island, Nanaimo District, Strata Plan VIS_g22 8

: Strata Lot 1, Section 8, Gabriola Island, Nanaimo District, Strata Plan VIS £2238
___ StrataLot 1, Section 8, Gabriola Island, Nanaimo District, Strata Plan VIS & 2.3&

The Common Property of Strata Plan VIS é 238




TERMS OF INSTRUMENT - PART 2
SECTION 21% COVENANT - GEOTECHNICAL APPROVAL

THIS AGREEMENT dated for reference October 15, 2006 is

BETWEEN:

AND:

CENTRE STAGE HOLDINGS LTD.
A British Cn?lumbia company with offices at
12428 - 55" Avenue, Surrey, BC V3X IBI

(the “Owner”)

HER MAJESTY THE QUEEN, in the Right of
the Province of British Columbia, as represented by the
MINISTER OF TRANSPORTATION

(the “Province™)

GIVEN THAT:

B .

THIS AGREEMENT is evidence that in consideration of payment of $1.00 by t

receipt of which is acknowledged b
Owner covenants and agrees with the Province in accordance wit

The Owner is the registered owner in fee simple of the Lots in the Gabriola Island Local Trust Area,
British Columbia legally described as follows:

Lots 1 to 9, Section 8, Gabriola Island, Nanaimo District, Plan VIP 82759 .

and:

Strata Lots 1 to 4, Section 8, Gabriola Island, Nanaimo District, Strata Plan VIS 6228 .
and: :

The Common Property, Strata Plan VIS 6238

Section 219 of the Land Title Act provides that a covenant in respect of the use of land or a building
or that land is or is not to be built on in favour of the Crown or a municipality may be registered as a

charge against title to, the land; and

As a condition to the Province consenting to the subdivision of the Lands the Province requires the
owner to enter into this Section 219 covenant (the “Agreement”).

he Province to the owner (the

y the Owner), and in consideration of the promises exchanged below, the
h Section 219 of the Land Title Act as

folows:




No Build Covenant
The Owner will not nor will it permit any party to develop, build or construct or place on a Lot any

building structure or dwelling unit within the areas outlined in bold on a Reference Plan of Covenant
over Part of Lots 1 - 9, Plan VIP Z‘.Z'?gﬁ , and Part of Strata Lots 1-4, Plan VIS 228 , and
part of the Common Property of Strata Plan VIS__&238 , all of Section 8, Gabriola Island,
Nanaimo District, prepared by D.G. Wallace, B.C.L..S. on the 6" day of October, 2006, a reduce
copy of which is attached hereto as Schedule “A”, until safe building sites have been identified by a
qualified Geotechnical Engineer and approved by the Provincial Approving Officer as per the
recommendations of the Golder Associates Report on Terrain Stability (dated October 20, 2006).

Acknowledgement of Covenant Purpose
The Owner acknowledges and agrees that the Lots require identification of safe building sites before

the construction of any building, structure or dwelling on a Lot is commenced.

Obligation
The parties agree that this Agreement creates only contractual obligations and obligations arising out

of the nature of this document as a covenant under seal. The parties agree that no tort obligations or

labilities of any kind between the parties in connection with the performance of, or any default under

or in respect of, this Agreement. The intent of this section is to exclude tort Hability of any kind and
to limit the parties to their rights and remedies under the law of contract and under the law pertaining

to covenants under seal.

Indemnity
The Owner releases, and must indemnify and save harmless, the Province, and its’ respective elected

and appointed officials and employees, from and against all liability, actions, causes of action, claims,
damages, expenses costs, debts, demands or losses suffered or incurred by the Owner, or anyone else,
arising from the granting or existence of this Agreement, from the performance by the Owner of his
Agreement, or any default of the Owner under or in respect of this Agreement.

No Pubiic Law Duty
Where Province is required or permitted by this Agreement to form an opinion, exercise a discretion,

express satisfaction, make a determination or give its consent, the Owner agrees that the Province is
under no public law duty of fairness or natural justice in that regard and agrees that the Province may
do any of those things in the same manner as if it were a private party and not a public body.

No Effect on Laws or Powers
This Agreement does not affect or limit the discretion, rights or powers of the Province under any

enactment (as defined in the Inferpretation Act, R.S.B.C. 1996, ¢.238, on the reference date of this
Agreement) or at common law, including in relation to the use or subdivision of the Lots.

Covenants Run with the Lots
Every obligation and covenant of the Owner in this Agreement constitutes both a contractual

obligation and a covepant granted under Section 219 of the Land Title Act in respect of the Lots and
this Agreement burdens the Lots and runs with them and binds the successors in title to the Lots. This
Agreement burdens and charges all of the Lots/gnd any parcel into which it is subdivided by any
means and any parcel into which the Lots is cofégfidated. The Owner is only liable for breaches of
this Agreement that occur in respect of a Lot wiile fhe Owner is the registered owner of that Lot.

€




10.

i1

12,

13.

14.

15.

Waiver
An alleged waiver of any breach of this Agreement is effective only if it is an express waiver in
writing of the breach. A waiver of a breach of this Agreement does not operate as a waiver of any

other breach of this Agreement,

Severance
If any part of this Agreement is held to be invalid, illegal or unenforceable by a court having the

Jurisdiction to do so, that part is to be considered to have been severed from the rest of this Agreement
and the rest of this Agreement remains in force unaffected by that holding or by the severance of that

part.

Entire Agreement
This Agreement is the entire agreement between the parties regarding its subject.

Enurement
This Agreement binds the parties to it and their respective successors, heirs, executors and

administrators.

Deed and Contract
By executing and delivering this Agreement each of the parties intends to create both a contract and a

deed executed and delivered under seal.

Registration in Land Title Office
The Owner agrees to do everything reasonably necessary, at the Owner’s expense, to ensure that this

Agreement is registered against title to the Lots with priority over all financial charges, liens and
encumbrances registered, or the registration of which is pending, at the time of application for

registration of this Agreement.

Further Assurances
The Owner must do everything reasonably necessary to give effect to the intent of this Agreement,

inchiding execution of further instruments.

/

i
This s the Instrument creating the condition or covenant entered into under Section 219 of the Land
Tirlf Act by the registered owner referred to herein and shown on the print of the plan annexed hereto

ar?i" initialed by me.

7

2;
Y

As evidence of their agreement to be bound by the above terms, the parties each have executed and delivered
this Agreement under seal by executing Part 1 of the Land Title Act Form C or Form D’s to which this

Agreement is attached and which form part of this Agreement.

i -




CONSENT AND PRIORITY AGREEMENT
OF
CAREVEST CAPITAL INC,

- Carevest Capital Inc. (the "Chargeholder") is the holder of a mortgage and assignment of rents registered
~ against the lots (the "Lots") legally described in item 2 of the Form E to which this Agreement is attached,
- which mortgage and assignment of rents are registered in the Victoria Land Title Office under instrument

| _numbers EX95256 and EX95257, respectively (collectively, the "Charge").

In connection with the Section 219 Covenant (the "Covenant") granted herein by Centre Stage Holdings Ltd.
and Her Majesty The Queen In The Right of the Province of British Columbia, as represented by the Minister
of Transportation (the "Transferee"), the Transferee requires the Chargeholder to grant the Covenant priority

over the Charge.

