DocuSign Envelope ID: 674A26FB-63EC-4A7C-8255-728C6883BCC8

MEMORANDUM OF UNDERSTANDING
BETWEEN
DISTRICT OF TOFINO
(DISTRICT)
AND
TOFINO HOUSING CORPORATION INC. (Inc. No. 0715979)
(THC)
AND
CATALYST COMMUNITY DEVELOPMENT SOCIETY (Inc. No. S-0061889)
(CATALYST)
(COLLECTIVELY “THE PARTIES”)

Whereas the District is owner of the land legally described as:

PID: 000-182-371
Remainder Lot A, District Lot 114, Clayoquot District, Plan 32751

From which two new lots, Lot 1 and Lot 2, will be created as per the draft subdivision
plan included as Schedule A

(the “Lands”);

Whereas the District has identified, through the District of Tofino’s Official Community Plan, the
need for affordable and attainable housing;

Whereas the District has established the Tofino Housing Corporation Inc., (“THC”) a private
municipal corporation with the sole purpose of building attainable and affordable housing in
Tofino and the District has committed to transferring the Lands to THC for this purpose;

Whereas Catalyst Community Developments Society (“Catalyst”), a BC incorporated non-profit
organisation, would like to develop 72 units of affordable housing (the “Development”) on the
Lands in two distinct Phases — 35 units as Phase A on Lot 2 and 37 units as Phase B on Lot 1; and

Whereas the District and THC support Catalyst’s vision for the Development.

NOW THEREFORE, the Parties agree as follows:
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1. The Purpose of this Memorandum of Understanding (“MOU") is to set out the intentions
and understandings between the Parties under which a lease of the Lands may be granted
by the THC to Catalyst for the Development.

2. Land Transfer

The District agrees it will transfer the Lands to the Tofino Housing Corporation once the
Lands are subdivided and the District is relieved of its obligation to guarantee the $336,933
BC Housing loan, unless the District and the THC have agreed to an alternative timing.

3. Land Transfer Costs

The THC will pay the legal costs and Property Transfer Tax (PTT) associated with the land
transfer from the District to the THC; these are not Project Costs.

4. land Lease

The THC and Catalyst agree to the granting of separate land leases for the Lands to Catalyst
for Phase A and Phase B of the Development. The Leases for the Lands will be subject to the
following conditions being satisfied.

e Building permit designs for the Development are complete and agreed to by the
Parties;

e the Lands are rezoned to permit the Development;

e aHousing Agreement has been registered on title to the Lands; and

e aDevelopment Agreement has been established between the THC and Catalyst
whereby Catalyst is responsible for the costs of delivering the Development on the
Lands.

The Parties will enter into a lease of the Lands with terms similar to that of the Lease
between the THC and Catalyst for Sharp Rd (CA119851, PID: 000-251-861, LOT 1 DISTRICT
LOT 132 CLAYOQUOT DISTRICT, PLAN 33516) (“Sharp Rd Lease”) with the following
adjustments.

e Catalyst will provide $82,000 in project equity for Phase A and $98,000 in project
equity for Phase B

e For Phase A the THC cash equity contribution will be capped at $340,000

e For Phase B the THC will provide a $440,000 equity contribution

e Should Phase B not be funded by the BC CHF then both Catalyst and the THC will
consider increasing equity contributions into Phase B.
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e For Phase A 48.6 % of the THCs $336,933 BC Housing PDF loan will assumed by
Catalyst no later than the construction financing stage.

* For Phase B 51.4% of the THCs $336,933 BC Housing PDF loan will be assumed by
Catalyst no later than the construction financing stage or at an alternative time
agreed to by the THC and Catalyst.

e The Purchase Price formula specified in clause #2, of Schedule D of the Sharp Rd
Lease will be modified by replacing 50% with 75%.

5. No Fettering

Catalyst and THC acknowledge that nothing in this MOU fetters the District of Tofino in
making its decision regarding any proposed changes to zoning.

6. Other Costs

Catalyst shall pay property transfer tax and GST, if applicable, associated with the Lease.

7. New Road and Servicing

The Parties acknowledge that the Development will be accessed by a new pubic road and
will connect to District services constructed within the new public road. The Parties also
acknowledge that for the Development additional servicing requirements also include
reconfiguration of the Leighton Way/Peterson Drive Intersection, adding a painted
pedestrian path and speed humps on Leighton Way, reconfiguring the start of the Tonquin
Beach trail along the new road and rerouting the trail from the Community Hall to the
Tonquin Beach trail to accommodate Phase B.

