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Atiention: Mr. Philippe Alma

Dear Sir:

Re: Marijuana Growing Operations Study

At your request, we have prepared this report examining the impact on residential properiy value of
marijuzna growing operations (“MGO”) in the Lower Mainiand.

The purpose is fo identify dats that would have general application in Canada. The report that follows
sets ovt data, analysis and conclusions germane to this matter and is subject to the assumptions and
limiting conditions herein.

Grover Elliott & Co. Lid. has orepared this report at your request, for the exclusive use of The
Depariment of Justice {collectively "DQJ”), for use by the Court. | understand that | have a duty to assist
the Court and am not io be an advocate for any party. The intent of this report is to provide information
1o assist the client with litigation matters; any use that a third party makes of this report or any reliance
on or dexcisions to be made based on it are the responsibility of such third parties. Grover Elliott & Co.
Ltd. and our consultants accept no liability or responsibility for any damages that any third party might
sufier o incur because of the use of, reliance on, or any decisions made based on this report.

Thank you for allowing us to be of assistance with this matter. if you have any questions or comments,
piease contact our office.

Respectfully submitted,
GROVER, ELLIOTT & CO. LTD.
per:

[Aarri Dr bvig, AACK, P.App, MAI, FRICS.
Email: s rrv.dvbvig@eroverelliotica
Direct: 504 638 3161
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SUMMARY OF OPINIONS

Bylaws and Inspeciions

Where a residential property has been used in marijuana growing operations (“MGO”)}, both legal and
illegal, a variety of regulations apply to it; these entail bylaws and regulations, along with requirements
for satisfactory inspection results. The costs of compliance have a negative impact on value.

Remediation

A property that has been used for a MGO usually requires remedial measures and the extent and cost of
these vary widely, depending on the scale of the growing operation and the damage done. These costs
often have a substantially negative impact on value. Regulators generally require testing of mechanical
and environmental aspects of the property prior to allowing its reuse

insurance

insuring former MGO properties, both remediated and not yet remediated, can be more difficult, and
usually at an above average cost.

Financing and Mortgages

Lenders are refuctant to fund a mortgage on a former MGO property that has not been fully remediated.
Where a property has been remediated, financing is possible, it usually costs more than average.
Perhaps more significantly, many prospective buyers of such a property will first go to their primary
bank for a mortgage, but then after finding out that even their own bank will not finance it, abandon the
proposed purchase.

Stigma

A stigma effect associated with former MGO properties, both remediated and not yet remediated, can
be substantial and the negative impact can last for a long time after the property has been remediated.

Overall impact on Value

Based on the case study examples within this report and the other information found, not only are there
substantial time and money costs 1o remediate a former MGO property, but in general there is a
substantial opporiunity cost in foregone price appreciation, compared to typical detached homes not
used for marijuana growing operations, MGO’s have a substantially negative impact on residential
property values.
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Instructions, intended Use and Intended User

The Department of Justice {“D0J"} requires information for the purposes of a litigation matier. We have
prepared this report in accordance with instructions obtained from Mr. Philippe Alma, exclusively for
DOJ and the Judge in this matter. Our analyses, opinions, and conclusions are subject to the

assumptions, limiting conditions and disclosures provided herein.

We did not prepare this report in contemplation of any other use, or for reliance by any other party.
Absent our prior written agreement, which we may withhold, we reserve the right to refuse any other

assignment involving this report, and expressly deny responsibility to third parties for any use.

Purpose of the Assignment

This report is to address:

“The impact of marijuana growing operations on residential property values where the property
used to be 2 marijuana grow operation in the Lower Mainland of British Columbia. Discuss each
of the factors that would explain this impact including but not limited to, bylaws, inspections,

remediation, insurance, financing, and mortgages.”

By agreement, our work is to entail a review of peer-reviewed professional appraisal literature and the

research and reporting of case studies involving properties used for MGOs.

An accepted Canadian definition of market value is “the most probable price which a property should
bring in a competitive and open market as of the specified date under all conditions requisite to a fair
sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not

affected by undue stimulus.

Implicit in this definition who are the consummation of a sale as of the specified date and the passing of

title from seller to buyer under conditions whereby:

e Buyer and seiler are typically motivated;
¢ Both parties are well informed or well advised, and acting in what they consider their best
interests

e A reasonable time is allowed for exposure in the open market;

2014-0352-0 Page 2
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e Payment is made in terms of cash in Canadian dollars or in terms of financial arrangements
comparable thereto; and
e The price represents the normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale.” '

The fee simple estate is absolute ownership subject only to limitations imposed by the State; also called
a freehold. This is the most comprehensive form of ownership. It gives a "bundle of rights" that allows
the owner the right to use the property, to sell it, io lease it, to enter it, or to give it away. It also
includes the right to refuse to take any of thase actions. A fee simple interest excludes existing financing

and leases.