This Consent and Priority Agreement is evidence that in consideration of payment to the Chargeholder of
$1.00 by the Transferee, the Chargeholder agrees with the Transferee as follows:

1. The Chargeholder consents to the granting and registration of the Covenant and the Chargeholder
agrees that the Covenant binds its interest in and to the Land,

2. The Chargeholder grants to the Transferee priority for the Covenant over the Chargeholder's right,
title and interest in and to the Lots and the Chargeholder postpones the Charge, and all of its right,
title and interest thereunder, to the Covenant as if the Covenant had been executed, delivered and
registered prior to the execution, delivery and registration of the Charge.

As evidence of its agreement with the Transferee to be bound by this Consent and Priority Agreement, as a
contract and as a deed executed and delivered under seal, the Chargeholder has executed and delivered this
Agreement by executing the Land Title Act Form D to which this Agreement is attached and which forms

part of this Agreement.
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Golder Associates Lid.

2640 Douglas Street .

Victoria, British Columbiz, Canade VBT 4]
Telephone 250-881-7372

Fox 260-881-7470

REPORT ON

GEOTECHNICAL HAZARD ASSESSMENT
PROPOSED SUBDIVISION
GABRIOLA [SLLAND

Submitted to:
Centre Stage Holdings

12428 55 Avenue
Surrey, BC V3X 3B!

DISTRIBUTION:

2 Copies- Centre Stage Holdings
2 Copies - Golder Associates Ltd.

- October 20, 2006 05-1414-089-2000
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Golder Associates Lid.

2640 Douglas Street

Victoria, British Columbic, Canada V8T 4h4?
Telephons 250-881-7372

Fax 250-881-7470

05-1414-089-2000

October 20, 2006

Centre Stage Holdings Ltd.
12428 55 Ave
Surrey, B.C. V3X 3B1

Atftention: Mr. Don Gatley,

RE: GEOTECHNICAL HAZARD ASSESSMENT
PROPOSED SUBDIVISION GABRIOLA ISLAND

Dear Sir:

As requested, Golder Associates Ltd. (Golder) carried out a geotechnical hazard
assessment for Phase 1 of a proposed rural subdivision application on the Southwest
“asection of Section 8 of the Gabriola Island Nanaimo District. Phase 2 of the
development will occur on the Northeast % of Section 3 except Parcel A (DD773261).
The purpose of the assessment was to determine the potential presence of geotechnical
hazards on and/or immediately adjacent to the site and determine if safe building
envelopes exist for residential development on the various lots proposed for the site.

We base the assessment on information obtained from historical air photos, review of the
subdivision map and field observations within and adjacent to the proposed subdivision.
This report provides a preliminary assessment (zoning) of potential landslide hazards on
the subject property, in this case rockfall from a series of sandstone and conglomerate
bluffs and associated colluvial (talus) slopes. No channelized landslide hazards (e.g.,
debris flows) were identified on site. The report identifies areas where geotechnical
setbacks should be designated along the tops of the main bluffs and along the tops of
longer mixed bedrock and colluvial slopes, or below designated rockfall hazard zones, to
define safe building envelopes. Detailed geotechnical assessments are required if
residential construction is proposed within recommended the safe building envelope

setbacks.

BEST

EMPLOYERS
IN CANADA
2006
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October 20, 2006

Centre Stage Holdings
3- 05-1414-089-2000

Mr. Don Gatley -

The report does not specifically address geotechnical conditions or construction issues
associated with localized bluffs generally less than 5 metres high or short (5 — 20 metre
long) colluvial slopes associated with those smaller biuffs. Additional geotechnical
inspection/assessment of these localized areas may be called for by the building inspector
at the time of building permit application for individual lot development. The report also
does not address geotechnical conditions or construction issues related to foundation

design.

This report follows an earlier evaluation of the possible effects of logging on slope
‘stability on the steeper slopes within the property and recommendations related to forest
harvesting practices that was carried out by Golder (see Golder, 18 January, 2006) and
draws on some of the information in that earlier report.

The scope of work is limited to geomorphologic and geotechnical issues associated with
rural subdivision development. The work undertaken was limited to review of readily
available site information, air photo interpretation, visual inspection of the site and
examination of exposed soil and bedrock conditions.  Subsurface geotechnical
investigations were not carried out for this project. This assessment does not include any
investigation, testing, or assessment of the potential presence or effect of soil or
groundwater contamination at the site or the provision of bioscience services.

This report should be interpreted and used in accordance with the limitations and
considerations set out in Tmportant Information and Limitations of this Report’, which
appears following the text. The reader’s attention is specifically drawn to this
information as it is essential that it is followed for the proper use and interpretation of this
letter report. Section 2.3 (Methods) outlines additional limitations.

1.0 LOCATION

The proposed subdivision is located on a generally south-facing slope on the southwest
side of Gabriola Island above False Narrows. The area is accessible from Seymour Road
at the west end of the property. We have attached a not-to-scale 1:3000 scale copy of the
subdivision map (Figure 1) to this report showing the proposed subdivision produced by

J.E. Anderson and Associates.
2.0 WORK CARRIED OUT

The assessment included a desk review of background materials, foot and vehicle
traverses and observations within the proposed subdivision, qualitative analysis of the

field observations and report preparation.




October 20, 2006

Centre Stage Holdings
-4 - 05-1414-089-2000

Mr. Don Gatley

2.1 Desk Review

The desk review included inspection of the preliminary subdivision plans, the
topographical, geological and soils maps for the area. A series of historical air photos
dating from the early 1960°s were reviewed to check for the presence of air photo visible
landslides or other landforms and terrain features that might indicate the presence of

unstable or potentially unstable slopes.
The preparation of this report involved review of the following information:

+ JE. Anderson & Associates (REA) subdivision maps, scale 1:3000. File 85443 dated
21 December, 2005 and 31 August 2006.

* Soils map for Gabriola Island, scale 1:20,000, from Soil Survey Report 43. Soils of
the Gulf Islands of British Columbia. Volume 4 Soils of Gabriola Island and lesser
islands. 1990. British Columbia Seil Survey. Research Branch, Agriculture Canada.
Authors: E.A. Kenney, L.J.P. van Vliet, and A.J. Green.

e A recent (circa 2005) colour orthophoto plotted at an approximate scale of 1:10,000,
source unknown, provided by Centre Stage Holdings Ltd.

* Geological Survey of Canada Open File 463 Geology of Vancouver Island, JE.
Muller, 1977.

o Terrain Stability Assessment, Proposed Subdivision Gabriola Island, report by Golder

Associates Ltd., 18 January 2006.

The air photos reviewed are listed in Table 2.1

Table 2.1, Air photo List

pre-1960 BC1437 24-2
pre-1960 BC1499 5-6
15 June 1962 BC5046 24-25
1967 15BC5261 90-92
30 June 1972 BC7407 47-49 .
30 June 1972 BC7409 134-136
22 July 1975 ' BC7754 290-293
July 1980 BCC249 204-205
1991 BCB9%1021 129-132, 68-




October 20, 2006

Centre Stage Holdings
05-1414-089-2000

Mr, Don Gatley -5-

2.2 Site Reconnaissance

As part of Golder’s original terrain stability assessment work, Mr. Terry Rollerson,
P. Geo (Golder) made a preliminary site visit lasting about 2 hours on December 6, 2005,
accompanied by Mr. Vanstone and Mr. Don Gatley of Centre Stage Holdings Ltd.
A second visit of about 7 hours to inspect the steeper slopes within the subdivision area
was made on December 29, 2005 with Mr. David Vanstone of Centre Stage
Holdings Ltd. These traverses are described in Golder (January 18, 2006).

