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Ownership History
The subject property was listed by Bruce Green of Century 21 Exscutives on 11/08/2005 for
$425,000 and sold on 04/21/2006 for $375,000. The subj

- Jdanuary 2000 at $137,800;

at $350,000 expiring February 15, 2005.

Charges, Liens and Interests
Refarence is made to the Certificats of Titje in the Add

enda of this report where these charges
and other encumbrances, if an , ara noted, .

Legal Notations
Pending Applications: " None

Property Taxes & Assessments

rovements therson are assessed by BC Assessment, Vernon Office,
and taxsd accordingly.
2008 ASSESSMENT 2006 GROSS TAXES
Land $178,000 $1,378.00
Improvements 101,000
Total $278,000

Land Use Classification
The subject Property is zoned R-1 Estate Lot Residential. The purpose of this zone is ta provide
for single detached housing, and compatible uses, on larger urban serviced lots,

Primary and Secondary Uses are ag follows:

Primary Uses

® care centra, major (requ

ires a Secondary Use Development Permit)
* single detached housing

Secondary Uses '
(*the following uses are subject to Secon Use Development Permit approval prior to
undertaking any development or change in use)
* boarding rooms
* * bed and breakfast homes
* care centres, minor
* * home based business, minor
e * home based business, major
* * secondary suites

* * senlors supportive housing
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000 and was refisted in-Nevember 2084 -
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~ The tourist comimerciai

10

The subject parcel is designated as C-10 Tourist Commercial use as contained In Plan Vernon,
This newer Officia) Community Plan is

adopted as Bylaw 4676, 2001 and outlines the long term
development objectives and related Implementation policies throughout the City.

use includes but is hot fimited 1o the
resorts, row housing or apariment styled- tourist accommodations,
uses such as gift shops & boutiques, boat storage,

restaurants and small retaj|
private clubs, public parks, etc.

development of moteis, hotels, .

The purpose of the C-10 zone is to desig
destination commercia visitor accommadation,

Primary and Secondary Uses arg as follows:

Primary Uses

® amusement arcades, major

* apartment housing, fourist

* boat storage

¢ care canifes, major

* congregats housing

e drive-through services

* hostels

e hotels, apartment ‘
* liquor primary sstablishment, major
* motals

* participant recreation services, indoor.
¢ parks, public
e retall stores, general
* row housing

Secondary Uses
s amusement arcades, minor
* docks, private '
* marina equipment rentals
* marina sani-dump facilities
* residential security/operator units
* Spectator entertainment establishments

nate and preserve land for the development_ of

* amusement establishments, outdoor -
* artist studios .

* brewing or distilling, Class A

s clubs, private

e cultural exhibits, private -

¢ émergency protective serviceg
* hotels

- o liquor primary establishments, minor

* marinas

* primary food establishments
* personal services

e retail stores, convenience

* retail street sales

* tourist campsites

e docks, community o
¢ home based business, minor
* marina fuel facilities

¢ offices -

» retall stores, licenses
* utilities services, minor Impact

A copy of the applicable zoning bylaw is contained in the Addenda.
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an estimated 5 residential units could be

Currently, nearly all properties located on the east side of Lakeshore Road are 2oned R-1 or R-5
Four-Plex Housing Residenti

- Properties located on the west side of the road fronting on
Okanagan Lake were briefly zoned R-g Lakeshore Residential which permits single family, semi-
detached and duplex housing., Th zaned the properties to R-1 Estate Lot
Residential to further enhance the neighbourhood pro

perties as speculative halding until such
time as development uses permitted under the desired C-10 2oning are requested and/or prove
feasible,
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' Location Overview o
ThesublectlabcatedwlmmthaOkanaqanBasmhme

Interior of British Columbla. The
Okanagan Basin, situated In south central British Columbia, i od
.. 0

The most partinent regional district to the subject lands is that of the Regional District of North
Okanagan. The North Okanagan Regional District hag an area of 7,730 square kilo
located just
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$ 48,735, 100,574,835
2002 3 45.277,780 | g5 70000 $ 82,007,009
x o0 3 41,560,988 $ 36,545,860 $ 77,545,065
2000 $ 36,762,560 $ 32,260,577 68,032,136
1889 $ 41,500,985 $ 26,636,357 67,724,379
= 1588 $ 28,878,680 333,806,657 $ 82,575,572
i 1987 3 48,178,000 3 37,866,000 84,132,000
1508 $ 38,647,000 § 40,535,000

0,647, 3 79,180,000

City of Vernon Buliding Permit Values

Year-to-datg (August) 2008 figures for the Clty of Vamon show total bullding permit values at
$121,775,208 on 382 permits; up $26,388, 750 or28% onan 11% (37) permit decreass from 2007
, figures. Included in the $116,172,239 Permit value is g $55,000,000 permit for the Sparkiing Hiiis
’ Resart Hotgl, Excluding thig pemit, year-to-dats (August) 2008 figures total $66,775,296 on 391
Pemits; down $28,61 1.250 0r 30% on a 12% (38) permit decreasa from 2007 figures,

N SR

s
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2007

. on 53 permits. 2006 commercial bullding permit values totaled $23,203,178 on 47 parmits.

