BCFSAS#1FM BCFSA Compliance Playbook

Angie Zhang Team + Nu Stream Realty Inc. Angie ZhangHBA + Nu Stream Realty Inc.

RZRS5REMIERL SN FM—BCERIARS EER (BC Financial Services Authority,
BCFSA) ISETRIZRME. BB, BERASATING, BBEZEMFT. ~FMIREXbcfsa.caliTE
SRR, REAEIEEBFNEAS. The working rulebook for trading services and rental property
management under the BC Financial Services Authority — the forms, deadlines, fees, and penalty
exposure that keep the team out of trouble, distilled from a full read of bcfsa.ca and focused on
what governs this team's licences.

HFRIFIE Source: befsa.ca | BisT HEA Researched: 20265108 2H October 2,2026 | SEE Scope: BC
E—X5RS +HAEYIEE BC — trading + rental property management | ENMEBERAR
Regulator contact: (604) 660-3555 + (866) 206-3030

KEEHF Key figures

+ $100,000 — ERFEMESTERT ( (FBE~ARS5E) RESAZE56(2)%) , B2024F7H1HIE
ERATFEFEASIEFE A, Maximum administrative penalty per contravention under RESA s.
56(2) — applies to licensed and unlicensed persons since July 1, 2024.

+ $2,000 + $250/k — ZL AT BHARIRTIFR ( (L) RulesZB75%) o —RELNF20265F 8
HA39K, #51$11,750, Late brokerage filing penalty (Rules s.75). One brokerage's 39-day
delay cost $11,750 in 2026.

+ $7,500 — EREBREIIAO . RIBHDORTS $§2,500 ( (FRMY $£54%) + KMAEREXRS
X BLIREE $5,000 ( (FIMY 555%) , MApplicant 105 (Re), 2026, Skipped disclosure forms
— $2,500 for a missing DORTS (Rules s.54) + $5,000 for no risks disclosure to an unrepresented
party (Rules s.55), Applicant 105 (Re), 2026.

* 7% PST — B2026F10A1HiE, WIFELFEM~RS (FHLR5. HEA. AEMIEEER)
MR ARHEER . SHOEIIRMNE LTI N Now in force Oct 1, 2026 on non-residential real
estate services — commercial trading, leasing, and rental PM fees. Price it into every
commercial quote.

B3 Contents

- 8iNRFIMERIESIEERIE The 8 mandatory forms
« FBEFXNIZEIZOFN Core rules by topic

« RN EE Deal-file checklist

- BB, SES5AEHE Licensing, renewal & CE
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- 28— Fees at a glance

- PUESELZEA] Enforcement & real cases
- RLAZEFBIER Hand these to clients

- &3EzhME On the horizon

- $##EB R Link directory

« BCFSAEhIFZ The rest of BCFSA

- ¥1%52A)RE Open questions

S{nsaFIIE IR S E R The 8 mandatory agency & disclosure
forms

Fra a1 RAREBIEBCFSARY "Agency and Disclosure Forms" (RESKRERK) m, SHRKYE
P (EERSEE) « A RITXAEEEShRA, |HRIBCFSA Forms ApplEEZE S &x— R MK
DIl F#. Every mandatory form lives on BCFSA's Agency and Disclosure Forms page, each also
translated into Chinese (Simplified and Traditional), French, Persian, and Punjabi. The old BCFSA
Forms App is being phased out — download from the forms page only.

REEMHRIE? Which form do | need?

RIBIRFR BB LR —FREERBIN To  Pick the situation you're in — the required form appears
below.

& Form iERTER When it's required iz
Basis

(RFRSHEXRIKER) RMRXFZIRS 2 F—RRREE AT R REASHRARZS, CFRY

Disclosure of Representation Before providing trading services — states whether you B54%
in Trading Services (DORTS) represent the party as a client. Rules s.54
(REREXRALNCIRER) | HEIFEARRIERN—7BY, When assisting a party you do not CRRIY
Disclosure of Risks to represent. 2B55%%
Unrepresented Parties Rules s.55
(=75 TRHEAREM e BR %) EMEH—TEAE/iRM, ESBEEH. Forsellers — —
Disclosure to Sellers of expected commission/remuneration, including a dollar
Expected Remuneration amount.
(Payment)
(NERIEXPLIEER) HIMWENE (8%) BA2BY. When a dual agency —

Disclosure of Risks Associated | (exemption) situation arises.
with Dual Agency
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&% Form iBATERZ When it's required iz
Basis
(& P BRI ZANEP 2B RS, When a conflict arises
Agreement Regarding Conflict | between multiple clients.
of Interest Between Clients

(R mikER (E=) ) {REIREYREX 75 8 SO IR S L 24 L B9F =AY, You oran CFRm)

Disclosure of Interestin Trade | associate has or will acquire an interest in a property being 5853%
(Buying or Selling) bought or sold. Rules s.53

(XZFEmkER 5 ) RBIRN R A TR ZHREFENY, ik RE—3E CHRIY
Disclosure of Interest in Trade | EhSHETERIMLE S F. ) You or an associate has an interest | 8553%
(Leasing or Renting) in a rental or leasing transaction. (New split form — buying/ Rules s.53

selling and renting versions are now separate.)

(EEMFEIFER) Disclosure  FEMRERSZ —S5SEMHHEEYIERILEEX, Rental -
for Residential Tenancies tenancy transactions — relevant to every rental PM file.

IR Source: BCFSA Agency and Disclosure FormsTiim, 202610828 #E, REEIXIEE" &
0" (Notices) 5" XHFRMK" (Strata Documentation Forms) #H, Source: BCFSA Agency
and Disclosure Forms page, read October 2,2026. The forms page also carries Notices and Strata
Documentation Forms sections.