As part of the current scope of work, additional site visits by Mr. Rollerson were made in
July 2006. These site visits occurred on July 11, 12, 13, and on July 15 — 27.
Mr. Jeff Fillipone, P. Geo., (Golder) and Mr. Thor Simrose (Thor Simrose Contracting)
accompanied Mr. Rollerson on July 12, 2006. Mr. Fillipone, Mr. Rollerson and
Mr. Gatley also visited the property to inspect specific steep slope sites on
August 2, 2006. The total cumulative field time for these visits amounted to about
40 hours including visits to both the Southwest Y section of Section 8 and the Northeast
¥ of Section 3 except Parcel A (DD773261), which will be proposed for development at

a later date.

The foot traverses within the subdivision concentrated on the steeper sections of the
property including a series of steep sandstone and conglomerate bluffs, moderately to
steeply sloping colluvial slopes intermixed with the bluffs and colluvial (talus) aprons
formed at the base of the bluffs. These traverses ran roughly east south east to east along
the tops and bases of each of the main bedrock bluffs and along the bases of the dominant
talus slopes. Limited foot and vehicle traverses were made on the gently and moderately

sloping portions of the property.
2.3  General Assessment Methods

The geotechnical hazard assessment in large part follows the methodology outlined in the
“Guidelines for Legislated Landslide Assessments for Proposed Residential Development
in British Columbia” (Association of British Columbia Professional Engineers and
Geoscientists [APEGBC], 2006), but also takes direction from the “Guidelines for
Terrain Stability Assessments in the Forest Sector” (APEGBC, 2003).

The field reconnaissance included a visual assessment of terrain features including
surficial material and bedrock conditions, surface water conditions, vegetation, slope
gradients and geomorphic processes encountered during our traverses through the
property. Our assessment of the surficial material and bedrock conditions is based on
visual examination of natural bedrock outcrops, natural surficial material and soil
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Centre Stage Holdings
05-1414-089-2000

Mr. Don Gatley -6-

exposures and exposures along existing roads within the property. Our field observations
reference lot numbers and topographic features. Much of the terminology used in this
report to describe surficial materials (soils), slope processes and slope gradients follows
Howes and Kenk, 1997, Basic measurements were made using clinometer, steel tape or
hip chain, hand held laser rangefinder and geologic compass. In the assessment of
geotechnical hazards no detailed slope stability analyses or subsurface investigations

have been carried out.
2.4 Fragmental Rockfall Hazard Assessment Methodology

Fragmental rockfall is characterized by the detachment of individual rock fragments from
a steep rock slope and their gravitational downhill transport. There is evidence of
previous fragmental rockfall from the steep sandstone and conglomerate bluffs on the
property. Boulders of sandstone and conglomerate, 1 to 20 cubic metres in size, that
appear to be derived from fragmental rockfall are located on the talus slopes and for a
short distance out onto level or gently sloping areas beyond the lower edges of the talus
slopes. On most bluffs there are potentially unstable blocks or slabs of sandstone or
conglomerate. These blocks range in size from about 0.5 to 20+ cubic metres. Ongoing
physical/chemical weathering processes will continue to loosen and detach these blocks
from the bluffs. Similarly, ground shaking during seismic events may also result in
future rockfall. Consequently, rockfall will continue to occur on these slopes and
occastonal blocks will likely travel downslope beyond the lower edges of the existing

talus slopes.

Estimates of potential future rockfall runout distances are based on assessment of the
distribution and extent of existing rockfall debris. There are at least two empirical
methods that can be used to estimate rockfall runout distances and define rockfall hazard

Zones.

The rockfall runout method used for this study is described in Evans and Hungr (1993).
Their study focused on 15 rockfall sites located in mountainous terrain in the southern
interior of BC and coastal BC. The method relies on the determination of a “minimum
rockfall shadow angle” defined as the angle between the top of the talus slope and the
maximum limit of the rockfall shadow. The “rockfall shadow” is an area of scattered
boulders located on level to gently sloping ground that extends beyond the lower edge of
the talus slope. These boulders likely bounce and/or roll across the slopes beyond the
lower edge of the main talus slope. Evans and Hungr found a minimum rockfall shadow
angle of 27.5 degrees to be a reasonable first approximation of rockfall shadow limits,
The method provides a maximum probable runout distance, which has not been exceeded
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at any of the 15 rockfall sites studied by Evans and Hungr and which does not require the
determination of individual rockfall initiation and termination points.

A second empirical method, “rockfall fahrboschung” for estimating rockfall runout is
dependent on the determination of the initiation and terminal points for individual
rockfall events (see the description of a study by Onofri and Candian, 1971, in Evans and
Hungr). The rockfall fahrboschung is the angle between the highest point on a rockfall
source scar and the stopping point of the longest runout boulder for that particular
rockfall. Onofri and Candian found this relationship to range from 28.4 to 40.7 degrees.
Correlation of rockfall source scars with associated rockfall fragments, however, is not
viable unless both the rockfall and the source scars are distinct and fresh (there are very
few sites like this on Gabriola). Consequently, this approach was not suitable for the

current study.

Measurements of minimum rockfall shadow angles were made at a number of locations
on the Gabriola site to confirm/compare with the Evans and Hungr 27.5 degrees
minimum rockfall shadow angle. In the case of the subject property (and possibly
elsewhere on Gabriola) the minimum rockfall shadow angles measured were consistently
about 22 degrees. Consequently, a “Gabriola specific” minimum rockfall shadow angle
of 22 degrees was adopted and applied to all determinations of rockfall shadow (hazard)
zones where the slopes at the toe of the talus were relatively level. Minimum rockfall
shadow angle lines were located (flagged) in the field by Golder and then ground
surveyed by REA. The minimum rockfall shadow angle line is identified on the
subdivision map (line A-A9). Steel survey pins placed by REA identify the intersection
of the minimum rockfall shadow line with each respective property line.

We did observe local areas where the hillsides were gently to moderately sloping rather
than level at the toe of a talus slope {or mixed colluvial and rock outcrop slope). In these
cases rockfall runout distances did not necessarily conform to the local 22 degree
minimum rockfall shadow angle relationship. At times individual rockfall fragments on
" these slopes appear to travel well beyond the point defined by the 22 degree, minimum
rockfall shadow angle. In these cases, we carried out an extensive search of the slopes
below the bluffs/talus to identify possible rockfall fragments with which to define a
maximum rockfall shadow (runout) limit. These sites were restricted to the lower slopes
of the southwest % of Section 8 (the southern slopes of strata lots SL1 to SL4). On these
hillsides the observed rockfall appeared to stop on slopes ranging from 11 to 17 degrees
(20 to 30 percent, consequently a 11 degree (20 percent) slope angle limit was adopted to
define the likely limit of maximum rockfall runout on these specific hillsides. For the
purposes of this subdivision application the 11 degree slope angle delimited rockfall
shadow hazard line below strata lots SL1 to SL4 is defined as the lower (southern)
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property boundary, but in some circumstances fragmental rockfall runout distances could
extend beyond this boundary. For example, the top of a 5 to 10 metre high interbedded
sandstone and conglomerate bluff runs along, or a short distance below the lower
property boundary, at the southem limit of strata lots SL1, SL2 and SL3. A rockfall
shadow hazard line was not determined for potential rockfall from this bluff or for rocks
that could potentially be generated from or roll over the top of this bluff as 1t lies well
outside any potential building envelopes within the current development.