The costs of the new road and services will be apportioned 40% to Phase A, 44% to Phase B
and 16% will be separately funded by the THC related to the development of the three

duplex lots.
8. Development Plan

The Development and Building Plans for Phase A and Phase B have been designed to 90%
design - see Schedule B — and will not be altered substantial excepts as required to obtain a
Building Permit and approval by BC Housing and CMHC, as applicable.

9. Project Costs

Project Costs are generally summarised in Schedule C and include:

e appraisal fees;
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10.

11.

e British Columbia Land Surveyor fees associated with the preparation of legal plans and
surveying;

o legal costs associated with the preparation of the Housing Agreement, MOU, Lease,
covenants, other Agreements, statutory rights of way, survey plans and associated
registration fees of same in the Land Title Office;

e development consultant fees;

e rezoning, development permit, building permit and subdivision costs

e municipal and servicing fees, property taxes, property transfer tax for the Lease, GST
self-supply

e construction financing costs and insurance

e allland clearing, soil and rock removal, and new material placement;

e construction of the new road and servicing

e construction of all buildings and related infrastructure (stormwater, sewer, hydro,
telephone, cable, lighting) necessary to create the 72 apartment homes; and
construction management services.

Payment of Project Costs

THC will pay for Project Costs defined above until such time as a Development Agreement is
executed by the Parties, as agreed to in advance of any such expenditures. Upon execution
of the Development Agreement by the Parties Catalyst will assume responsibility to pay for
all Project Costs unless specifically agreed otherwise by the Parties. Catalyst acknowledges
that the THC legal fees, except those identified in Section 3, and costs associated with a
THC-hired consultant to represent the THC interest through project development and
construction will be Project Costs.

Project Funding and Financing

Catalyst shall apply for the BC Housing Community Housing Fund and a Canada Mortgage
and Housing (CMHC) Co-Investment Fund to secure project capital grants and financing.

The THC has a limited amount of funds available to cover additional pre-development costs,
which will be count towards its Phase A $340,000 and Phase B $440,000 equity
contributions. Should additional pre-development funds be required for Phase B the THC
may consider a no-interest loan to the Development.
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12.

13.

14.

15.

16.

Proceeding without Catalyst

In the event that Catalyst has not commenced construction of Phase A of the Development
on or before December 31* 2021 and Phase B of the Development by December 31%, 2023
then the THC may, at its sole discretion, terminate the Development Agreement and the
Lease and proceed on its own or permit any other party or parties it so chooses to proceed
with development of the Lands.

Catalyst’s Right to Terminate

The Parties agree that Catalyst will be entitled to terminate the Lease and Development
Agreement within 120 days of receipt of the building permit for the Development if, at its
sole discretion, Catalyst does not consider that the construction and operation of the
Development will be financially viable over the term of the Lease. In the event that Catalyst
elects to terminate the Lease within the above timeframe then there shall be no further
obligations between the Parties.

Timeliness

The Parties acknowledge that, although the provisions of this MOU are non-binding, time is
of the essence and that the Development will only be successful if both Catalyst and THC
are diligently working towards being ready to deliver the Development as contemplated in
this MOU.

Non-Binding

Despite anything else in this MOU, including language that may in the normal course give
rise to binding contractual obligations, this MOU is not legally binding and creates no legal
obligations between the parties. It does, however, express the good faith intentions of the
parties as herein set out. Without limiting the foregoing, the parties acknowledge that any
binding agreement will be the subject of further negotiations between the parties and may
ultimately differ from the present understandings as set out herein and no party shall have
any claim against the other party arising out of a party’s change of intention from those
intentions set out herein.

Legal Requirements

The parties acknowledge that prior to the parties entering into any legally binding
agreements, all legal requirements of the District must be satisfied, all necessary
authorizations and approvals must be obtained and all procedural requirements must be
followed, including as required by the District of Tofino’s bylaws, the Local Government Act
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(British Columbia) and the Community Charter (British Columbia) and any other applicable

statutes.

17. Legislative Discretion

Catalyst and THC acknowledge that some of the steps described in this MOU will engage the
legislative authority of the District of Tofino. Catalyst and THC acknowledge that fulfillment
of some of the steps set out in this MOU may require that the Council of the District of
Tofino adopt bylaws or pass resolutions and that the passage of said resolutions or adoption
of said bylaws by the Council of the District of Tofino are within its sole absolute discretion
which is not in any manner subject to the provisions hereof.