13

Year-to-date (August) 2008 commercial bullding permit values total $74,601,800 on 54 permits;
$40,679,915 (199%) from the August 2007 permit value total of $25,011,885 on 350 pemita,
commercial bullding permit values total were up 33% ($7.542,682) and totallad $30,745,871

2007ﬂgumforthocnyofVarnonahowtotalbuﬂdlngpa values at $145

rmit 518,204 on 483
permits; down $21,028,435 or 13% on a 25% (180) permit decrease from

2008 figures.

gltyof\lemonaooayunndﬂgumshowesapennlhonanaggrombulldhgpmnvaluad
168,

728, a 13% bullding pennltvalullncmmovorzoos. 2oosyaarondﬂgum show 518
permits on an aggregats bufiding permit value of $147,004,804 on 518 permits; an 88% bullding
permit value increass on a 17% Permit count increase over 2004,

RDNO/Coldstream Building Permit Values '
Year-to-date (July 2008) figures for the RDNO/Coldstream show lotal bullding permit vales at

$68,990,354 on 383 permits; up $8,233,337 or 10% on & 14% (57) penmit decreass from 2007
figures.

108

2007 figures for the RDNO/Coldstream show total by permit valuuat8115.256,9550n524
permits; up $13,992,678 or 14% on a 0.5% (27) pemm%au from 2008 figures.

pennlb;downw.seo.MoraxonaZpennlthcmmm res;
Coldstrsam

D .
comprises a total of $28,490,608. The CilyofArmBImng makas up $8,201,772; the
Township of Spallumcheen com $6,693, Lumb rises $6,525,241: Ende Is
u.aas?é'?m and Electoral Areag mp':?aa.m.a?g ¥ comp il

MLS Real Estate Market Overview
Year-to-date (August 2008) figures show 1,208 sales compared o 1.907forth.sametlmcfrnmo
of 2007 - a 38.82% dmmmmawmmofuas.sesm-mmos% over the 2007

2007 figures show 2,534 sales compared to 2,544 for the same time frame of 2006 - a 0.38%
decrease with a tota| vajua of $878,472,192 - up 20.78% over the 2008 figures of $725
2008 figures show 2,545 sales Compared to 2,750 for the same time frame of 2005; down 7.5%.
Dollar volumes of thess sales were up 13.7% on a decreased liat-to-sell ratio to 83.91%, Average
days to sell declined 23.5% to 1688 days from 218 for 2008,

08-2075.dp RIVARD & ASSOCIATES
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Averags Price Chan es (for selected MLS classifications
Apartmeants +12.81 +2.89 +38.3 +24.8 +11.4
Lots +18.42 +39.64 —+20.7 +18.0 +12.4
Lots (W/F) - +83.67 +8.8 +25.9 +31.5
Residantia| +8.14 +18.74 +25.1 +25.7 +14.0
Residantial (W/F)_ +657.38 [ +8.91 +52.4 +60.9 + 5.0

The real estats madc:‘tmtyplcany offen[;bammata;'o‘;t:m eeo;'lomic well being of the :
latest real estate ma cycis began upswing 2001early2002,sawmodamblyhealmy
msldanﬂ;lvam.!mrouechzooaand

area, led
wlthaladtofasustalmblaatpplyrnndamdzomtoWMuc gaina, o

changlngdemogmphlmofmaVomonamwllahophyanlmrhmpanhmldtolongtenn
growth for area resulting in a real sstate mark activity and
moderatadmhcmuu,uany.mmuqhm

» the now evident
weaka economic/busin ulandmdemmmhamndarafdrmmodemouﬂook
econoa'r;r‘:gf the region for the foresesable futyre,

08-2075.dp RIVARD & ASSOCIATES
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Overthcpast:ﬂoyuumhamhuaxparlaneodeommamhlmdevabpmantapproxlmataly«t
kmsoumwectofmoatbjactpmpenyeomprblngapublmuumfww&lq
:1:1.248cmollavulwaterfromM'SGymourMarhn. Ad]acantlnmapuhandmarha
developmentlaanewlyWMructedm

surrounding properties and

nnumﬂmmh-mfemmbmadohmamuonm
.Neighbourhood Maps and photographs included in this analysis. '
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Site Description
;‘?smlst in visualizing the subject site, referencs s made to the proposed Site Plan included in
report,

Shape, Aru Alnd Dlmondﬁm | -
The subject sitg is rectangular shaped and comprises a gross area of 10.489 acres with £06.85 ft.
frontage on Lakeshors Road (west bound;

ary). The south boundary measures 122036 ft. The
- @ast (rear) boundary measures 96.68 ft. The north boundary measures 220.31 ft.

