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March 1, 2019 
 
 
The Honourable Carole James,  
Minister of Finance and Deputy Premier 
PO BOX 9044 STN PROV GOVT 
Victoria, BC V8W 9E2 
Sent via email: FIN.Minister@gov.bc.ca 
 
The Honourable David Eby,  
Attorney General 
PO BOX 9044 STN PROV GOVT  
Victoria, BC V8W 9E2 
Sent via email: AG.Minister@gov.bc.ca  
 
 

Re: Anti-Money-Laundering Reviews 
 
Dear Minister James and Attorney General Eby:  
 
On behalf of our 850 members at the Urban Development Institute (UDI) and our 
Board of Directors, I am writing to offer our support of the B.C. Government’s 
reviews of potential money laundering activities in British Columbia real estate. 
 
UDI is a non-profit and non-partisan association of the development industry in 
British Columbia. We represent thousands of individuals involved in all facets of land 
development and planning, including: builders, property managers, lenders, 
lawyers, engineers, planners, architects, appraisers, real estate professionals, local 
governments and government agencies. Our members build residential, commercial, 
industrial and mixed-use projects. 
 
UDI acknowledges the public concern regarding the potential of money laundering 
activities, fraud and tax evasion in British Columbia and specifically within the real 
estate sector. As such, we have continually been supportive of government and law 
enforcement efforts to ensure that taxes are paid appropriately and that any 
potential illegal activity is thoroughly investigated and prosecuted to the full extent 
of the law. 
 
UDI representatives recently met with Mr. German and the Expert Panel on Money 
Laundering during the course of their reviews and we would like to take this 
opportunity to share the materials that were presented with you and your staff. 
 
We maintain that if there are gaps in the regulatory regime, then those gaps should 
be closed. If illegal activity is taking place, then law enforcement agencies should 
investigate the activity and take immediate and appropriate action. If the regulatory 
agencies and law enforcement bodies lack the resources to carry out their work, then 

 



2 
 

they should be suitably funded. It is critical to our members that the public has 
confidence in the regulatory framework and the enforcement of rules in the real 
estate sector. We recognize that rebuilding this confidence will require considerable 
focus and we are committed to doing whatever we can to support these efforts. 
 
If our experience and expertise in real estate can be of assistance during your 
consideration of Mr. German’s and the Expert Panel’s reports, we would welcome an 
opportunity to meet with you and or your staff. UDI has a long-established Real 
Estate Legal Issues Committee that includes representatives from several leading 
legal firms. Members of the Committee specialize in the legal environment in which 
all of our members operate. Representatives from the Committee are available to 
discuss their perspectives on the current legal framework and answer any questions 
you may have regarding the complexities of real estate transactions. 
 
UDI looks forward to working with you on this important matter. 
 
Yours sincerely,  
 

 
 
Anne McMullin 
 
President & CEO  
 
CC:  
 
Honourable John Horgan, Premier 
Dr. Andrew Weaver, Leader of the Third Party  
Lori Wanamaker, Deputy Minister, Ministry of Finance 
Richard Fyfe, Deputy Attorney General 
Honourable Selina Robinson, Minister of Municipal Affairs and Housing 
Kaye Krishna, Deputy Minister, Ministry of Municipal Affairs and Housing  
 
 



ANNE: 
• Good afternoon, 

• My name is Anne McMullin and I am the President and CEO of 
the Urban Development Institute – Pacific Region. I have with 
me today the Chair of UDI and CEO of Reliance Properties, Jon 
Stovell, the Chair of the UDI Real Estate Legal Issues Committee 
and Partner at Bennett Jones, Mark Lewis and another member 
of our Real Estate Legal Issues Committee and general counsel 
at Polygon, Clara Li. 

• I would like to thank you for the opportunity to present our 
recommendations regarding the investigation into money 
laundering in real estate. 

• UDI is well aware of the public concern about the potential of 
money laundering activities, fraud and tax evasion in British 
Columbia and specifically within the real estate sector. 



• We have long been supportive of government and law enforcement 
efforts to ensure that everyone pays their appropriate taxes and that 
any potential illegal activity is thoroughly investigated and enforced to 
the full extent of the law. 

• We maintain that if there are gaps in the regulatory regime, then those 
gaps should be closed. 

• If illegal activity is taking place, then law enforcement agencies should 
investigate the activity and take immediate and appropriate action. 

• If the regulatory agencies and law enforcement bodies lack the 
resources to carry out their work, then they should be suitably funded. 

• It is critical to our members that the public has confidence in the 
regulatory framework and the enforcement of rules in the real estate 
sector.



ANNE: 
• Before we begin our presentation, I would like to provide a brief background 

of the Urban Development Institute, our membership and the scope of our 
industry. 

• UDI Pacific Region is a non-profit and non-partisan association of the 
development industry and related professions in British Columbia. 