FIPAKIN—5&FRHE, 532i% Team rule — forms before conversation RIEEERLANKEIER, 7%
SHMBREFP SR HITEMERMESIIEZE, AL EZEDORTSUUKEBMENSEESR, 1BIRF
EEESNEF intake AP FIHE, EEIN. BCFSABSHBIAHENETY X—R—N5E67357,500
HJApplicant 10523126, Per our managing broker's standing instruction, no substantive real
estate discussion happens with a new lead or client until the DORTS and the privacy notice &
consent are signed. Sequence it into every intake: disclosure first, advice second. BCFSA's own
enforcement backs this up — see the $7,500 Applicant 105 penalties in Section 6.

¥ %1 53 B9#Z:OFLN Core rules by topic

EERESRN (BHRRSE%E)  (Real Estate Services Act, RESA, SBC 2004 ¢.42) . {EHiF=ARSZ &5

(Real Estate Services Regulation, B.C. Reg. 506/2004) 5 (E#i=ARZ#MN) (Real Estate Services
Rules, B.C. Reg. 209/2021) ., BCFSARY"Regulatory Resources Index" (MEZEFEZRS|) @SBR—T
ESNERERS|PEE—REERE " Information" (FH) XEM—FRN"Guideline" (#§51) o The
legal framework is the Real Estate Services Act (RESA, SBC 2004 c.42), the Real Estate Services
Regulation (B.C. Reg. 506/2004), and the Real Estate Services Rules (B.C. Reg. 209/2021). BCFSA's
Regulatory Resources Index is the master topic index — every topic below has a short "Information"
article and a deeper "Guideline" there.
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FE#IHRICouncil Rules PDF Don't rely on old Council Rules PDFs 87RECBCHICouncil Rules&
F202158H1HBCFSAEERELE, EEIAIPDFEHA{IEEbcfsa.cafy/media/NNNN/download$%
ER%. WIT/AEREB.C. Reg. 209/2021— AR &FH 2 (point-in-time consolidation) . The
former RECBC Council Rules were repealed when BCFSA took over on August 1, 2021, but obsolete
PDF consolidations still circulate on bcfsa.ca via /media/NNNN/download links. The current law is
B.C. Reg. 209/2021 — use the point-in-time consolidation.

= 51XI2 Disclosure & agency

Fla?

- PEHSMIKE ( () $30()F) —FmPROAUPELIURESLER, BRI FRS W

- TREXZRT ( (FR % RINENERREREMAA, FNIRE

- R SRS ERMDORTS ( (FAM) $#54%) —LUMAERBKRBHREEEUTFAEASHH

#iZ7. DORTS before services Rules s.54 — disclose, in the approved form, whether you will
represent the party as a client before providing trading services.

PARY

#WETER) o Unrepresented parties Rules .55 — anyone you assist but don't represent gets the
Disclosure of Risks to Unrepresented Parties.

- WERBRENERERE AT, HAER (NERENIRER) . WRIIEH"Agency" (A

i) 5"Use of Dual Agency Exemption" (WEIEEATHEA) - Dual agency is permitted
only under the dual agency exemption, with the Disclosure of Risks Associated with Dual
Agency form. See the Index topics "Agency" and "Use of Dual Agency Exemption."

Z2 Conflicts of interest

WEEEERF. Disclose in writing, separately Rules s.30(j) — a conflict must be disclosed to
the client in writing and separately from any service agreement or contract of purchase and
sale.

© R3|PERIFADFIRERZ RS FEUHR. HEWIL/ D2 EBRBHR, URSEFH

%8, Separate Index topics cover conflicts in trading services, in rental property/strata
management, and conflicts with multiple clients.

© MEXKAERZFREHN D, A (XZHaKER) ( (W) $53%) —LE=mS5HEE

AL AR IRILFRAZ, If you or an associate has an interest in the trade, the Disclosure of
Interest in Trade form applies Rules s.53 — buying/selling and leasing/renting are now two
separate forms.

[~ Advertising

- SRR ANE, AEAREHATERT

MARNME, SN SEHMBEULLR
AR B MR R "Nu Stream Realty Inc."s Licensee names must be indicated in
advertising, and the brokerage name displayed prominently — for this team, "Nu Stream
Realty Inc." appears clearly in every ad, in the form approved for the brokerage.
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« ABWUAESE; WRMEHRTEEEMMNEKIE, RIEIHAFY, THBREIARRRATEES
7. Everything must be truthful; comparative or award claims need a basis; promises must
state their conditions; unlicensed team members must be identified as unlicensed.

- EBRATNEERIFRS|"Advertising” (77&) E&@ (FR+1E5]) o Full detail: "Advertising”
topic (Information + Guideline) in the Regulatory Resources Index.

IRE Remuneration

« EHINE] (L7 THHERRE R ER) B ERRETM, FEERBBEDL. Sellersreceive the
Disclosure to Sellers of Expected Remuneration (Payment) form — it must include a dollar
amount, not just a percentage.

« ZLENFIRIRX S WNET5.155/93RF MM (EiEEENEMR, 2023F108181T) . Brokerage
reporting obligations sit in the Rule 75.1 / 93-series (data-call provisions, amended October
2023).

+ BCFSAIETERUIRIMSEMTER BRI —IL"RKzhME", BCFSAis actively consulting on
remuneration structures — see On the horizon.

{=HEMcP. BIR5iER Trust accounts, filings & records

- ZLNEEEBRR—TTIRE (Accountant's Report) R E5ETNIRE (Brokerage
Activity Report) . MBIRR—ATFERGI20KAIRER ( (KN FB75%) . @HA: $2,000€E+
$250/X%. Brokerage annual filings — Accountant's Report, Brokerage Activity Report, financial
statements — are due within 120 days of year end Rules s.75. Late filing: $2,000 base + $250/
day.

- BIEZLANABRESIEREFRS ( (RN) 528%. 3-15%) —Lee (Re), 2026 HIZRIR
H#53$2,000+$5,000, Managing brokers carry supervision and record-keeping duties Rules
ss.28, 3-1 — deficiencies drew $2,000 + $5,000 in Lee (Re), 2026.