Considerations must be met relative to building elevations ang setbacks; particularly with
reference to the Airport Zoning Bylaw #4888; wherein maximum

buiiding heights are based on
eithar a minimum floor slevation of 343.68 m ALR or maximum building heights bas
ground elsvations from ajr photos.

Availability of Utilities

The subject site has available to & hydro, telephone, natural gas, all City of Vernon services
lncluslv.ofcitywatarandabnn&sanlhryseweruwalupmfmbnalpoﬂuandﬂm
protection,
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" Definition of Highest and Best Use
The reason probable and legal use of vacant land or an improved prope which is physically
possible, a::'rgprhtaly supported, financially feasible, and that results in thﬁﬂghut value. The

financial feasibility, and maximum profitability. (Th
Edition, by Appraisal Institute, 1983.)

The definition immediately preceding applles specifically to the highest and best use of land
and/or property. Itlstobnracognlzsdmatlncaseswhomnaﬂahaaexlamglmpmmenhonk.
thnhlgheﬂandbéutuaemayvawwelbnmhdedbbedﬂfemmﬁmnﬁnmﬂngus& The
existing use will continue, however, unlessandunﬂlandvaluelnlhhlghatandbutuu
excaadsmetotalvalueofthepmportylnihmdsﬂnguu.

Aiso implied, is that the estimation of highest and best use results from judgment and analytical
skifl, l.o.,ﬁiatmeuseconduﬁdﬂnmanalyah represents an opinion, not a fact to be found. In
appmbalpmcﬂco.ﬂnmnuptofhhhsﬂandbe&unmpmammchmdaﬂonmwhbhmma
value rests. In the context of most probable selling price (market value), another appropriate term

toroﬂecthlghastandbutuuwouldbamostpmbwluuso. In the context of investment value,
an alternative term would be most profitable use.

JiCionary o

mhlghestandbatmaofbothlanduttmughvmmandpmpenyui'nptovedrnustmeetfour

ility
ﬂmzonhqcanbedmnoed.thapmpoudmcanbeconsldondonthathuh. it is this aspect

Highest and Best Use

The subject property is zoned R-1 Estats Lot Residential. This classification allows for limited

residentlal uses.

In formulating the highest and bast use for the subject property based on the data and facts

previously discussed hersin, the following factors are considered most relevant:

) Location- balnglocatadamldutthoWateﬁrmPlnnmhmeOkanagaandlng
in the Clty of Venon, an arsa of predominantly oider residential
subdivisions with views Including its close proximity to recreation

Physica Erecomianty rostglr congmen e cors,

ii) Physical - p nantly u uration, ment constraints as
they relats to mm flight path.

if) Land Use Controls - cumently sited within the Jurisdictional control of the Clty of Vernon

: under the R-1 zoning with OCP designations of C-10 Tourist
, Commercial.
iv) Markst Demand - good supply of single family housing with Greater Vernaon has created a
‘ buyers market. Demand for re-development lands within the Clty of
Vemon has remained relatively stable over the past year. With
moderate population growth anticipated for the North Okanagan over

the long tsrm, the future outiook for re-development properties remains
positive.

08-2075.dp RIVARD & ASSOCIATES
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Based on the foregoing, wherein the current market demand supports most types & styles of
residential development, the highest and best usa of the subject properly, as at Septamber 28,
mummmm:mmo.mMmmeemumﬂmmm
development potential. o . oo AU

Market Value Estimate
The Direct Comparison Approach requirss the analysis and comparison of like properties with
the subject which have sold at times concurrent to the dats of appraisal under similar sconomic
conditions. The Direct Comparison Approach Is tha prefarred method to sstimating the market

value of vacant land becausa it reflects typical buysr and seller reactions and the principle of
substitution: -

“When severdl similar or commensurate commedities, goods or services are
available, the one with the lowest price attracts the greatest demand and widest
distribution. This affinns the notion that when a property Is replaceable, its upper
limit of value tends to ba set by the cost of acquiring a similar and equally
desirable property, provided there is no delay in making the acquisition.”