For both rockfall shadow hazard line determination methods, the rockfall shadow line
should define an approximate 1:10,000 probability of an individual rockfall reaching the
defined rockfall shadow line within a single year. This probability is based on the
assumption that it is about 10,000 years since glacial ice left the area, the visible talus and
individual rockfall fragments will have accumulated since that time.

In the case of both methods for determination of the rockfall shadow hazard line used on
the Gabriola site an additional 10 metre setback from this line is recommended to define
a “safe” building envelope boundary, If a property owner wishes relaxation of the
rockfall shadow hazard line or of the building envelope setback distance so that they can
build closer to the toe of a rockfall prone slope then a detailed geotechnical evaluation of
potential rockfall runout distances and/or protective (mitigative) measures should be

undertaken.

Limitations of the approach: Preliminary clearing and road construction and previous
logging activity may have altered the location of occasional rockfall fragments so that in
some cases the location of specific fragments may not represent original rockfall runout
locations. Similarly, some slopes below bluffs and talus slopes are composed of till
containing some moderately large rock fragments consisting of a variety of lithologies.
Some of these fragments are sandstone. Due to the rounded nature of the edges of some
local sandstone outcrops/bluffs and some of the rockfall fragments from these bluffs it is
not always possible to distinguish individual rockfall fragments from rocks derived from
the till. In cases where it was not possible to distinguish culturally moved rocks or rocks
derived from till from rockfall fragments we assumed that the fragments were rockfall.
This approach may lead to locally conservative estimates of rockfall runout distances.

2.5 Bluff Top and Steep Slope Assessment Methodology

The second part of the geotechnical hazards assessment involved evaluation of stability
conditions along the tops of the higher sandstone bluffs and longer mixed colluvial and

bedrock slopes that directly abut proposed building sites.
;i
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Most bluffs/scarps less than about 5 metres high and mixed colluvial and bedrock slopes
steeper than about 30 degrees and 5 to 20 metres in downslope extent that occur locally
within the subdivision are not specifically included in this assessmeént. It is unlikely that
these slopes pose a significant landslide hazard. It is possible that site specific
geotechnical inspection may be called for by the building inspector at the time of building
pemmit application for individual lot development to assess these localized areas. There
are localized, short blocky colluvial (talus) slopes associated with some of these smaller
bedrock bluffs/scarps indicating that fragmental rockfall has occasionally occurred along
these slopes. The runout distances for this type of rockfall appear to be limited to a few

metres.

The tops of bedrock bluffs generally higher than 5 metres and the tops of colluvial or
mixed colluvial and bedrock outcrop slopes equal to or steeper than about 30 degrees and
with a downslope extent generally greater than 20 metres, that occur in proximity to the
more significant bedrock bluffs were traversed and flagged. These flag lines were then
ground surveyed by REA and are identified on the subdivision map (lines B-B9and C-
C9). Steel survey pins placed by REA identify the intersection of the top of bluff or top
of steep slope line with each respective property line. The “top of bluff” line was defined
as the top of a clearly defined vertical or near vertical bedrock (bluff) surface or the first
strong, visible stmcture (e.g., joint surface) back from the top edge of the bluff if there
was no clearly defined bluff edge. The top of bluff line was placed behind (upslope of)
any obviously detached blocks or indentations along the top of the bluff. In a few cases,
a significant joint trace running parallel or sub-parallel to the main bluff surface, which
was visibly associated with detached slabs or blocks on the bluff face was projected
across soil slopes behind the main bluff face where there was no visible surface
expression of the joint surface and flagged as the bluff top line. In these cases the “bluff
top line” may be located a few metres back from (upslope of) the apparent bluff top.

In the case of colluvial or mixed colluvial and rock outcrop slopes the “top of steep
slope” line was placed along the most obvious break or change in slope at the top of the
30 degree (58 percent) or steeper than 30 degree slope. In most cases this change in slope
is obvious, but in some cases it is indeterminate. In these indeterminate cases, a

conservative judgment defines the “top of steep slope” line.

The dominant bedrock joint orientations (strike direction and dip angle) and
characteristics along the bedrock bluffs were measured and recorded. Approximate bluff
heights were determined with a hand held laser rangefinder. Clinometer and hip chain
slope traverses were carried out on each dominant hillslope morphology to provide data

for simple cross-section profiles.
!
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Horizontal setback distances from the bluff and colluvial “top of slope” lines to define
preliminary “safe” building envelopes for individual lots within the subdivision were
developed for each significant biuff, colluvial or mixed colluvial and bedrock slope type.
If a property owner wishes relaxation of the top of bluff/slope setback distance so that
they can build closer to the top edge of a bluff or steep colluvial slope then a detailed
geotechnical investigation should be undertaken, The setback distances from the top of
each sandstone bluff are based on a 1:1 relationship to estimated bluff height, unless
bedrock structure indicated that a greater or lesser distance was appropriate (i.e., for
bluffs equal to or less than 5 metres high the horizontal setback distance was set at
5 metres and for bluffs between 5 and 10 metres high the horizontal setback distance was
set at 10 metres). In the case of steep, mixed colluvial and bedrock slopes the horizontal
setback distance was set at 5 metres based on field observations that bedrock occurs at
shallow depths (i.e., | to 2 metres) on most of these slopes.

The top of bluff setback is set to minimize the chance that a building foundation could be
affected by or trigger a fragmental rockfall event. The top of steep colluvial slope
setback is set to minimize the chance that a building foundation or fill might surcharge
the slope sufficiently to initiate failure of the slope.

A “top of bluff” line and building envelope setback was not determined or surveyed for
the 5 to 10 meire high conglomerate and sandstone bluff that runs along the lower
property boundary of strata lots SL1, SL2 and SL3 as these areas fall within the
preliminary rockfall shadow zone on the southern portions of strata lots SL1 to SL4.

Setbacks for slope stability and rockfall hazard are not specified for the less than 5-metre
high bedrock outcrops and short, steep (less than 30 degrees and less than 20 metres long)
colluvial or talus slopes that occur locally within the subdivision. It is our understanding
that most of these sites occur at locations where residential construction is unlikely.
A site-specific geotechnical evaluation should occur if residential construction is

proposed in such areas.

3.0 GENERAL SITE CONDITIONS AND BACKGROUND

3.1 Terrain and Soils

Colluvial veneers and blankets!, and long, linear sandstone and conglomerate bluffs form
the steeper, south-southeast facing portions of the property.

"Veneers are generally less than 1 metre deep and blankets are greater than 1 metre deep (Howes and

Kenk, 1997).
/)
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The dominant sandstone bluff and talus slope in the southwest ¥ of section 8 generally
trends east-southeast through the lower (southern) portions of lots 1 to 5. A mixed
colluvial and exposed bedrock slope continues south southeast through the lower
(southern) portions of lots 6 to 12 and the upper slopes of strata lot 4. There is a low,
discontinuous (5 to 10 metre high) bluff and talus slope that runs east southeast though
the middle sections of strata lots SL1 to SL4. A 5 to 10 metre high bluff runs along or
below the lower property line in the vicinity of strata lots SLI to SL3. Morainal
materials (till) occur locally on the moderately sloping mid slopes on the southern and

northern portions of this ¥ section.