• Since 1972, we have been a “partner in community building” with 
governments and the public. 



ANNE: 
• The Real Estate and Development industry that we represent has a 

significant positive impact on employment, economic growth and 

government tax revenues. A 2017 analysis by MNP found that B.C. 

development industry annually: 

• Contributes almost $23 billion to the provincial GDP; 

• Employs over 230,000 British Columbians; and

• Generates $6.6 billion in revenues to governments at all levels. 

• Our membership is comprised of developers and associate members that 

support our industry – such as legal firms, marketing companies, 

architectural/planning/engineering practices, financial institutions and 

construction companies. 

• Although our members also build resort, industrial, commercial and 

institutional projects, over 80% of their activities are in the residential sector 

– that vast majority of which is multi-family residential projects, which is the 

focus of our presentation.
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ANNE: 
• This slide is simply to illustrate the complex process that our members must 

undertake in order to develop real estate. 

• Because of the highly regulated nature of development, which has hundreds 
of touchpoints with government officials at the Federal, Provincial and local 
levels, and the incredibly long timeframes involved in completing projects, it 
is unlikely that they are using this process to launder money. 

• For this reason, the scope of our presentation is on those areas of the 
development process that may be vulnerable – acquisitions, sales and 
construction.  
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ANNE: 
• In terms of sales and marketing, developers, real estate professionals, 

financial institutions and purchasers are subject to a host of laws and 
regulatory requirements. 

• Some of those include the rules under the Real Estate Council of B.C., the 
Real Estate Services Act, the Real Estate Development Marketing Act 
including the recently enacted Condo and Strata Assignment Integrity 
Register, and the Proceeds of Crime - Money Laundering and Terrorist 
Financing Act. 

• In addition, many of our members conduct significant internal checks and 
balances to ensure that our industry’s processes are not taken advantage of. 
In fact, UDI is hosting a breakfast with FINTRAC in February to further train 
our members on best practices. 

• In creating this presentation, UDI consulted our leading lawyers, developers 
and marketing representatives to better understand the sales process of a 
multi-family project and to identify where there may be vulnerabilities. 

• I would like to make it clear that in our discussions and in depth 
understanding of our industry and our members, we are not currently aware 



of money laundering taking place at the multi-family residential level. 

• Jon will now present the logistical chain of selling project units – from acquisition to 
sales and construction. He will highlight what the steps developers are required to 
take in order to sell units and the potential vulnerabilities in this process. 



6



JON: 
• The process of acquisitions often begins via realtor where a property is listed 

for sale or parties enter into negotiations on an off-market basis. 

• Following this, the developer negotiates the contract. Development 
companies will use standard MLS purchase and sales agreements or often, 
development companies will have a standard purchasing agreement 
contract. 

• The terms of the contract are then agreed upon and the initial deposit is 
transferred to the trust account of the purchaser’s or seller’s lawyer’s trust 
account. Important to note that no cash is ever present for this deposit or 
subsequent payments. 

• At this point, the purchaser’s lawyer or notary obtains identification pursuant 
to the applicable professional requirements from the purchaser.  

• Following this, the deposit will be held in the seller’s realtor trust account 
until closing OR the deposit is held in the purchaser’s realtor’s or lawyer’s 
trust account until closing. 

• A conditional deal is reached and subsequent deposits are paid. 



• Important to note that in corporate transactions, lenders verify information of 
directors or officers of the purchasing company 

• The last step is conveyance under the review of a lawyer or notary. 



8



JON: 
• The first step begins when the purchaser selects the unit typically at a 

development sales center or in the space of a public domain. 

• At this stage, the purchaser then provides an initial deposit in the form of a 
personal cheque, bank draft or wire transfer either in the name of the 
purchaser or the deposit funds could be from a third party. It is practice that 
the purchaser is identified and ID is collected at this point. 

• If there is a third party that provides the initial deposit, ID of this third party 
is collected pursuant to FINTRAC regulations. If the person is foreign, a 
passport or a Canadian equivalent identification is required. 

• In the event of a corporate purchase, developers will obtain the names of 
the directors of the corporations and acquire FINTRAC required ID 
information on both the corporate entity and the individual transacting on 
behalf of the company.

• The directors are then required to sign as guarantors of the obligations in the 
contract upon purchase. 

• The contract then enters into a 7-day rescission period when the purchaser 



could potentially cancel their initial deposit. Typically, the initial deposit enters into a 
regulated account. If a contract is rescinded, the initial deposit is returned to the 
purchaser by bank draft or cheque. 

• It is common for a purchaser to write a deal, provide a cheque for deposit and 
rescind within this 7-day rescission period. If however the cheque is already 
deposited into the brokerage or developer trust account, a new cheque must be 
issued to the purchaser instead of returning the original back to the purchaser. The 
reissuance of funds from the brokerages or lawyer’s trust account is potential 
vulnerability. 