WhensufHdGMcanpmblamfumdhﬂumalkmnbﬂnmostmeptadardpmfemd
method. ‘
Pdmmﬂmmmﬂandﬂ\hmpm.avaﬂedamydmmnsluddwdopabhmldmﬂalmd

acreage sites are analyzed and adjusted to reflact their differences. This enables a price per acre
and sals price per unit rats to be appiled to the subjact property.

Direct Comparison Approach
The following comparative sales offsr market evidencs of known improved residential zoned
parcelshtheOkanaganLandhgamtnbeuﬂﬁzadtnmlstlncomhdhgamaﬂmtvam-ofm
subject property.

1 2583 Lakeshore Rd 04/08 $

2__ | 7552 Okanagan Landing Rd 02/08 $ X

3 8716 Okanagan Landing Rd 02/08 $ 387,000 0.20 R-1

4 | 2553-2551 Lakeshore Rd 0807 $ 505,000 0.36 R-1

5 | 2605 Lakeshors Rd. 08/08 $ 289,000 0.33 R-1

6 2587 Lakeshore Rd. 02/08 $ 510,850 0.91 R-1
2507 Laksshore Rd Cument $1,800,000 0.81 R-1

I
7 | 2563 Lakeshore Rd. Listing $ 697,000 017 | R

08-2075.dp RIVARD & ASSOCIATES
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Index 1 offers a larger, modasﬂylmprovodsitoonLakashoreHoadmatwasacquﬂmdfor
redevelopment. Index 2 is a slightly smaller site improved with a superior dwalling overlooking
Okanagan Lake. Cumrently zoned R2 and slated for low density residential use in the OCP. Public
mmmommmu.wmwmm,mamnammmummy
lmpmvadwthaslnglefamllydmlﬂng. OkamganLAkalsacmam.roadyatpubllcmsh
mmarmanthatofﬂnsublect.mrranﬂymnedm and slated for low density rasidential uss In the

OCP. lndax4uﬂeraadntadsaloofunghﬂysmallersihabngLakashonRoad.Slhlslmpmvod-
with & duplex with potential for redevelopment.

Indices 1 and4offarmodeaﬂylmpmedshaabnqﬁwwﬁaﬁmadwihasabpdcemglng
from $505,000 to $750,000. Index 4 is thought to provide an upper limit value since it is

with a duplex. Both indices offer similar development potantial to that of the subject property.

Indices 2 and 3 offer sales of single family dweliings near Okanagan Lake that ars not slated for
, undserOCP.Indexzbafaraupcﬂordwel&uwmuﬂll
basement and lake views. In consideration of the subject site ‘as improved® with a single family
dwelling, indices 2 and 3 provide a vaius range of $387,000 to $435,000. Index 2 offers a far
superior dweliing overlooking Okanagan Lake and therefora, $435,000 is deemed to be an

upper
limit vaiue for the subject property. index 3 is hfghlycomparnblatothesm]ect property in terms of
proximity to waterfront and quality of improvements.

The foregoing comparables range from $288,000 to $750,000 with the best sale being indax 3 at
$387.000. Giving modest consideration for the future development potential of the subject
property, a valus of $380,000 is deemead reasonable.

' PN W W PUC W
i
&
£
|

Analysis & Conclusions
The past £12 months have realized price mblllzationfordawlopmamlandsumasupplyqf

' houstnghaaoutwaigheddomandmrﬂnputﬂmomeaknhpmpedyvahmmﬂzadln

a theﬂmthalfofmhavabeenaﬂsetbymodatdacnnumﬂwpastsmom

| Duoparﬂytoﬂleunpmvenmadcetofmnlmmedlatuamhsupportofsalaabhmtdtblefamlly

- unﬂl,ystsmployingahighalementof]udmntuﬁhragardstohaﬁedonvahuand

) development the Waterfront Neighbourhood Plan has, and s expected to continue to exsrt, an
overall value is concluded at:

‘x Three Hundred Ninety Thousand Dollars

, ($380,000)

»

o]

i
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Certification

| cartify that, to the best of my knowledge and bellef:

T -—

- ﬂustatamentsoffactcontalnedlnmhrapona'reﬁ'uundcorrect.

- the reportsd analyses, opinions, and conclusions ara limited only by the reported assumptions
and limiting conditions, and ars my personal, unbiased professional analyses, opinions, and

conclusions.

- lhavunoprasentorpmapecﬂvemreothmeproperlyﬂmhmcaub]actdmb report, and |
havenoporaunallnterestorblmwm\raspedtoﬂnparﬂuiwolved.