The steeper slopes are dominated by Saturna soils and exposed bedrock. Saturna soils
are well- to rapidly-drained forest soils developed in shallow morainal deposits (till) or
weathered sandstones and/or conglomerates on gently to moderately sloping surfaces and
in colluvial materials derived from the sandstone and conglomerate on steeper surfaces
(BC Soil Survey, 1990). Qualicum soils developed in gravely to sandy glaciofluvial,
fluvial or marine deposits and Baynes soils developed variously in sandy fluvial, marine
or eolian deposits may occur locally, most likely along the gentle slopes on the northern
margin of the property where shallow glaciofluvial or marine beach gravels occur.
Brigantine soils, which are imperfectly- to poorly-drained soils developed from sandy to
loamy sandy fluvial and marine deposits, may occur locally in gently sloping to
depressional areas within portions of lots 2 to 12.

Gently dipping sandstones and limited areas of conglomerate bedrock of the Upper
Cretaceous Gabriola Formation of the Nanaimo Group underlie the entire property.
Where exposed in higher vertical outcrops these rocks exhibit localized vertical and
moderately to steeply dipping, south-facing joint or exfoliation surfaces. The bedding
planes in the sandstones vary from horizontal to surfaces that dip gently out of or into the
slope. The conglomerates are generally massive, but can be weakly bedded or jointed
locally. These joint and exfoliation surfaces appear to control the periodic but localized
rockfall that is evident on the rock bluffs throughout the property.

There was no visible evidence of natural or logging related shallow landslide (e.g., debris
slide, debris avalanche) activity visible on any of the areas of the property visited in the
field. There is evidence of ongoing rockfall® activity on the sandstone and conglomerate
bluffs. There was no apparent evidence of recent shallow landslides on the historical air
photos reviewed as part of this assessment. There was no evidence of large-scale,
deep-seated landsides on these slopes. Soil creep is likely present on the steeper colluvial

% The term landslides encompasses the term rockfall, but within the context of this report rockfail is
considered separate from other types of landslides and the term landslide should be interpreted as referring
to debris slides, debris avalanches and similar events and not rockfall,
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slopes and there is some evidence for this in the presence of locally curved stems of some

contfers on these slopes.
3.2  Timber Removal

Some localized timber harvesting has taken place on the property in the last year in the
form of both small patch cuts and selective removal of individual trees. Future timber
removal on the property will likely follow a similar pattern. The clearing of trees is done
to create views and building sites. Ground-based yarding using skidder or hoe
torwarding systems and hand felling will predominate. There is no sign of instability or
significant surface erosion resulting from this harvesting.

The property has been harvested twice before and all or part of the property burned
during a wildfire in the late 1940°s (D. Vanstone, pers. comm., December 2005). There
is no visible sign of landslide activity associated with those events. The last time the
property was harvested, was in the late 1980’s or in 1990. Most of the second growth
timber on the steeper slopes was not harvested at that time, nor were the slopes within

strata lots SL1 to SL4.

3.3 Seismicity

The proposed subdivision is located within Seismic Zone 4 (on a scale of 0 to 6) of the
current British Columbia and National Building Codes. The spectral acceleration
associated with a Cascadia Subduction Zone earthquake having a 2 percent probability of
exceedence in 50 years, ranges between about 0.18g and 1.03g with a peak ground
acceleration of 0.51g for firm ground conditions®>. For a 10 percent probability of
exceedence in 50 years, the spectral acceleration ranges between 0.09g and 0.54g with a
peak ground acceleration of 0.27g. The Cascadia Subduction Zone earthquakes are not
reflected on NBC maps. A Cascadia Subduction Zone earthquake could result in Zone 6
velocities being exceeded on Southern Vancouver Island.

It should be noted that the National Building Code of Canada has recently been revised
(NBBCC 2005) and is recommending that buildings be designed to a 1:2,475 year
seismic event (2 percent in 50 year probability of exceedence or 0.000404 per annum)
with greatly increased design acceleralions. We expect this new code to become
compulsory once the new BC Building Code is completed, which will likely be in early

2007.

* Values derived from the Natural Resources Canada Earth Sciences Sector web site which provides
interpolated 2005 National Building Code of Canada seismic hazard values for specified sites:

http://earthquakescanada.nrean.ge.cashazard/interpolator/index_e.php

A

A




October 20, 2006

Centre Stage Holdings
-13 - 05-1414-089-2000

Mr. Don Gatley

4.0 GEOTECHNICAL HAZARD ASSESSMENT

4.1 Terrain Descriptions, Terrain Stability Interpretations and Geotechnical
Recommendations

The following descriptions are of the slopes within the property traversed or inspected to
evaluate geotechnical hazards. The spatial distribution of the terrain types described
below corresponds to the lots outlined on the property map (Figure 1) attached to this
report. This map identifies the steep slope and rockfall hazard zones described below.

lots1to 4

The steep, south-facing slopes that form the southern portion of lots I to 4 include an
upper, relatively low sandstone bluff (ranging from about 3 to 8 metres high) and a lower
sandstone bluff (about 5 to 10 metres high) separated by a moderately steeply sloping,
relatively planar hillside mantled with shallow (0.1 to 1.0 metre deep), well-to
rapidly-drained, rubbly colluvial veneers (i.e., Saturna soils). The upper bluff is present
only on lots 1 and 2, and half the distance across the south-facing slope of lot 3 and is
highest near the lot 1-2 property line. The slope angles on the sandstone bluffs range
from 35 to 90 degrees. Locally there are small overhangs. Slope angles on the colluvial
slopes between and adjacent to the rock bluffs range from 24 to 29 degrees. The
sandstones are relatively massive with infrequent bedding planes which can be horizontal
but which also dip gently into the slope. There are occasional near-vertical joints, spaced
roughly 3 to 5 metres apart, striking generally north-south and strong, steeply sloping
joints and/or exfoliation surfaces that parallel the slope striking at about 110 degrees and
dipping at about 70 degrees to the southwest ( see Table 4.1). The joint surface striking
at 110 degrees controls the orientation of both the small, upper bluff and the higher,
lower bluff. This 110 degree striking joint has apertures ranging from 0.05 to 0.5 metres
where it defines detached or partially detached blocks and slabs of rock along the face of

the upper bluff.

There is evidence of limited natural rockfall (blocks up to 1 metre in diameter and 2 to
3 metres long) along the upper bluff and also evidence of considerable natural rockfall
(blocks 0.5 to 2+ metres in diameter are present) from the lower bluff. There is however,
no evidence of very recent rockfall. The rockfall from the lower bluff forms an
extensive, well-to rapidly-drained, blocky rubbly colluvial (talus) apron along the base of
the bluff. Slope angles on the colluvial apron range from 31 to 37 degrees (60 to
75 percent). The colluvial apron extends from the western edge of lot 1 part way along
the base of lot 5. An existing road runs along the base of the talus slope. There is no
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visible evidence of landslide activity following earlier timber harvesting on any of these

slopes.

The north-facing slopes of these four lots are composed of well-drained morainal and
weathered bedrock blankets and veneers that cover low, rounded, east-west trending
sandstone ridges and swales. These slopes are generally gently to moderately sloping
(less than 26 degrees or 49 percent). Areas of moderately steep to steeply sloping terrain
(greater than 26 degrees) consisting of steep (60 to 80 degree) bedrock outcrops less than
5 metres high and colluvial slopes less than 20 metres long are present locally.

The recommended building envelope setback is 10 metres north from the “top of bluff”
line on lots 1 and 2 due to the presence of an overhang and partially detached blocks and
slabs of sandstone. The building envelope setback for lot 3 is located 5 metres north of
the top of bluff line as there are no obvious detached blocks along the upper bluff surface
except for a single block at the east end of the bluff. The top of bluff line for lot 3 runs
north and then west in the middle of the lot to define additional short steep slopes. The
setback along the south-facing upper colluvial slope of lot 4 is set at 5 metres.