+ Z5|E/M: TrustAccounts (EHEMKF) . Document Retention (X{R7%) . Deposits (3T
#) o Indextopics: Trust Accounts, Document Retention, Deposits.

FIPA Teams

- EHFEFPALTUEM ( (GGRNIY 5842.2-42.3%%, 20225 h{T) . FIABRMSEHRATEAEGRE
[GR—2026F9HHothiER <L, —BHAKEEFI0ORATNENFPAZF, Real estate teams
must be registered Rules ss.42.2-42.3 (in force since 2022). Team names and membership
changes have regulatory consequences — in the September 2026 Hothi urgent order, a team
name change was required within 10 days of a member's suspension.
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SRR | —IERMEE ARG Full topic index — search the Regulatory
Resources Index

BCFSAR#ERARSINEEBER, ZXBIRATMERAHRIMRHNEDR;, SHFTEEMEHETRS|IPHATXE
54%85l. Every topic BCFSA indexes for licensees. Filter to find yours; each links to the Index, where
the topic's Information article and Guideline live.

L5 X315 8 Deal-file checklist

FEABHIHZSHEENEERE, RIELAMNEIE, RIRFRIT—IRTS KEETERERMEITIEZ
Ao Theteam's standing sequence for every new trading file, built from the rules above. Run it in
order — the first two steps happen before any substantive discussion.

- DORTSEXREZE—AERZRSHRFIRME (RZMSRIEBEXRIEER) HEHIA. DORTS signed
— Disclosure of Representation in Trading Services given and acknowledged before trading
services begin. (FEM) 55545 Rules s.54

- RIMABANSRAERFEEE—HAERHANAGEWESEHIUSESE. Privacy notice & consent
signed — personal information collection explained and consented to before the file opens.

- BRIEXARG? NRENDBINEFRRIEN—7F, R (ALERIEBXRAFNLIKER) . (KR
2855%%, Unrepresented party? If we're assisting someone we don't represent, the Disclosure
of Risks to Unrepresented Parties goes out. Rules s.55

- EHMER? TR (EATHRIRIMIEER) , MEAMEKER. Sellerfile? Disclosure to Sellers of
Expected Remuneration (Payment) completed with a dollar amount.

c ARHE—S5HMEPFELAR? RARKEAMUELHNE? PEHPRILE, ML TFRSH
WEXEER. (MY 530())%. %53%., Conflict scan — any conflict with another client, or
any personal/associate interest in the property? Disclose in writing, separately from the
service agreement and CPS. Rules ss.30(j), 53

- WERIE? (VERETHT, AZTE (WENREXFIKER) - Dual agency? Only under the
exemption, with the Disclosure of Risks Associated with Dual Agency signed.

- HENE? (EEHERKSER) 13y, ARSETEHERYUIEEREBTAIE, Rental file?
Disclosure for Residential Tenancies on file; tenancy handled under the rental PM licence.

- BNr&eRE—2K4L TR Nu Stream Realty Inc"EER T, HEAURERUERS, B
FRESSRIAIE, ThBRR T E4rEA, Every ad checked — brokerage name "Nu Stream Realty
Inc." prominent, licencee names as approved, claims truthful and supportable, unlicensed
staff identified.

* TEEXH—ITERERKFPANLE;, TBRERRTFUSZLABICREHIT. (KUY 528
%. 3-1%, Deposit & documents — deposits handled per trust-account rules; complete file
retained for brokerage record-keeping and audit. Rules ss.28, 3-1
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- B FEE? FEEEARSMULT% BCEEER (20265108 1HEEHETT) , TAEER.
Commercial or leasing? Add 7% BC PST on non-residential services (in force Oct 1, 2026) to
the fee calculation.

ERER, @HkiRERIE) When in doubt, ask a Practice Standards Advisor BCFSARIH VAT FiiR]

(Practice Standards Advisors) @I HEHFEBIFARMAS ARRURETIES—RE, LWIRERS
%, BXZRBCFSA: (604) 660-3555 56 2 FEi% (866) 206-3030, {EfAIR]SFI4ZSE _EiRANgieBHEH,
BCFSA's Practice Standards Advisors give confidential guidance to licensees and the public by email
and phone — free, and far cheaper than a penalty. Reach BCFSA at (604) 660-3555 or toll-free (866)
206-3030. Files with anything suspicious get escalated to Angie before proceeding.

MEHE. S5 4EEE Licensing, renewal & continuing education

RESASE5(1) & TRIREBBRFINIFEAR (Representative) . BIELA (Associate Broker) 5EIERZ4
A (Managing Broker) , ZELZLAFMBS M AB#=AF (Personal Real Estate Corporation,
PREC) . ARSI ( (RN 2-1%) AXRZARS. HEYIEE. 22 EEREAE—HENE
Al FEARIARZET —RELRT, BRERMZZLATRERMAMRS. Licence levels under
RESA s.5(1) are Representative, Associate Broker, and Managing Broker, plus brokerage licences and
Personal Real Estate Corporations (PRECs). Service categories (Rules 2-1) are trading services, rental
property management, strata management, and their combinations — seven categories in total. A
representative may be licensed to only one brokerage, and only for services that brokerage is
licensed to provide.

Angiefd FREhE—IRAIAEI Angie's next renewal — plan ahead BCHEER (3R, XZRS+7E
EYVEIE, Nu Stream Realty Inc.) 20274108 12HEIHA, £he B2 8Aai =/ 30K@:Z IRISIR3—
Bir2027F9 8 P E—ARFAHRTRHEEEM (Legal Update) SERETE (Ethics) Ri2, HEUSE
B8 A#tEE, BC licence (Representative, Trading + Rental Property Management, Nu Stream
Realty Inc.) expires October 12, 2027. Renewal must be filed in IRIS at least 30 days before expiry —
target mid-September 2027 — with Legal Update and Ethics complete for the cycle and managing
broker approval in place.