- mympenaaﬂmhndmthgﬂon'macﬂonwﬂmuﬂingﬂunthcamlysu.
opiniona, oreonciusbmln,ormounof.mhmport.-

- myanalysu.oplnbm.andmmwaradmmw.‘mdmbmponhubun

prepared,
lnconfonnitywlmmeUnlformShndardsomefeulonalAppraisal Practice of the Appraisal
Institute of Canada and the Real Estate Institute of British Columbia,

- the Appraisal Instiuts of Canada has & Mandatory Recertification Program for dasignated
members. As of the date of appraisal, | have fulfilled the requirements of the program.

= noone provided significant professional assistancs to the person signing this raport.

- on September 23, 2008, | pemsonally inspected the parcel legally describad as Lot A DL 62
Plan 24083 ODYD, and municipally addressed as 2649 Lakeshore Road, Vemon, BC.

- innwophionﬂntnatSeptemberas.aooa.ttwssﬁmamdmarketvalueoflhssubject
property, in fes simpls interest is supporied at $380,000. :

s

" Gord French Jos Gourdine AACI, P.App., Ri(BC) September 28, 2008

08-2075.dp RIVARD & ASSOCIATES
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QUALIFICATIONS OF THE APPRAISER - J. R. (JOE) GOURDINE
EXPERIENCE: = Fee Appraiger since 1080. S
19682 - Present L.E. Rivard & Associates Ltd., Vernon, BC
1991 - 1982 Royal LePage Appraisal Servicas, Vancouvsr, BC
1988 - 1891 Cunningham & Rivard Ltd., N. Vancouver, BC
COURTS: Quallfied as an Expert Witneas, Supreme Court of BC - 1 897, 1891
ACADE_IIIC AND PROFESSIONAL AFFILIATIONS: ‘
Accredited Appraiser Canadian Instituta No. 3463
Business Administration Diploma, Grant MacEwan Community College,
Edmonton (1978-1881) .
APPRAISALS COMPLETED FOR:
CP Rail Royal Bank of Canada
Crown Lands Bank of Nova Scotia
" Public Works Canada Toronto Dominion Bank
Petro Canada Lid. Bank of Montreal
Ministry of Transportation & Highways ciBC
BC Gas Utility ' Hongkong Bank (HSBC)
Shell Canada Canadian Westermn Bank
Beaver Lumber Valley First Credit Union
T. Eaton Vernon & District Cradit Union
Woalworth Realty Company ~ Valley First Credit Union
Clty of Varmon Intarior Savings Credit Unfon
Greater Varnon Parks & Recreation Private and Corporata Investors
City of Enderby Law Firm & Trustees
District of Coldstream Land Development Companies
ASSIGNMENTS PREPARED FOR:
Expropriation Matters Land Development
Litigation Purposes Insurance Claims
Mortgage Financing Bankruptcy Procesdings
Feasibility Studies Industrial Development
Lease Raview Commaercial Development
Residential
08-2075.dp RIVARD & ASSOCIATES
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QUALIFICA'HONS OF THE APPRAISER - GORD FRENCH

EMPLOYMENT HISTORY :
2005 to present L.E. Rivard & Associates

EDUCATION :
B.Comm. University of Caigary 2004
Candidate Appraiser 2005 to present
Sauder School of Business, UBC - PGCV

Post Graduats Certificate in Real Property Valuation
(to obtain AACI designation)

- DESIGNATIONS

B.Comm. University of Caigary

MEMBERSHIPS & AFFILIATIONS
Member of the Appraisal Institute of Canada

APPRAISALS COMPLETED FOR:

Royal Bank of Canada
Bank of Nova Scotia -
Canadian Imperial Bank of Commerce
TD Canada Trust

Bank of Montreal

HSBC

Vantage One Credit Union
Valley First Credht Union
Interior Credit Union
Prospera Credit Union
Genworth Financial

Home Trust

MCAP

Investors Group

Canadian Western Bank
ChtiFinancial

24
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General Underlying Assumptions
Legal Matters:

Thelagaldeacﬁpﬂonusedhmisraponbassmnedtobocomct.butnmaymtmoessaﬂlyhava
- been- confirmed by survey. Neo bmumﬁ-hmecﬂm-wlﬂrtmrvworfw ‘

property and are not necessarily a result of a survey. No responsibility is assumed for an opinion
oflagulnshul.suchutoownershlpdhepmpoﬂyorcondtﬂonofﬁﬂo. The appraiser assumes
the title to the property to be marketable; that, unlmaiatadtnﬂ\ecorimy.mcpmpenyb
appmkednmumrmmbamdfeawhbhhnot'madhviolaﬁonofmpmbhom.
statutes or cther governmental regulations.
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Unapparent Conditions:
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materials or chemicals) used in construction or otherwise
present on the property. The appraiser assumes no responsibiiity for the studies or analysis which
wouldbsraqulradtoconcludamapmencoorabsamofluchnubstancuorforhuulm
of the presence of such substances. Theclhntllurgodtorahlnunexperthmbﬂald.lfdaslmd.
Thavaluaesﬂmmbbuadmmemunwonmmublectpmpenybnmaoaﬁechd.