Table 4.1 Joint Orientations Lots 1 to 3

0-10 5-15 contintous wavy Smrgg;to
110 70 confinuous tlo) I:I;i; srrrlggglllto 34
205-210 45-30 continuous wavy rough 2-3
210 30-50 discontinuous | planar rough 0.5-3

Lots

The mid and upper slopes of the steeper hillside on the southern portion of this lot are
mantled with well-to rapidly drained rubbly colluvial veneers interrupted locally by
small, irregular to rounded sandstone outcrops and scarps. A low 1 to 2 metre high
bedrock scarp is present near the top of the slope and a 2 fo 3 metre high, near-vertical
sandstone bluff is present about two-thirds of the way down the slope. A rubbly colluvial
apron is present along the lower portion of the slope below the lower rock bluff. Slope
angles on the upper colluvial slope range from 17 to 35 degrees but locally can reach
42 degrees near small sandstone outcrops and scarps. The exposed scarp surfaces are
joint controlled and strike at about 110 degrees. The slope gradients on the colluvial
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apron at the base of the slope range from 31 to 35 degrees (60 to 70 percent). These
slopes are relatively uniform (smooth) but can be irregular where bedrock is near or at the
surface. The hillside is generally planar. There is no evidence of previous natural or

harvest related landslide activity on these slopes.

The north-facing slope of this lot is dominated by well-drained morainal blankets and
veneers and veneers of weathered bedrock that cover one or two low, glacially modified
ridges. These slopes are generally gently to moderately sloping (less than 26 degrees).
Areas of moderately steep to steeply sloping terrain (greater than 26 degrees) consisting
of steep bedrock outcrops less than 5 metres high and colluvial slopes less than 20 metres

fong occur locally.

The recommended “top of steep slope” building envelope setback on the south-facing
slope of this lot is 5 metres.

Lots6to 9

The south-facing hillside that forms the southern portions of these lots is dominated by
shallow, well-to rapidly-drained colluvial veneers. Small, irregular to rounded sandstone
outcrops and scarps occur locally. These slopes are uniform and generally planar. Slope
angles on these south-facing slopes range from 29 to 30 degrees in lot 6, 33 to 35 degrees
with minor areas of 42 degrees in lot 7, 29 to 35 degrees in lot 8 and 24 to 30 degrees in
lot 9. There is no visible evidence of previous landslide activity on these slopes. There
may be minor natural rockfall from time to time from the small rock outcrops on these

slopes.

A broad, gently-sloping, east-southeast trending ridge crest separates the southern from
the northern slopes of these lots. The ridge and north-facing portions of these lots are
mantled with veneers of morainal materials and weathered bedrock. The north-facing
portions of these lots have slope angles ranging from 3 to 11 degrees, but locally can
reach 30 to 35 degrees on short steeper colluvial slope segments and 70 to 80 degrees on
low bedrock scarps. The bedrock scarps and colluvial slopes are located along the edges
of shallow swales that trend east-southeast through these lots. The swales range from
about 5 to 10 metres deep. These north-facing slopes are uniform to benchy and

generally planar to locally convex.

The recommended building envelope setback from the “top of steep slope” line on the
south-facing slopes of these lots is set at 5 metres.
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Lots 10 to 12

These lots comprise the gently to moderately sloping terrain at the east end of the row of
lots from lot 1 to lot 12. Well-drained morainal and weathered bedrock veneers and
blankets dominate these slopes. The same broad, gently-sloping, east southeast trending
ridge crest that is found in lots 5 to 9 separates the longer northem slope from the shorter
southern slopes of lots 10 to 12. The slope angles on the southemn portion of the slope
generally range from 3 to 9 degrees. These slopes are generally planar and uniform. The
northern portions of these lots have slope angles ranging from 3 to 17 degrees and locally
near the lot 9/10 boundary can reach 30 to 35 degrees on short steeper slope segments.
The northern slopes of these lots range from uniform to benchy and generally planar to
locally convex. There are no geotechnical setbacks recommended for lots 10 to 12.

Strata Lots SL1 and SL2

The upper portion of these lots (above top of bluff line C-C9) are either level or gently
sloping and mantled with well-drained morainal materials or veneers of weathered
bedrock., The mid and lower, south-facing slopes of these lots contain two short steep
slopes separated by gently to moderately sloping terrain mantled with weathered bedrock

and morainal materials.

The upper of the two steep slopes within these two lots is composed of a 2 to 8 metre
high sandstone bluff and a small blocky rubbiy talus slope that runs along the base of the
bluff. The bluff ends within SL2 and the higher portion of the bluff is within SL1. Slope
angles on the sandstone bluff range from 39 degrees (80 percent) to 90 degrees and the
slope angles on the talus slope at the base of the bluff range from 27 to 31 degrees (50 to
60 percent). Below the talus slope the terrain is stepped or benchy and slope angles range
from 2 to 27 degrees (5 to 50 percent). Portions of the bluff are relatively competent but
there are areas where several large partially detached blocks of sandstone are stacked on
top of each other. The dominant joint surface that controls the orientation of the bluff
strikes at approximately 110 degrees and dips at about 80 degrees to the southwest. The
joints within the bluff are described in Table 4.2. The bedding planes within this bluff
dip gently north into the slope. Rockfall from this bluff is generally contained on a
nearlevel step or bench located about 10 metres downslope of the bottom of the bluff,
however there may be potential for individual rockfall fragments to roll further

downslope.

The lower steep slope is composed of a 5 to 10 metre high, discontinuous sandstone and
conglomerate bluff and a well-to rapidly-drained, blocky rubbly colluvial apron located
along the base of the rock bluff. This slope also extends across a portion of the lower
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slope of strata lot SL 3. Slope angles on the lower bluff range from 39 to 90 degrees and
are 27 to 35 degrees on the colluvial apron. Bedding and joint geometry in these bluffs is
similar to those described for the bluffs in lots 1 and 2. The main face of the bluff strikes
at about 110 degrees. The rockfall shadow of the lower bluff extends out to the lower
property pin in the southwest corner of the property. There is no visible evidence of
previous natural or harvest related landslide activity on these slopes.

The rockfall hazard line A-A9 defines the edge of the minimum rockfall shadow angle
line along the base of the slope above these lots. The recommended building envelope

setback distance is !0 metres south of the rockfall shadow line.

The building envelope setback distance is set 10 metres back from the top of bluff line
along the top of the upper bluff (i.e., 10 metres north of the top of bluff line) within strata
lots SL1 and SL2. This setback distance is based on the height of the bluff and on the
joint orientations visible along the south face of the bluff.

The rockfall hazard zone below the upper bluff slope is considered to extend downslope
to the lower property boundary, as there are no extensive areas of level terrain within
these two lots that will with certainty contain the rockfall from the upper bluff. A top of
bluff line and building envelope setback was not defined for the lower bluff as it is within
the potential rockfall hazard zone of the upper bluff.

Further geotechnical investigation and analyses to evaluate rockfall ranout or mitigative
works would be required if residential construction was considered on the lower slopes of
these lots. Similarly, any relaxation of the top of bluff line C-C9 or the rockfall hazard

line A-A9 would require further geotechnical investigation.