4h8mF2 Renewal mechanics

- EHARTZE/DI0KE L IRISTEARIE; EZVISA/MasterCardfft (R EHIME) - Apply
online through IRIS at least 30 days before expiry; pay by VISA/MasterCard only (no cheques
or cash).

- MISERASGHE,; EBRELABEZHMELSE, Continuing education must be complete first;
the managing broker reviews and approves the renewal.

+ BCFSARTERIHEARILI60 R R iRERM - —AERKHE, B2icEIHM L. BCFSA sends a reminder
email about 60 days before expiry — don't rely on it; calendar it.
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- MERRE (FREBHINTEBIRETREIOR) | KIRISHMS250, EFEE (SEARETHEBIRSES
90X) : HIE#S1,500, Reinstatement (unlicensed <90 days within the licence period): $250
via IRIS. Relicensing (unlicensed >90 days past expiry): $1,500 application.

4k5EHET (B25FE—1"FAHI) Continuing education (every 2-year cycle)

« EREEMIRTE (Legal Update Course) —&EHI—/X, Legal Update Course — once per cycle.
- BR@E#EiRiE (Ethics course) —&EHA—/R. Ethics course — once per cycle.

(B~ &%) (Anti-Money Laundering in Real Estate) RIERBRLEHENTE (HRAIER#HE
i%&f&, $100) . The Anti-Money Laundering in Real Estate course is no longer required for
renewal (still available as a refresher, $100).

- RIZIERAIEIRISHER, Course history is viewable in IRIS.

N

TEAFS5HE Changing categories & education

- BRI EHAUBCHERFPBE#FE8 (UBC Sauder School of Business Real Estate Division) 7
KigfH; SEgi e FASCEETE (Applied Practice Course) o Pre-licensing education is
delivered exclusively by the UBC Sauder School of Business Real Estate Division; the Applied
Practice Course is required before licensing.

- IBNNARSS KR FERUBCANFRIRTE ($1,000) +$250/8HAA 2R Al —SUTE LRGN, FEMIMK R

(LRREEIREEIN A, THERFIEHELT L) . Adding a service category: complete the UBC
supplemental course ($1,000) plus a $250 mid-cycle fee — or add it at renewal at no extra cost
(the renewal fee is flat regardless of category count).

* BCFSAIETEMEEZLA. HEYWERS 52 FIZNHN AN ERIREIEREN —ERE
k. BCFSA s consulting on new Applied Practice Courses for managing brokers, rental PM,
and strata managers — watch for changes.

EE A ABFEE—Find a Professional ZETI A AYL%HE Check anyone's licence —
Find a Professional

AAFEIERLFind a Professional ZZREX R A . BEREFNSERA. BMRFMG/IREIFIAERLELDIER
— AR PA. RLERFHEANZTIER, BCFSARTRR: REBRIriERE GFxRHE) , BAdE
EATH—EAEIIIERE(604) 660-35555 LB Einfo@bcfsa.ca. #HEFHEIEERR], AE&KE
faIFRE Ao The public registry at Find a Professional shows contact details, licence category and
level, licence conditions/restrictions, and recent discipline history — searchable by individual,
brokerage, or team name. Two caveats from BCFSA: it shows only the current licence period (not full
history), and it's an unofficial search — official searches go through (604) 660-3555 / info@bcfsa.ca.
Use it to verify any licensee before referring or co-listing.
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ey

B F—% Fees at a glance

SREBCFSARZBRZEADTIE (Licensing Fees page, 20265 1082HRAIZR) o 2026548 1HBZEE
R/SENEREAE TE, B2023F4818E, TEREEHNEM~BEEE (Real Estate
Compensation Fund) 7. From BCFSA's Licensing Fees page (verified live, October 2, 2026). Fees
decreased for licences issued or renewed on or after April 1,2026. No Real Estate Compensation

Fund contribution has been required since April 1,2023.
MARE (2£%) Individual licences (2-year)

FRiEEEI Application

BRSTRE First-time licensing

N ALERE Individual renewal

BHAEERE (IR EREEEAREI0K) Late renewal (unlicensed <90 days past expiry)
EIMEE (IHASTHEERIBIZO90X) Re-licensing (unlicensed >90 days past expiry)
PREC4:h2 /#iHA%4ERE PREC renewal / late renewal

FRERFET5 M E Licence transfer or reinstatement

T BRI SIS ZEF Change of licence level or category

BIBBELE AR, 4 Secondary managing broker licence / renewal

B#& Name change

240N FIhGER Brokerage licences

ERi5E I Application
BR—ZLLRF),/ME Initial — brokerage / sole proprietor

BR—9Z## Initial — branch office

£ihE— 1T &1k TZE Renewal — corporation/partnership/sole proprietor
£hE— 5 ZHH Renewal — branch office
TERF, 25 Change of level/category

TEAFRI M Name or address change

ZiF Fee
$1,500
$1,450
$1,500
$1,500
$950/$1,000
$250

$250
$1,000/ $950

$50

ZiF Fee
$1,500
$1,000
$1,450
$950
$250

$50

BE/RPRECHIRIZE AMLILAIITEEEHAREIEE (FRATMEmS42-51,00088R%K) . MRELETEA
TE; MRE—FAREN, E_FHIREBRERMLE (E&O premium) FIR, #F: UBCHFTIRIZ
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$1,000; RFEEIEEIRS100, First-time PREC licences are pro-rated by full months to the controlling
individual's expiry ($42-$1,000 table on the fees page). Fees are non-refundable after issuance; the
second-year E&O premium is refundable if the licence is surrendered in year one. Education: UBC
supplemental course $1,000; optional AML course $100.

x5 B LM Enforcement & real cases

FifF@idReport a Concern (ZIRIGHF) 18X, WIBLERMIFERFRRILEITE. AES (consent
order) . MRFM4. FHHMBHE. ERBEH<. THATIAF, B2024F7H18E, 1TELT (A-F
K, (GRNY $£26-27%) AIsHAFESIEFE N AREAEL, &&5100,000, BCFSARAEHINEHRKE
BHIBITER—ILEEEELEIEF. Complaints are filed through Report a Concern; outcomes
range from informal resolution to discipline hearings, consent orders, licence conditions,
suspension or cancellation, orders in urgent circumstances, and administrative penalties. Since July
1, 2024, administrative penalties (categories A-F, Rules ss5.26-27) can be issued against licensed and
unlicensed persons and entities, up to $100,000. BCFSA cannot award damages or force contract
performance — those need legal action.