LR

information and Data: :
b information, estimatss, and opinions fumished to the appralser and contained In the report, were
[ obtained from sources considerad reliable and believed to be trus and correct. However, no
Ly Mpomihnnyforaecumcyofauchﬂomsfumlshadmeappmlm.canbomumsdbytho
‘ appraiger. All m sncumbrances, and servitudes have bsen disragarded unless so
\ specified within the appraisal report. The property is appraissd as though under
I‘i responsible ownership and competent management. :
L’ Zoning and Licenses:
Pl' nbasaumedﬂmtalapplbabhmnhgaMuumgmadumandmshhﬂomhavsbunandwm

—

{
%
:
g
;
g
§
2
g
s
?
:
&
s
§

appropriate utiiity authority, or has been ascartained from visual evidencs is correct. No warranty
has besn made regatding the exact location or capacities of public utiity systems. It is assumed
that all licenses, consents or other legisiative or authority from local, provincial or

national governmental or private entity or organization have bsen, or can be, obtained or renewed
loranyuuonwhlchmuvalucuﬂmateeomalnadlnmovaluaﬂon report is basad.
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General Limiting Conditions
The appraiser will nat be required to give testimony or appear in court due to preparing the

Possession of the report does nat carry with it the right of publication. Out-of-context quating
from or partia reprinting of this appraisal report is not authorizad. Further, neithsr all nor any part
of this appraisal report shall be disseminated to the genaral public by the use of media for public
communication without the prior written consant of the appraiser signing this appraisal report.

The authentic copies of this report are bound. Any copy that does not have original signatures
of the appraiser in bius ink, is unauthorized and may have been altered, and s considsred invalid.

Disclosure of the contents of this report is govemed by the By-Laws and Regulations of the
Appraisal Institute. Neither all nor any part of the contents of this report (especially any
conduslomumvalue.theldonﬂtydmeappralursorﬂnﬂtmwm\wmchﬂnymconnectad.or
any refarences to the Appraisal Instituts or to the appraisal designations) shall be disseminated to
the public through advertising media, public relations media. news media, sales media or any
other public means of communication without the prior written consent and approval of the author.

Noamhmnmwamumncylmmwemdm"mqumdormadehcon]umﬂm
with this appraisal report. The appraiser, thereby, reserves the right to alter, amend, ravise, or

rescind any of the value opwombuedmonnnysubuquernanvlmmnenmlorcomrancy
impact studies, research or investigation.

If this appraisal is used for mortgage loan purposes, the appraiser invites attention to the fact
that (1) the equily cash requirements of the sponsor have not besn analyzad, (2) the loan ratio
has not been suggssted, and (8) the amortization method and term have not been suggestad.

Thafuncﬁonofﬁhmpoﬁhm:foruuhcmjuncﬂonwﬂhasynd!uﬁondrealpmpeﬂy. This
reportwmbeusadfornaldpurposuand.ﬂmsfom.anyuuofﬁ\hraportralathgb
syndication activities is strictly prohibited and unauthorized. If such an unauthorizad use of this

report takes place, it is understood and agresd that Rivard and Associates Lid. has no liability to
the client and/or third parties.

Acceptancs of and/or use of this appraisal report constitutes acceptance of the foregoing
General Underlying Assumptions and General Limiting Conditions. Ths appraisar's duties,
pursuant to the employment to maka the appraisal, ars complets upon delivery and acceptance of
the appraisal report. Howaver, any corrections or errors should be called to the attention of the
appraisers within 60 days of the delivery of the report.

This appraisal report is copyrighted by L.E. Rivard & Associates Ltd.; this report or any part
thereof is not to be copled or reproduced in any way without the permission of the appraiser and
no one eiss; certain parts of this report supplied by cthers or alluded to herein may be copyrighted
by thoee others, and the appraiser harein has no authority to parmit further reproduction thereof
as such further reproduction must have prior approval of the originator, and the appraiser herain
has no authority to psrmit further duplication and any third party may be subject to the penalities of
The_Copyright Act for unauthorized republishing; all permits and royalties raquired for the
reproduction of the works of others as contained hersin have been obtained and/or paid by the

appraiser, and any reproduction of any part of this report for any purpose without permission of
the appraiser is strictly prohibited. . <

68-2075.0p - RIVARD & ASSOCIATES

appraisal with referenca to the subject property in question, uniess prior arrangements hava been
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SITE PLAN
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Rear View of Dwelling on Property
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. Requastor: (PM9582) L.R. RIVARD & ASSOCIATES L™,