• We will outline this vulnerability in more detail in the following slides as it relates to 
our recommendations. 

• After the 7-day rescission period is closed, the purchaser pays subsequent payments 
are paid via bank draft or check or as stipulated in the purchase contract. Developers 
are not able to collect more than 10% before financing and building permit are 
obtained for which they have to file disclosure statement amendments, after that, 
they are allowed to receive the subsequent deposits. At this stage, any new parties 
that are introduced to the purchasing contract are required to provide identification 
as stipulated by FINTRAC. 

• As the conveyance stage approaches, typically a purchaser or assignor will engage a 
notary or lawyer. 

• At closure or conveyance, a lawyer provides the developer with the remaining funds 
to close via bank transfer, mortgage or cheque. 



JON:
• We want to be clear that it is our understanding that our members do not 

cash as payment at any point in the development and sales process. 

• This is not however, explicitly stated in any related provincial Act. Therefore, 
UDI recommends that senior levels of government formalize the current best 
practices by requiring any payment is provided by bank draft, wire transfer or 
cheque only. 

• Our second recommendation relates to the type of information of a wire 
transfer that is readily available to a recipient. The type of information that is 
provided on a wire transfer from bank to bank and differs with how it is 
presented in online banking. 

• UDI recommends that senior levels of government enforce a standard 
regulation or financial compliance requirement that would ensure that the 
name of the sender of funds, the provider of funds, the bank of origin and 
the associated account number are included in the initial information 
provided to the recipient. Currently, regulated professionals that inquire for 
further information on EFTs often must pay an associated fee and are not 
provided the information imminently. Furthermore, it is not even clear that 
every bank has the ability to provide additional wire transfer information. 



CLARA:
• It is common for a purchaser to write a deal, provide a cheque for deposit 

and rescind within this 7-day rescission period. 

• If a developer is using sales staff who are exempt from licensing, the cheque 
received from the purchase can be “held” until after the 7-day rescission 
period has passed.

• If however, the cheque is already deposited into the brokerage’s trust 
account, the regulated professional must deposit the cheque immediately

• This means that if the purchaser cancels the contract, a new cheque from 
brokerages trust account is issue to the purchaser instead of returning the 
original back to the purchaser. 

• The return of funds from the regulated professional’s account is a potential 
vulnerability.



JON: 
• On assignments of pre-sales, the process begins when the original buyer, or 

assignor, requesting the right to assign sale from the developer. 

• The assignor then advertises the unit to potential assignees. 

• The assignor then settles the terms of assignment with the assignee, usually 
via an MLS form or developer-prepared form. 

• The assignment paperwork is then presented to the developer where the 
purchase price and often an assignment fees are provided. At this point, any 
suspicious transactions are reported to FINTRAC. As well, the assignor and 
assignee information is registered under the Provincial Condo and Strata 
Assignment Integrity Registry. 

• The assignee then pays the assignor. 

• The steps that follow until conveyance are the same as illustrated in the 
previous Condominium Pre-sale flow chart. 

MARK to address legal obligations at conveyance 



JON: 
• This recommendation stems from the understanding that the Provincial 

Condo and Strata Assignment Integrity Registry is currently only shared with 
the province and FICOM. UDI therefore suggests that there should be 
reciprocal information sharing with FINTRAC and the Province of B.C. which 
would include the information gathered from the Assignment Registry. 

• Additionally, the Province should issue a best practice or standardized 
guideline for reporting suspected illicit real estate activity.  



JON: 
• I’d like to quickly walk through the process that developers follow as it 

relates to construction of projects. 

• Essentially, a developer will enter into a general contract with a construction 
management company 

• The work proceeds and payments are issued by cheque via developer to the 
construction management company. 

• Developers will often obtain a loan from a bank to assist with payments. 
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ANNE:
• As illustrated in our presentation and reflective in our recommendations, it is 

clear that if money laundering is occurring in real estate, that it is likely 

arising outside of our industry. 

• UDI suggests that you extend consultation opportunities to the Vancouver 

Regional Construction Association, the British Columbia Construction 

Association, the Canadian Home Builders’ Association, the Independent 

Contractors of British Columbia, the Canadian Mortgage Brokers Association 

and relevant financial institutions. 

• In conclusion, I would like to thank you for the opportunity to speak with you 

today. 

• With these steps, I am hopeful we can work together to ensure that the 

development industry is not utilized for the purposes of illicit money 

laundering. 

• We ask that you consider our recommendations regarding deterring money 

laundering in the multi-family residential development process. 

• We would be pleased to discuss these and any other recommendations you 



may have for our industry in advance of your final report. 

• We have found that the implementation of new requirements can have unintended 
consequences. To avoid this, additional dialogue is helpful. 

• We look forward to working with you and the Government. Thank you. Do you have 
any further questions?
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