BCFSAFE {4 What BCFSA does not regulate A ZBINAELL . BR/MAELULG. EZNAE
BdL. FERAZBNERNR. 2R2VE=. RITE5HBERT. IEHF. REREA—EBARTEBCFSA
RTEREIN. R E AR RBEIHE—IHERENRIFEERREXA. Commission disputes
between licensees, landlord/tenant disputes, home buyer/seller contract disputes, employment
issues between licensees, strata councils, banks and federal credit unions, securities, and insurance
agents are all outside BCFSA's mandate. Gather evidence before filing anything — a complaint file
may be closed without enough of it.

ITHAZE G —X 1 581l Recent cases — what they cost, and the lesson

$7,500 — Applicant 105 (Re) RHE#DORTS$I$2,500 ( (FANY $54%) , BRETLREXRZSHN
POIREETIS5,000 ( (FLMIY 5555%%) o $2,500 for failing to provide the DORTS (Rules s.54) plus $5,000
for failing to provide the risks disclosure to an unrepresented party (Rules s.55). #i)ll: HBERIEFE
EEHHIXH—E BBCFSARTIRERZIEMIN, Lesson: disclosure forms are not paperwork
afterthoughts — they're the violation BCFSA penalizes most directly. 2026 BCSRE 140 - decision
PDF (RZEFPDF)

$11,750 — Border Country Realty (1980) Ltd. (M) SET5REZLNE@EARIR: $2,000EH 5T
+5$250/XX39%K, Late Rule 75 brokerage filing: $2,000 base penalty plus $250/day over 39 days. #
I BRIRELE BRI RFIRT, FRFI20RHNPHEZEARER, Lesson: filing deadlines compound
daily. The 120-day clock after year end is unforgiving. 2026 - decision PDF (RZEFPDF)

$7,000 — Lee (Re) —RIEEMU EBZLNFNEEZLAN . BRRARFEEERKRETIS$2,000+
$5,000 ( (HRMIY 5828%. 3-1%%) . Managing broker of a rental property management brokerage:
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$2,000 + $5,000 for record-keeping and supervision deficiencies (Rules ss.28, 3-1). #illl: fAEYIE
Brh, BESIEREEWHITHN—EERIRIFRI#HEITIAS. Lesson: for rental PM, supervision and
records are audited — keep files audit-ready. 2026 BCSRE 194 (July 15,2026) - decision PDF (RE
+PDF)

%4 BB {5h% Licence suspended — Rimpy Hothi + PREC £21&Fa< (20265F98) : FERBHIE
W, BIE—ShEmh R ERERBNIE T (F;, HPAMTELIORMNE R, Orderin Urgent Circumstances
(September 2026): licence suspended, barred from all licensed activity and from unlicensed
assistant work; team name change required within 10 days. #3JIl: BCFSARILATEIFERI S 2 HF—
BEREREAEPR. Lesson: BCFSA can act urgently, before a hearing — and the consequences reach
the whole team. CBC#ki&, 202659H5H Reported by CBC, September 5, 2026

BEZE A AHLEAD (REMNRECBCHEIEENENLLE E—rIELfISE, BATTREIBLULHIBCSRE
SIRAA) © RIEBENFILL (assignment) $2,500. RS &/PDS $3,000. ZLRFIMANEIR
$2,500. HEYNEEARZHTT/S5,000. 1BE/i2RS$5,000. ThERRDEEIES2,500, FiE/REFRAE
Regulatory Decisions ({sERE) %, BEEITHNIRIEE EChristopher James Simpson (202659
H16-17H) 5Sukhjinder Singh Basi (2026510820-22H, KigEMFEIET) - More published
discipline (older, RECBC-era summaries still on the site — useful precedent, but confirm current
penalty posture against recent BCSRE citations): undisclosed assignment ($2,500), misleading
advertising/PDS ($3,000), outside-brokerage services ($2,500 each), rental PM misconduct ($5,000),
supervision/records ($5,000), unlicensed strata management ($2,500). All decisions are searchable
at Regulatory Decisions. Upcoming hearings include Christopher James Simpson (Sept 16-17, 2026)
and Sukhjinder Singh Basi (Oct 20-22, 2026, undisclosed criminal charges).

2024FHE, FHARMRKRIFRRIERF (Technical Complaint Resolution) ME&BIRMGFEIEERFIE—
HEEZLANRMG. BNRFIESK. AEBSEREM—BHANERLERER. TERITRER
BCFSAMILIAE, A 2024 Technical Complaint Resolution process now handles suitable files
informally — letter to the managing broker, letters of advisement or warning, undertakings and
voluntary compliance — before formal discipline. The administrative penalty process is explained
on BCFSA's site.

RLEEZ P RIEE Hand these to clients

BCFSARVHBR E R RRBMHMES MEAN—IBEAEEALER, BRIUEE, BT "B "MIE
. 28I Real Estate consumer resources (EIF=/HZEERIE) o BCFSA's consumer resources
explain the rules in plain language — sending clients the official guide builds trust and documents
that they were informed. All under Real Estate consumer resources.
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IS I%IE The two journeys

(XEFE1Em) Buyinga Home — 9% : ##&. REXAR. REWMN. HHE. /N, iTH. }E
. TR 5. WERKE. 9 chapters: readiness, agency, service agreements, the search,
offers, deposits, anti-money laundering, completing the purchase, disclosure forms.