IN WITNESS WHEREOF the parties hereto have executed this Memorandum of Understanding as of the

day and year written below.

DISTRICT OF TOFINO
by its authorized signatories:

\

Maor: Josie Chborne
E orate Officer:

Rt MacPhgesoH
Date: Mﬁlb4 27'.2020

CATALYST COMMUNITY DEVELOPMENTS SOCIETY

by its authorized signatories:
DocuSigned by:

(ke Barvisom
53TD3A60A43C426...
Name:
Luke Harrison President
Name:
8/29/2020

Date:

TOFINO HOUSING CORPORATION
by its authorized signatories:

M)y

. M( |(,‘r)7’ f\A clonwe

U Nt

Name: Duncoar Tt Maste

Date: hvg\,, 9'71@w
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Schedule A — Subdivision Plan

CLDAS STREEY

LT 2

FROPORD ROAD

DISTRICTY

114
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Schedule B — Lot 1 (Phase B) and Lot 2 (Phase A) Building Plans
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Schedule C — Capital Budget



Development Characteristics

Gross Site Area

FSR

Gross Buildable Area (GBA)
Units

Buildable / Unit

Efficiency

Net Area

Net Buildable / Unit

2.0 Land
Land Purchase Price
Property Transfer Tax
Legal (Purchase & Sale)

Total Land Costs

2.0 Construction (Hard Costs)
Road Cost
Building Hard Costs
Construction Insurance
Contingency
Escalation Contingency
Construction Bonding

Total Hard Costs

3.0 Construction (Soft Costs)
Acoustics
Arborist
Architect
BC Hydro Design
Building Envelope
Civil
Pre-Construction Costing
Cp Code Consultant
Electrical
Energy Modeling
Environmental
Geotechnical Engineer
Interior Design
Landscape Architect

DocuSign Envelope ID: 674A26FB-63EC-4A7C-8255-728C6883BCC8

Development Proforma
Lot Two (A) Lot One (B)

47.56% 52.44%
860970 949410

28,699.00 31,647.00

35 37
819.9714286  855.3243243
[E5574% | 80%
21,333.00 25,265.00

609.5142857

L 0%

Lot Two (A)

682.8378378

Lot One (B)

[$ 6,703,481 $ 6,707,650

4%

LEED Green Building Sustainability

Mechanical Engineer
Model Maker
Planner

Quantity Surveyor
Sprinkler Engineers
Structural Engineer

P PP nr NN

PPy P H P DD NP DD P

Sub Totals

72.00
1,675.30

46,598.00

34,307

34,307

892,900
13,411,131
268,223
1,341,113.10
201,166.97

16,114,533.69

10,000
567,329
50,000
70,100
150,000
20,000
38,000
23,300
30,000
70,000
40,000
50,000

60,000

115,000
30,000

67,500
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4.0

5.0

6.0

7.0

8.0

Surveyor Subdivision Topographic Strata
Traffic Consultant

Security Consultant

Unit Surveys

Disbursements

Total Consultants Cost

Municipal Costs
Building Permit Fee
Development Permit Fee
DCC (Residential)
Property Taxes
Rezoning Fee

Total Muncipal
Legal Costs
General

Total Legal Costs

Marketing Costs
General Marketing Costs

Total Marketing and Commission

Financing Costs

Draw Inspections (including BCH QS)
Appraisal

Insurance Review Fee

Lender Fee

Lenders Legal

Discharge Fee

Construction Loan Interest

Mortgage insurance Fee (BCH)

Total Financing

Additional Costs

Accounting Costs

Catalyst Development Management Fee
Income Stabilization Period

Residential Lease-Up Fee

GST Residential

Total Soft Cost Contingency

BCH Inspection Fees

BCH Mechnical Peer Review

BCH Mainteance and Renewal Plan

Common Area Furnishings

Total Other Costs

1000

per m2

3.20%

I

10%

$

7,872

8.61

©H P P H OB

<O

«

PP P PO h PPN

PO PPV PP

L4

79.0 Total Cost

24,000

20,000

30,000
100,000
1,565,229.00

70,967
300
519,875
50,000
2,000

643,142.28
100,000

100,000.00

25,000

25,000.00

40,000
20,000
2,000
107,731
15,000

500

242,395
5,000
432,625.42

10,000
537,130
73,885
36,000
251,901
329,229
10,000
15,000

35,000