Date: 08/09/23 TITLR mcn PRINT - KAMLOOPS Time: 08:51:45

TITLE - CAS855385

KAMLOOPS LAND TITLE OFFICR TITLR NO: CA685995
: , FRON TITIR ¥O: CA266806

' APPLICATION POR REGISTRATION RECRIVED OM: 28 JANUARY, 2008

ENTERED: 30 JAMUARY, 2008

REGISTERED OWNER IN FRR SIMPLE;
OXANAGAN HILLS DRVELOPMENT CORPORATION, INC.NO. 694475
38 - 2601 HIGHWAY 6 '
VERNON, BC
V1T 566

TAXATION AUTHORITY:
CITY OF VERNON

DESCRIPTION OF LAMD:
PARCEL IDENTIFIRR: 006-149-979
10T A DISTRICT LOT 62 OBOYOOS DIVISION YALE DISTRICT PLAN 240383

LEGAL NOTATIONS: NOWE
CHARGES, LIRNS AND INTERRSTS:
NATURR OF CHARGR

CHARGE NUMEER DATE TIMB

CA685996 2008-01-28 10:30
. REGISTERED OWNER OF CHARGH:
8136 VENTDRES LTD,
INCORPORATION NO. BCDE9257S
CA685996

“CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SER SECTION 28, L.T.A.®
DUPLICATE INDEFEASIBLE TITLE: NONR OUTSTANDING
TRANSFERS: BONE

PENDING APPLICATIONS: NOWE

*4¢ CURRENT INFORMATION OHLY - MO CANCELLED INPORMATION SHOWN +¢+

. Pages. 001. . .
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Roll Number:  000000000007362240

09/23/2008

Data suppliad to the Board by tie Assessment Authority is to be used
as a sourcs for statistical information and Rot for sollcitation or mailing
purposes of any kind. Section 71 (1) - (3) Bill 21

Jurisdiction:233 Clty of Vernon
PID Number: 006-149-979

Owner Information

Name: ’

Addiumlk s

Address; 8-2601 HIGHWAY 6 VERNON BC

Postal Code: VIT5G4

Additional Owners Ses Page 2

Property Address: 2649 LAKESHORE RD

Equity: 00 REGISTERED OWNER

Tenure: ) Crown--Granted

Legal Description

Fixed: lm:A.Phn!:24093.8ecuuu.nga:.mstrlcu..ol:ﬂ,Block:.l.andDhlﬂct:Ouoyoolevo.

Township: .

Free-Form:

Indian Band:

Reservation:

Lot Size: 21344

Zoning:

Actua] Usge: Single Family Dwellings

BCAA Descr: I Sty Sfd - alter 1930 - Fair

(manual clam)

Prop Class:

Tax Class: 00 ALL FULLY TAXABLE LAND, STRUCTURES, ETC. -
Total-Land: $178,000. Roll Year: 2008

Total - Imps: $101,000.

Gross Taxes: $1,378. Tax Year: 2006

Sale Data
Current Sale 0172008 $419,965. Improved Single Property Cash Transaction
Previcus Sales 08/2006 $375,000. Improved Single Property Cash Transaction
‘ 05/2000 $135,000. Improved Single Properly Cash Transaction




- W W -

'vj"v
R 4

[T |

—_ — et [

i

L

9.2

2.2.1

822

2.23

2.2.4

928

R1: Estate Lot Residentlal ‘

Purpose
The purpcse is (o provide a zone for single detached housing, and compatible uses, on

" larger urban sarvicad lots.

Primary Usss
= singls dstachsd housing

Sscondary Uses {* the following uses are subject 1o Developmant Permit spproval prior 10

underiaking
any davelopmeant or change In use)
=  boarding rcoms

= ¢ hed and braakfast homas

s 8 care centres, minor

= & congregats housing, minor

s  homs based businssses, minor
= # homs based businessss, major
= & gecondary sultes

Subdtvision Regulations

= Minimum lot width Is 24.0m.
= Minimum lot area is 740m?, or 10,000m? If not serviced by & community sewer systsm.

Devsiopment Reguiationa

=  Maximum site coverage is 40% and togsther with drivaways, parking areas snd
Impermeabie surfaces shall not excead 50%.

s  Mmdmum height is the lessar of 10.0m or 2.5 storays, sxcspt it is 4.5m for sscondary
bufidings and secondary structures.