(=pE1Em) SellingaHome — 10&: FEEMA. RIEBXR. PAGRWE. HiE. EXEBER
. /N ITE. AR TERS. BWERM. 10 chapters: selling costs, agency, collection
of personal information, listing, material latent defects, offers, deposits, AML, completing the
sale, disclosure forms.

- B35 0 FAQs about Real Estate Transactions

2833 is R —FA IR E &KiXh) 28 standalone guides — the ones we send most

. "% Advertising — B1F"WAIRFRS B 5" (How to Spot Misleading Real Estate
Advertising) . Advertising — incl. "How to Spot Misleading Real Estate Advertising"

c REBXR - WEFPHINS - RF - FIZH=E Agency - Duties to Clients + Confidentiality -
Conflict of Interest

- ¥k Assignments FRAERRIEEF (Standard Assignment Terms) ; 75 BRI MIBRIR AT
(BN ZEHFEMEAREL) B, MAEHAHELZFFER (Notice to Seller Regarding
Assignment Terms) . Assignments — Standard Assignment Terms; a Notice to Seller
Regarding Assignment Terms is required if the buyer alters or removes the standard term
(adding a second buyer counts as an assignment)

< iTE - WE - EABERIE - XEEEEE Deposits - Disclosures « Material Latent Defects
+ Home Buyer Rescission Period

- [2Fh - IREM - B - BRSSWY Privacy + Remuneration - Referrals « Service Agreements

- HIEWE - JEDIFERE - hEE - &S - AR - 5 Pre-sale Purchases + Manufactured
Homes « Oil Tanks + Radon + Cannabis < Tenancies

SEEBE DlConsumer Resources (GHEEERIE) o Full list: Consumer Resources.

K3z On the horizon

HR#EBCFSA 2024-2026 F B 5 AFEIERNANEWN. HSSIMERENED, EMAFAANRSZ. dl5
FAEYNEETE, Rule changes, taxes, and consultations from BCFSA's 2024-2026 news and
advisory output that affect this team's trading, commercial, and rental PM work.

JE(EEAEHF=RSZ TR T% PST—EHEIT 7% PST on non-residential real estate services — In
force BFHEMMER FIHEEXRBE MRS —SIFEEMWAXNZZ. HEMIERESHZYIE
12, #%: F1X (FF) . F3X HFEERE) « F9EX (K7) ; BREREVIRILGISHE, 1RRS
SR, MIELNE. ANSHELSHEERNELIITN. (BCFSART) Provincial sales tax
now applies to non-residential real estate services — trading, rental PM, and strata management
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related to non-residential property. Exempt: Class 1 (Residential), Class 3 (Supportive Housing),
Class 9 (Farm); mixed-use properties are apportioned. It applies to the total price of the services, not
the property. Every commercial and leasing quote from the team must carry it. (BCFSA advisory)

(GRIMEFIRSE)  (Mortgage Services Act) BPH&5ETT—IEi Mortgage Services Act takes force
— Imminent 21315183 EHA, MSABXX (IEHLEMRELANZE)  (Mortgage Brokers Act) , RIIEE
#2242 (Principal Broker) /iEiBHEEE4E (Mortgage Broker) ¥ihEBRLFIS M ARFLERAT]

(Personal Mortgage Corporations) . 5Ff1#8x: BCFSAIETERRA R BB IR AFTIE—IN X 55—
ZIRTHERIRIR I FNELDIERN.  The MSA replaces the Mortgage Brokers Act after a 15-month
transition, with new Principal Broker / Mortgage Broker licence levels and Personal Mortgage
Corporations. Relevant to us: BCFSA is exploring a new duty for real estate licensees to report
unregistered mortgage brokering activity.

"geaREM=IRSZ (50" (Strengthening Confidence in Real Estate Services) fERER
Consultation 118X (ERENHEA2025511H18H-20265F1H31H,; RIRELE20265F68) #it: 58
FIMTEFHIRN NP ER; MELESRAMINLERG (IE. TR ; IRM/AEEEATE, 81
PEEARSHIN; RENEIZIENS. MUEEITITHEEH#H—PIERE N —E A RS N PTRER
#rBc. Discussion paper (consultation Nov 18,2025 - Jan 31, 2026; feedback summary June 2026)
exploring: a mandatory disclosure form on the risks of unconditional offers; default optional
conditions (inspection, financing) in the standard CPS; fairness in compensation/remuneration
structures including written buyer service agreements; and restricting modification of fiduciary
duties. Expect further consultation before any Rule changes — buyer service agreements could
become standard.

ZEHHEEIER (Fee Review Framework) ZE{EE—i#{TH Fee Review Framework engagement
— Open BCFSALEERMMAIHEER T ERIERZHEELAENEN, B EM. HA. AIFEINZER
HE", 2026F48M% 25, MIREREEH XA, BCFSAis consulting regulated entities on how it
reviews industry fees across sectors, aiming for "clear, transparent, and predictable fee reviews."
Licensing fees could move again after the April 2026 decrease.