Table 4.2 Joint Orientations Strata Lots SL1 and SL2

1 200 70 continuous wavy rough 2-3
2 210 24 discontinuous wavy rough -

3 190 16 continuous wavy Tough 1-3
4 125 90 discontinuous | planar rough 0.5-5
5 115 44-50 discontinuous | irregular rough 2-6
6 275 50 discontinuous | wavy rough 5+
7 280-290 34-50 discontinuous | wavy rough 12
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Lots SL3 and SL4

The upper surface of strata lots SL3 and SL 4 above the top of steep slope/top of bluff
line C-C9 is generally level to gently sloping. A small wetland is present on the eastem
side of strata lot SL 4. The slopes above and east of the wetland are composed of mixed
coluvial materials and small bedrock outcrops or scarps. There is a small talus apron
along the base of this slope immediately upslope of the wetland. Slope angles on the
mixed colluvial and bedrock slope range from 22 to 24 degrees on the upper portion of
the slope (below the strata road) and 39 to 42 degrees on the lower portion of this slope.
Slope angles are near vertical on some of the small bedrock scarps. There is potential for
rockfall from these steeper slopes and from the steeper south-facing slopes in lots
3 though 9 above the strata road and potentially from the fill slope of the strata road.
Rockiall hazard line A-A9 defines the minimum rockfall shadow angle line for this area.
A building envelope setback 10 metres south of this rockfall hazard line is recommended

in this area.

The slopes immediately below “top of steep slope/top of bluff” line C-C9 comprise 5 to
10 metre high sandstone bluffs along portions of the southern boundary of SL.4 and steep
colluvial slopes with minor bedrock outcrops for the remainder of SL4 and SL3. The
mixed colluvial and bedrock slopes range from 5 to 15 metres in length. Portions of
these slopes have slope angles less than 30 degrees, but these areas are included for
purposes of defining a continuous top of steep slope line. A building envelope setback of
5 metres north of this line is recommended unless detailed geotechnical investigations

indicate that this setback distance can be relaxed.

The slopes on the lower portions of strata lots SL3 and SL4 are composed of well-
drained, blankets and veneers of morainal materials and weathered bedrock. Slope angles
range from 3 to 27 degrees. The slope morphology ranges from uniform to benchy.
These slopes extend down to the lower property boundary, and like the lower slopes of
strata lots SL1 and SL2 are considered to be within the rockfall shadow of the bluffs and

steeper colluvial slopes defined by the top of bluff line C-C9.

Lots 13 to 20 and adjacent slopes

Most of the northern portion of the subdivision (north of Seymour Road) consists of
gently sloping terrain (slopes less than 15 degrees or 27 percent). Lots 13 to 19 occupy a
broad, low ridge that trends generally east-southeast. The northern portions of lots 13 to
19 and the slopes of lot 20, north of these lots, have generally north—facing aspects. The
southern portions of lots 13 to 19 slope gently to the south. Locally within lots 13 to 17
there are small areas of moderately sloping terrain (slopes of 16 to 25 degrees) along the
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stopes of a shallow swale immediately south of the ridge crest, but these arcas are
restricted in extent and the slopes are relatively short (i.e., 5 to 20 metres long). The
entire area is mantled with well-drained morainal blankets and veneers and locally by
veneers and blankets of weathered bedrock. Very minor areas of shallow, gravely,
glacioftuvial or marine (beach) deposits are present on very gently sloping terrain near
the northemn boundary of lot 20 There are several large, isolated, 2 to 3 metre high
sandstone blocks located on the south-facing slopes just north of Seymour Road. There
are no visible geotechnical hazards on these slopes. As such, it is our professional
opinion that the gently sloping terrain within lots 13 to 20 is suitable for residential

construction.

5.0 SUMMARY CONCLUSIONS AND RECOMMENDATIONS

The lack of evidence of large scale, deep-seated landslides on these slopes indicates that
the probability of large-scale, deep-scated landslides is very low under current
(and previous post-glacial) climatic and physical conditions. The lack of evidence of
such activity since the end of the Fraser Glaciation in this area about 10,000 years ago,
suggests an annual probability of occurrence of such events of less than 1:10,000.

A significant seismic event, such as that having a 10 percent probability of occurrence in
50 years (i.e.,, 1:475-year event), could result in localized landslides on the steeper slopes
within the subdivision. However, considering that there have been many such events
over the last approximately 10,000 years since deglaciation in this area, without obvious
signs of significant landslide activity, we consider the likelihood of a seismically induced
landslide on these slopes to be low (i.e., less than 1:10,000 annually). With respect to
rockfall, there certainly exists a possibility that seismic activity has and could result in
rockfall activity. It is our professional opinion that the rockfall runout hazard limits
established for the property will suffice for rockfall generated by seismic actwrfy as well
as rockfall resulting from physical and chemical weathering.

Previous harvesting on the moderately sloping areas on this property has not resulted in
visible landslide activity so timber removal for building sites, or to develop views, should
result in a low likelihood of landslide activity. Similarly the likelihood of natural
landslide activity should be low. Occasional post-harvest landslide activity is not
unknown on similar terrain on nearby Vancouver Island, although generally in wetter
climates than found on Gabriola Island. Rollerson, et al. (2002), report post-harvest
landslide probabilities from southwestern Vancouver Island of about 5 percent on terrain
with slope angles between 20 and 30 degrees, so landslide activity resulting from timber
removal cannot be entirely discounted. If the assumption is made that harvest related
landslides on Vancouver Island recur each forest rotation (e.g. every 50 years) the
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post-harvest landslide rates noted above could equate to a landslide probability of
0.001 per year or 1:1000 annually on terrain with slopes between 20 and 30 degrees.
Asthe climate at the Gabriola site is drier, the natural or harvest-related landslide
probabilities on similar slopes on the Gabriola site should be less than those suggested

above.

Because of the often deeply weathered, and the moderately- to well-fractured or
exfoliated character of the local sandstone and conglomerate bedrock, we recommend
that prior to construction for residential purposes, additional geotechnical investigation be
undertaken to determine the physical characteristics of the bedrock, where bedrock is at
or near surface and to provide geotechnical input fo the design of appropriate
foundations. Similarly, setbacks for slope stability and rockfall hazard are not specified
for the less than 5-metre high bedrock outcrops and short, steep (]30 degree) colluvial or
talus slopes that occur locally within the subdivision. Golder recommends a site-specific
geotechnical evaluation for these hazards as well as foundation conditions if residential

construction is proposed in such areas.

Avoid discharging concentrated drainage, such as from roof rainwater leaders, perimeter
drains, or other sources onto moderately steeply sloping to steeply sloping areas within
the subdivision as this could lead to slope failure.

Do not excavate, raise grade, create fills or spoil waste materials on moderately to steeply
sloping terrain or within building envelope setback zones without the approval of a

geotechnical engineer,

Should any signs of future slope instability such as landslides, tension cracks, significant
surface soil erosion be observed on any of the moderately sloping to steeply sloping
terrain within individual lots or within the building envelope setback zones, the ownez(s)
should contact a qualified geotechnical/geological engineer or engineering geologist to

assess the situation.

A detailed, site specific assessment of geotechnical hazards and foundation conditions,
including recommendations for suitable mitigation to protect residences from
geotechnical hazards should be conducted if residential construction is proposed within
any of the building (geotechnical hazard) setback zones recommended in this report, or
on any of the short but moderately steep to steep bedrock or colluvial slopes within the

subdivision area.