«  Minimum front yard is 7.5m. A '

= Minimum side yard is 2.8m, except it Is 7.5m from a flanking strest. Where thers is no
‘clireot vehicular access to the resr yard or to an sttschad garage or carport, one side
yard shall be at lsast 3.0m. :

=  Minimum rear yard Is 7.5m, axcept it is 1.5m for sacondary buildings. Whare the iot
width exceads the lot dapth, the minimum rear yard Is 4.5m provided that one side
yard shail have & minimum widih of 4.5m.

s  The maximum height of any vertical wall slament facing a front, flanking or rear yard
(inciuding walkout bassments) Is the lesser of 8.5m or 2.5 storsys, above which the
bullding must bs sat back at least 1.2m.

9.2.6 Other Regulistions

s There shail be no more than onas singls detached house per lot.

= Where development has accsss o 8 rear lans, vehicular sccess to the devsiopment is
only permiitad from the rear Jane. ‘

s For Care Centres a safs drop-off area for patrons shall be provided on the site.

s In addition to the regulations listad above, other regulations may apply. Thess Includs the
genaral development reguiations of Section 4 (secondary dsvelopment, yards,
projections into yards, lighting, agricultural satbacks, sto.); the specific uss regulations of
Section 5; the landscaping and fencing provisions of Section 8; and, the parking and

jocading regulations of Section 7.
SECTION D : RESIDENTIAL ZONES R1i-1or1
ZONING IKYI.AVI NO. S08 8 CITY GF VERNON
RIVARD & ASSOCIATES
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1010 C10 : Tourist Commerclal c10
| 10.10.1 Purpose
The = )

purpcss hdldnmhmptumhldhrhdwdmnufduﬁmbn

10.10.2 Primary Usas

amusament arcades, major
smusement esisblishments, outdoor
apariment housing, tourist

artist studios

boat storage
brewing or distilling, Class A
osrs cenirss, major

clubs, privats

convenience vshicls rentals @ysw 2018
cuftural sxhibits, privats
drive-through services

hostels P

hotais

e N,

Hquor primary establishmant, major

marines

motels .
'“l:unlon M?u.lndoor

participant [~

parks, publie

rll-lllttu'u."ll conveniencs

relall stores, genaral

retall sireet sales
row housing, tourist @ykw ss8
tourist campsiies

= e

€

10.10.3 Secondary Usas

amusemeant arcadss, minor
cars cantre, minor
docks, community
co
docks, privats
::':. ipment nn.::l'ammw
na aqul
marina zol facllities
marina sani-dump faciiitiee
m tial ssourity/opsrator unit
=
retall stores, licensse
spsociator entertainment establishments
utility servicss, minor impaot

SECTION 10.10 : TOURIST COMMERCIAL

Ci0-10r 2
ZONING BYLAW NO. 5088 (28013} GITY OF YERNON

E

RIVARD & ASSOCIATES
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10.10.4 Subdivision Regulations

= Minimum lot area is 1 .

10.10.5 Development Regulations
. hMux!mum commaercial floor space ratio is 2.0, sxcept t Is 5.0 for tourist apartment
ousing. '

* Maximum site coverage ia 60%.

* Maximum hduhtbthlhlurof15.urnor4mny-.om¢ptfuhuﬂst:p-mmnt
_ hoﬂulmuofss.Omorummhlwonhm

with the RH3 zone.
= Minimum front yard Is 8.0m.

Mlnlmmnddoyardluuim,mq:tlth 8.0m for any flanking street.
* Minimum resr yard is 4.5m bt

y it is 8.0m whers the abuttl; land Is zoned or
designated R oept 1the
10.10.8 Other Ragulstions
. A iTn.wd ol 8 of unltmh m%ﬂo.pmvld.dﬂn bachelor
* A mihimum area open
g.eongngnhhoudngunltorwwphomohod 1oofn."ofmm
open space p-r1b-dmomdwonlng.lrd18.0m'dprlvnhopm
space shall be provided per dwelling with mors than .

a mmmmmnmmmmmwnm
rotall stores shall not have a ficor area greater than Som®.
» Tourhtmpdhnmnﬂynlbwcdondh.wuhrﬂmnﬁn(&!m).wﬂhm

avaliable for ] with the
aru devsiopment comply required

= Apariment hotels hommmmmmmmmmmum
vln-goeownwdl'luwdun'omwvbu.

= Boat storage s permittad on property that sbuts is within 100m of
publlc or pivate boat lanch faclity, x *

-Inmbm-mwmm iations apply. Thess
ln&&hnmdwdopmmdsmr?:(w&y’ydwdom

m.mmmwv, sstbacks, eio.); the use
lations of Section 5; th and of 8;
rt:'gu of St am:hndoo;m 7hnuhgpmvtllom and,

SECTION 10.10 : TouRIsT COMMERCIAL Ci10-20r2
ZONING EYLAW NO. SD80 (2083) _ GITY OF vERNON

RIVARD & ASSOCIATES