BRI, MPEREESIEiRTE— 53 Data call, risk outlook & practice courses — Watch 20264
FEith= 4240 5B HEY (Real Estate Brokerage Data Call) F2026528158-4817H#1T (FEXH5+
2025F EREEABREEUR) o 2026 FEFEXEE (Annual Risk Outlook) #7R: TARKS AT
M. ERKFPERE. ME/EENK. RLnTEHME. MIREENE, BCFSARTEMEIELSLA.
T EERS Y BRIV FASSRIRIZIEREIL; H2025/26 5 BB S IEL L ATRENE,
UK CullenZERRXFHIREERIKIPLEIMALMNGEE, The 2026 Real Estate Brokerage Data Call ran
Feb 15 - Apr 17,2026 (residential transactions + 2025 Home Buyer Rescission Period rescissions).
The 2026 Annual Risk Outlook flags conduct risk and fairness, trust account controls, cyber/fraud
risk, brokerage crisis preparedness, and distressed presale developments. BCFSA is also consulting
on Applied Practice Courses for managing brokers, rental PM, and strata managers, and its 2025/26
Regulatory Roadmap contemplates brokerage governance changes and follow-up to the Cullen
Commission on reporting unregistered mortgage brokering.
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RIFESh Stay current ZE (B~ i&IR) (Real Estate Bulletin, &¥: 2026568250, 5822H.
5812H) %% 1EReal Estate Professional Resources hub (B ERFL) , BEUMEAESE
RPERG, FEAL: bcfsa.ca/about-us/news, —FHITHER: BCFSABM—REL A Instagram
BUAIG R HERE (20265598 BHIE) —HRIFAEITHINE R XU, The quarterly Real
Estate Bulletin (latest editions: June 25, May 22, May 12, 2026) is posted on the Real Estate
Professional Resources hub, alongside regulatory advisories and featured enforcement actions.
News center: bcfsa.ca/about-us/news. One conduct caution: BCFSA issued (then withdrew,
September 2026) a caution letter over a realtor's Instagram political posts — social-media conduct
remains a live risk area.

#1Z B R Link directory

FEAEEFRENTIHE, #Bbcfsa.ca, ZBFHARMIE, The pages the team actually needs, copied
from bcfsa.ca. Filter by name or purpose.

BCFSABEX% /5 3{ BCFSA contact it : 600-750 West Pender St, Vancouver BC V6C 2T8 + E2iE (604)
660-3555 « GRERFAIE (866) 206-3030 - {5 H (604) 660-3365 + HFFS info@bcfsa.ca « MhABtE]: A—
ER A EF8:30-TF4:30 (TRERIN) o BCFSAT2021F8R81HM ABCEAE—ME M~ EENE, &
HTIEBCHEM™INE (Real Estate Council of BC) 5= E 5 AZE (Office of the Superintendent
of Real Estate) , 600-750 West Pender St, Vancouver BC V6C 2T8 - (604) 660-3555 -+ toll-free (866)
206-3030 - fax (604) 660-3365 -+ info@bcfsa.ca + Office hours 8:30 a.m.-4:30 p.m., Mon-Fri except
holidays. BCFSA became BC's single real estate regulator on August 1, 2021, absorbing the former
Real Estate Council of BC and the Office of the Superintendent of Real Estate.

BCFSAE fihdl 53— MufthE S5 H 1Tk The rest of BCFSA — site map
& other sectors

BCFSAISEBCEENMNERERMARS I, FREREM™, XEbcfsa.caEthABAIME, HPNEEMERP]E
—EBFRIR R RE LA HERLL. SRR EI NV ETIE,. BCFSAregulates
BC's whole provincial financial-services sector, not just real estate. This is the map of everything else
on bcfsa.ca, so the team can route any question — a client's mortgage broker, a presale assignment,
a credit-union issue — to the right regulator page.

ML EN{EIZA4T How the site is organized

- JEE&#E Consumers — "fR2i#? " ("Who are you?") Audy (bcfsa.ca/confident-financial-
decisions-start-here) 9% ZIfE# = (Real Estate) . IRIREITELA (Mortgage Brokers) .
{SF*t (Credit Unions) . {SA%7EF{R (Credit Union Deposit Insurance) . RS
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(Insurance) . #&%% (Pensions) . EHEAF (Trust Companies) , Ri#E#Z{E: Reporta
Concern (%3&k3&iF) . Search Regulatory Decisions (IEZRUERTE) . Find a Professional or
Organization (ZEEHFEASMNME) o Consumers — the "Who are you?" hub (bcfsa.ca/
confident-financial-decisions-start-here) branches to Real Estate, Mortgage Brokers, Credit
Unions, Credit Union Deposit Insurance, Insurance, Pensions, and Trust Companies, with
quick actions: Report a Concern, Search Regulatory Decisions, and Find a Professional or

Organization.

« 17l EMA Industry / registrants — Z4TILF{THIL: Real Estate Professional Resources

(B = E A FIR

M 1H9) . Real Estate Developer Resources (B#1F=FABEIR) «

Mortgage Broker Resources (#HERELAZEIR) « Credit Union Resources (SR

J8) . CUDIC Resources (CUDICH&JR) . Insurance Resources ({RFEZIE) . Pension

Resources (FEERIR) . Trust Resources (fFHE&IR) o Industry / registrants — parallel

hubs per sector: Real Estate Professional Resources (ours), Real Estate Developer Resources,

Mortgage Broker Resources, Credit Union Resources, CUDIC Resources, Insurance Resources,

Pension Resources, Trust Resources.
« XF About — #FEFL FREFE. TIER. HEEER, B%) ( IDESTTHER. FlmEX

FAERE .

IRISTE&TiE. About — news center (news releases, industry communications,

consumer alerts, blog), legislation and administrative processes, stakeholder consultations,
and the IRIS platform pages.

HthZ M E1T IR The other regulated sectors, briefly

174k Sector

KW TMELA
Mortgage Brokers

B A EH
(REDMA) Real
Estate
Development
Marketing
(REDMA)

BCFSATEiZ{TAYERZ What BCFSA does there

GRIFGEFARSSEY  (MSA) 20265108 13H5E
17, B RBERELNE) ;5 497,000+
A IMEEREL TR TRELHERBASI S TAR
WETRAT (2026512831 HHEIZIRISEHIE) o The
Mortgage Services Act (MSA) comes into force
October 13,2026, replacing the Mortgage Brokers
Act; ~7,000 registrants; new Principal Broker /
Mortgage Broker licence levels and Personal
Mortgage Corporations (apply in IRIS by Dec 31,
2026).