There are no apparent geotechnical hazards within the gently to moderately sloping
terrain located outside the building envelope setback zones and designated geotechnical
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hazard zones. Based on the level of landslide safety suggested by the Ministry of
Transportation (i.e., a probability of landslide occurrence affecting the proposed
development site of less than 1 in 500 years), it is our professional opinion that the slopes
outside the building envelope setback zones and designated geotechnical hazard zones
are safe for the use intended (i.e. construction of permanent residences) with respect to
natural landslide and rockfall activity, provided the geotechnical recommendations

provided in this report are followed.

6.0 CLOSURE

We trust that the information provided in this report is sufficient for your immediate
needs. If you have any questions about this report, please contact us.

Yours truly,

.

erry Kollerson, P. Geo.
Senior Geoscientist

Reviewed by:

e

Mark Goldbach, P.Eng,
Managing Principal and Senior Geotechnical Engineer

TPR/MGG/knb
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IMPORTANT INFORMATION AND LIMITATIONS
OF THIS REPORT

Standard of Care: Golder Associates Ltd. (Golder) has prepared this report in a manner consistent with
that level of care and skill ordinarily exercised by members of the engineering znd science professions
currently practising under similar conditions in the jurisdiction in which the services are provided, subject
to the time limits and physical constrzints applicable to this report. No other warranty, expressed or

implied is made.

Basis and Use of the Report: This report has been prepared for the specific site, design objective,
development and purpose described to Golder by the Client. The factual data, interpretations and
recommendations pertain to a specific project as described in this report and are not applicable to any other
project or site location. Any change of site conditions, purpose, development plans or if the project is not
initiated within eighteen months of the date of the report may alter the validity of the report. Golder can
not be responsible for use of this report, or portions thereof, unless Golder is requested to review and, if

necessary, revise the report,

The information, recommendations and opinions expressed in this report are for the sole benefit of the
Client. No other party may use or rely on this report or any portion thereof without Golder’s express
written consent. If the report was prepared to be included for a specific permit application process, then
upon the reasonable request of the client, Golder may authorize in writing the use of this report by the
regulatory agency as an Approved User for the specific and identified purpose of the applicable permit
review process. Any other use of this report by others is prohibited and is without responsibility to Golder,
The report, all plans, data, drawings and other documents as well as all electronic media prepared by
Golder are considered its professional work product and shall remain the copyright property of Golder, who
authorizes only the Client and Approved Users to make copies of the report, but only in such quantities as
are reasonably necessary for the use of the report by those parties. The Client and Approved Users may not
give, lend, sell, or otherwise make available the report or any portion thereof to any other party without the
express written permission of Golder. The Client acknowledges that electronic media is susceptible to
unauthorized modification, deterioration and incompatibility and therefore the Client can not rely upon the
electronic medis versions of Golder’s report or other work products,

The report is of a summary nature and is not intended to stand alone without reference to the instructions
given to Golder by the Client, communications between Golder and the Client, and to any other reports
prepared by Golder for the Client relative to the specific site described in the report. In order to properly
understand the suggestions, recommendations and opinions expressed in this report, reference must be
made to the whole of the report. Golder can not be responsible for use of portions of the report without

reference to the entire report.

Unless otherwise stated, the suggestions, recommendations and opinions given in this report are intended
only for the guidance of the Client in the design of the specific project. The extent and detail of
investigations, including the number of test holes, necessary to determine all of the relevant conditions
which may affect construction costs would normally be greater than has been carried out for design
purposes. Confractors bidding on, or undertaking the work, should rely on their own investigations, as well
as their own interpretations of the factual data presented in the report, as to how subsurface conditions may
affect their work, including but not limited to proposed construction techniques, schedule, safety and

equipment capabilities.

Soil, Rock and Groundwater Conditions: Classification and identification of soils, rocks, and
geologic units have been based on commonly accepted methods employed in the practice of geotechnical
engineering and related disciplines. Classification and identification of the type and condition of these
materials or units involves judgment, and boundaries between different soil, rock or geologic types or units
may be transitionai rather than abrupt. Accordingly, Golder does not warrant or guarantee the exactness of

the descriptions.




IMPORTANT INFORMATION AND LIMITATIONS
QOF THIS REPORT (cont’d)

Special risks occcur whenever engineering or related disciplines are applied to identify subsurface
conditions and even a comprehensive investigation, sampling and testing program may fail to detect all or
certain subsurface conditivns. The envirenmental, genlogic, geotechnical, geochemical and hydrogeologic
conditions that Golder interprets to exist between and beyond sampling points may differ from those that
actually exist. In addition to soil variability, fill of variable physical and chemical composition can be
present over portions of the site or on adjacent properties. The professional services retained for this
project include only the geotechnical aspects of the subsurface conditions at the site, unless otherwise
specifically stated and identified in the report, The presence or implication(s) of possible surface and/or
subsurface contamination resulting from previous activitics or uses of the site and/or resulting from the
introduction onto the site of materials from off-site sources are outside the terms of reference for this

project and have not been investigated or addressed.

Soil and groundwater conditions shown in the factuzl data and described in the report are the observed
conditions at the time of their determination or measurement, Unless otherwise noted, those conditions
form the basis of the recommendations in the report. Groundwater conditions may vary between and
beyond reported locations and can be affected by annual, seasonal and meteorological conditions. The
condition of the soil, rock and groundwater may be significantly altered by construction activities (traffic,
excavation, groundwater level lowering, pile drving, blasting, etc.) on fhe site or on adjacent sites,
Excavation may expose the soils to changes due to wetting, drying or frost. Unless otherwise indicated the
soil must be protected from these changes during construction.

Sample Disposal: Golder will dispose of all uncontaminated soil and/or rock samples 90 days following
issue of this report or, upon written request of the Client, will store uncontaminated samples and materials
at the Client’s expense. In the event that actual contaminated soils, flls or groundwater are encountered or
are inferred to be present, all contaminated samples shall remain the property and responsibility of the

Client for proper disposal,

Follow-Up and Construction Services: All details of the design were not known at the time of
submission of Golder’s report. Golder should be retained to review the final design, project plans and
documents prior to construction, to confirm that they are consistent with the intent of Golder’s report.

During comstruction, Golder should be retained to perform sufficient and timely observations of
encountered conditions to confirm and document that the subsurface conditions do not materially differ
from those interpreted conditions considered in the preparation of Golder’s report and to confirm and
document that construction activities do not adversely affect the sugpestions, recommmendations and
opinions contained in Golder’s report, Adequate field review, observation and testing during construction
are necessary for Galder to be able to provide letters of assurance, in accordance with the requirements of
reany regulatory authorities. In cases where this recommendation is not followed, Golder’s responsibility
is limited to interpreting accurately the information encountered at the borehole locations, at the time of
their initial determination or measurement during the preparation of the Report,

Changed Conditions and Drainage: Where conditions encountered at the site differ significantly
from those anticipated in this report, either due to natural varability of subsurface conditions or
construction activities, it is a condition of this report that Golder be notified of any changes and be provided
with an opportunity to review or revise the recommendations within this report. Recognition of changed
soil and rock conditions requires experience and it is recommended that Golder be employed to visit the
site with sufficient frequency to detect if conditions have changed significantly.

Drainage of subsurface water is commonly required either for temporary or permanent installations for the
project. Improper design or construction of drainage or dewatering can have serious consequences. Golder
takes no responsibility for the effects of drainage urless specifically involved in the detailed design and

construction monitoring of the system.

Goldsr Assoclates f
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