FREKERR. ABS5HRILILHEEIE (Condo
and Strata Assignment Integrity Register,

CSAIR) « HTEREILAN; HmiEK AR (100458
i) MBRHIERM. Developer disclosure
statements, the Condo and Strata Assignment
Integrity Register (CSAIR), pre-sale assignment

Angie Zhang Team | Nu Stream Realty Inc.

AT EEF R I T T(E Why it
can touch our work

BCFSAIETERRRE KBS =R A
FIRT BRI I RE L2 E T —
R"KFERME", BCFSAis exploring
a duty for real estate licensees to
report unregistered mortgage
brokering — see On the horizon.

HEIRZEIEFAREDMARLN, MIEHR
BRI FR—F (BEMEEE
£&15/) (Consumer Guide to
Pre-sale Real Estate

Purchases) . Presale files run on
REDMA rules, not the standard
assignment terms — check the



174k Sector

St 5CUDIC
Credit Unions &
CuDIC

1RFE Insurance

F=E% Pensions

{EHEAF] Trust
Companies

BCFSATEiZ{TILRYER S What BCFSA does there

rules; a pilot extends early marketing for large
(100+ unit) developments.

WBCEEAHMNEHERE, ERAMFERRLAT

(Credit Union Deposit Insurance Corporation)
EEEHRE (cudicbc.ca) o Prudential
regulation of BC credit unions; the Credit Union
Deposit Insurance Corporation administers
deposit insurance (cudicbc.ca).

BRHSEEBCEEMMRI AR, Authorizes and
oversees insurance companies operating in BC.

FE2£S% (Superintendent of Pensions) &
BCEMFERITR; K EERS. The
Superintendent of Pensions oversees BC-
registered pension plans; annual reports are
published.

BERERERARSEIMEFE AL Authorizes trust
companies and extraprovincial trust
corporations.

AR EES R EAHITIE Why it

can touch our work

Consumer Guide to Pre-sale Real
Estate Purchases.

IRIT5EFBIE AL RVIBCFSAE
—@BX#E (OSFI) , Banksand
federal credit unions are not
BCFSA's — they're federal (OSFI).

REGHRIEA. KLEA. BEINSIE
MELl 43 EBCIRILIN= (Insurance
Council of BC) ; ICBCI&iF#k
ICBC. Insurance agents, brokers,
adjusters, and claim disputes
belong to the Insurance Council
of BC; ICBC complaints go to
ICBC.

SHEERFER TR
Background only for most files.

ZHHEEREFERT .
Background only for most files.

FrE1TI HARE—EReport a Concern (#3Ri#%ik) SRegulatory Decisions (MERTE) R, FAE
ZIRHICy: Real Estate Development Marketing; EIREIFEELE AZIR: MSA transition hub (MSAIEE
Fity) o All sectors share the same Report a Concern and Regulatory Decisions infrastructure.

Developer resources hub: Real Estate Development Marketing; mortgage broker resources: MSA

transition hub.
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HFE LR — A1 15#% 32 Open questions — verify before relying

202610828 fi%bcfsa.caBIRVIKSLIR . AEMMBEILE, EBHIRELITHEIERTIMIEZSE: Honest
gaps from the October 2, 2026 research pass over bcfsa.ca. None of these block daily work, but
confirm them on the site before acting on them:

- IRISTJF &ML IRIS portal login URL — M4 2 4b 553 %" RIS Portal", {BRIERHTIEREW
#it, MIRISFAQs (EMWial) TIESFFRE AR N The site links to "the IRIS Portal"
throughout, but the exact login URL wasn't captured. Start from the IRIS FAQs page or the
licensee hub.

- IMATUEMIE Legislation page URLs — HithBLegislation (327%) #2B (RESA. £l #N.
THRER) WTFSM, ERIZRATIMLL; (FI) £ HBC Publicationst%z3k, The hub's
Legislation section (RESA, Regulation, Rules, Administrative Processes) was seen in
navigation, but exact URLs weren't captured; the Rules full text was verified via BC
Publications instead.

- MBS 23S H TR Notices and Strata Documentation Forms — RIETIAXE=H, B
BRRBARS. DREERTENEEERMEIIE, Section headings exist on the forms page,
but their contents weren't expanded during research. Check the forms page directly when a
strata file needs them.

« {ESREILZE5]| Consultations index — RERFLMLULIR[E404; BHAZEKET FIEKRKBRNEDL, &
FEFOERAMREM. The assumed hub URL returned 404; individual consultation pages
were verified instead. Find consultations through the news center.

« BI0REE Registry depth — Find a Professional R B/ R HeihZiREIRNIEE AT, EEAA
SPIEEEE (604) 660-35558% & Bk Einfo@bcfsa.ca, Find a Professional shows only the current
licence period and is unofficial; for a full official history, call (604) 660-3555 or email
info@bcfsa.ca.

- E5|FFEE BHIRRM Recency of index-sourced items — /D HER (BIRTIR. RITFHE)
REEERERS|IMIAFLR TImEEE, &BEAFmASR, 55 bcfsa.catz3, Afew dates (bulletin
listings, latest-update stamps) came from search indexing rather than live page reads; verify
on bcfsa.ca if a date drives a decision.

ZAngie ZhangHIBA (Nu Stream Realty Inc.) w5, ABRIE20265F1082H Xfbcfsa.calVifiiEk,
HEPAARATSE —AFAEREREN, BESREXEHNN, B (Et~=RSAM) (B.C. Reg.
209/2021) Ak, FIRIBIEEEEEARECARN, FEMHBCFSA, Prepared for the Angie Zhang
Team, Nu Stream Realty Inc. Content distilled from bcfsa.ca as researched on October 2, 2026. This
playbook summarizes the regulator's published material for team reference — it is not legal advice,
and the Real Estate Services Rules (B.C. Reg. 209/2021) govern where any summary differs. Alberta
files follow RECA rules, not BCFSA.
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