All property rights are subject to land use regulation, legal restrictions (e.g., a zoning ordinance) that
control the use to which land may be put; these may include -controls established by restrictive

covenants or contained in redevelopment or urban renewal plans approved by local governing bodies.?

Scope and Extent of Work
Our work on this assignment entailed:
e investigation of relevant market activity, with sources including
- The Greater Vancouver real estate board
- i.arld Titles — through the Land Title & Survey Authority and BC Assessment,
- Reai estate agents, vendors and purchasers active in the market, and
- Qur corporate real estate database
e areview of the reliance documents described below;
e general research and interviews; and,

e reporting as described later herein,

1 Canadian Uniform Standards of Professional Appraisal Practice : Appraisal Institute of Canada, 2014,
Ottawa, Ont.} 2.63

2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. {Chicago: Appraisal Institute), 2010;
fee simple, land use regulation. The government restrictions on the fee simple are taxation, eminent
domain (expropriation), police power and escheat, the right of the government that gives the state
titular ownership of a property when its owner dies without a will or any determinable heirs.

2014-0352-0 Page 3
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Documents refied on for aur analysis include:

title search prints and related documents and subdivision plans obtained from the Land Title &
Survey Authority;
the various articles referenced in the literature review:

Canadian Uniform Standards of Professional Appraisal Practise, Appraisal Institute of Canada,

Ottawa, 2014; and,

MLS listing sheets for the case study properties

Technical Investigations

We did not complete technical investigations such as:

inspections or an engineering review of the buildings themselves; We viewed these
properties using currently available internet imaging, such as Google Maps;

a technical review of the structures, roofs or mechanical systems;

a technical review of the utility servicing;

site surveys;

building surveys,

investigations into the bearing, percolation or other qualities of the soils;

planning or engineering studies as necessary to examine the feasibility of alternate
uses;

archaeological surveys;

hydrological studies;

research into the presence of sensitive species or protected habitat such as raptor
niasting sites;

environmental reviews; or

tests related to occupational health, indoor air quality, moulds etc

Type of Analysis

This narrative report of market investigations complies with the Canadian Uniform Standards of

Professional Practice of the Appraisal institute of Canada. We have competence in this type of

consulting analysis.

2014-0352-0 ' Page 4

i

.

U

3



-

Lertitication

[ prepared this report for litigation purposes. | certify that:

e [understand it is my duty to assist the court, and that | am not to be an advocate for any party;
e | made this report in conformity with that duty; and,
e 1 wil, if called on to give oral or written testimony, give my testimony in conformity with that

duty.
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introduction

The purpose of this report is to summarize the literature that has focused on the effects of marijuana
growing operations {MGO) on residential property values. The report begins by providing definitions of
terms that are necessary to understand in the discussion of the effects of MGO on value. The majority
of this report discusses how detrimental conditions generally impact property values, beginning with a
discussion of the detrimental condition matrix. Following that is a discussion of the detrimental
condition model. The subsequent section provides a discussion of a MGO in reiation to the detrimental

condition model. Finally, the report ends with a discussion on market resistance or stigma.

in conducting the literature review, we searched for articles on the effects of MGO on residential
property values in recognized, peer-reviewed North American appraisal publications. We were unable to
locate any appraisal articles that dealt specifically with this topic. We alsc searched for articles related
to detrimental conditions, stigma and mould as these topics have application to the effect of MGO on
residential property value. Investigative sources employed to identify peer-reviewed articles and texts

on these topics included:

1. The Appraisal Institute of Canada’s online Resource Centre,

2. The online catalogue of the Y.T. and Louise Lee Lum Library, underwritten by the Appraisaf
Institute Education Trust os g source of periodicals including The Appraisal Journal, and

3. The World Wide Web Google search engine.

Specialized Terms and Definitions
fiarket Value: The estimated amount for which a property should exchange on the date of valuation
between a willing buyer and a willing seller in an arms-length transaction after proper marketing

wherein the parties had each acted knowledgeably, prudently and without compulsion.***
Detrimental Conditions: Any issue or condition that may cause a diminution in value to real estate.**

Diminution in Value (Property Value Diminution): The difference between the unimpaired and
impaired values of the property being appraised. This difference can be due to the increased risk and/for

costs attributable to the property’s environmental condition.*

Environmental Contamination: Adverse environmental conditions resulting from the release of

hazardous substances into the air, surface water, groundwater, or soil, Generally, the concentrations of

2014-0352-0 Page 7
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these substances would exceed regulatory limits established by the appropriate federal, state, and/or

local agencies.*

Environmental Risk: The additional or incremental risk of investing in, financing, buying, and/or owning
property attributable to its environmental condition. This risk Is derived from perceived uncertainties

concerning:

(1} the nature and extent of the contamination;

(2) estimates of future remediation costs and their timing;
{3} potential for changes in regulatory requirements;

(4) liabilities for cleanup (buyer, seller, third party);

(5) potential for off-site impacts; and

(6} other environmental risk factors, as may be relevant.®

Environmental Stigma: An adverse effect on property value produced by the market’s perception of

increased environmental risk due to contamination. (see Environmental Risk, above).®

Impaired Value: The market value of the property being appraised with full consideration of the effects
of its environmental condition and the presence of environmental contamination on, adjacent to, or
proximate to the property. Conceptually, this could be considered the “as-is” value of a contaminated

property.®

Remediation Cost: The cost to cleanup (or remediate) a contaminated property to the appropriate
regulatory standards. These costs can be for the cleanup of on-site contamination as well as mitigation

of off-site impacts due to migrating contamination.*

Remediation Lifecycle: A cycle consisting of three stages of cleanup of a contaminated site: before
remediation or cleanup; during remediation; and after remediation. A contaminated property’s
remediation lifecycle stage is an important determinant of the risk associated with environmental
contamination. Environmental risk can be expected to vary with the remediation lifecycle stage of the

property.*

Source, Non-source, Adjacent, and Proximate Sites: Source sites are the sites on which contamination

is, or has been, generated. Non-source sites are sites onto which contamination, generated from a

e

o
-
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source site, has migrated. An adjacent site is not contaminated, but shares a common property line with
a source site. Proximate sites are not contaminated and not adjacent to a source site, but are in close

proximity to the source site.*

Source: * Appraisal Standards Board, Advisory Opinion 9, “The Appraisal of Real Property That May Be

Impacted by Environmental Contamination”, 2003, Lines 74-108
Source: ** Bell, R, “Real Estate Damages: An Analysis of Detrimental Conditions”, Glossary

Source: *** International Valuation Standards Committee. 2007. International Valuotion Standards,

8"ed. London. 76.

Detrimental Conditions

A MGO in a residential dwelling is a detrimental condition. According to research by Plecas et al. (2012),
indoor illegal marijuana production, particularly when done on a commercial scale, results in some sort
of structural hazard or contamination in nearly all cases. As residential houses are not originally
designed for indoor plant growing, they require substantial modifications to achieve a suitable

environment.

Valuation theory respecting detrimental conditions is well established Appraisers often utilize the
Detrimental Condition Matrix, the Detrimental Condition Model, and the Bell Chart when discussing the

effect of a detrimental condition on market value. (Bell, 8) This framework will assist in understanding

how MGO impacts residential property values.

2014-0352-G Page S
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The Detrimental Condition Matrix

Detrimental Condition Matrix
Assessment Repair  Ungoing

. Assesemert | Repair Costs | Ongoing
Cost | Cosis& & Coss &
Resporsibifty | Fesponshillty | Responsbilty

u Use Impacts | Use Impacks | Impacion
se While While Highest &
Assessed Repaired Hesl Use

Risk Uncertainty Project Market
Faclor incentive | Resislance

Y

€3
—h

"

Source: Bell, R, “Real Estate Damages: An Analysis of Detrimental Conditions”

Real estate that is affected by a detrimental condition has a lifecycle of three potential stages:

1)

The Assessment Stage

The assessment stage is undertaken before any repairs are made to the property. It is the time
when the damage is assessed by qualified individuals and includes all the costs, use issues, and

risks associated with monitoring and assessing prior to repairs,

The Repair Stage

Repairs take place in this stage and “could involve remediation, reconstruction, preventative
construction, the actual repairs, cleanup, and correction of the condition, and contingencies”.
{Bell, 10} The costs involved in remediation of a marijuana grow operation can be extensive and

would be considered in this stage.
Ongoing Stage.

The ongoing stage deals with any “continuing issues or aftermath issues” associated with the

detrimental condition. (Bell, 10)

Within each of these stages are three value issues surrounding the detrimental condition:

2014-0352-0
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1) Costs and Responsibility for Payment of those Costs

Costs include all direct costs, related costs, and contingencies at each lifecycle stage. The cost
estimates employed in an appraisal analysis should be reasonable and prepared by professionals
in the given field. It is important to determine who is responsible for the payment of costs as
this impacis value. For example, a seller may indemnify a buyer against the detrimental
condition. {Bell, 12} Insurance recoveries should also be considered as they may mitigate losses
associated with the detrimental condition, although “it may not be appropriate to incorporate
them into an analysis because the insurance may not be relevant to the real property ~ f.e., it is

often an attribute of the business or individual that owns the policy”. {Bell, 13)

2) Use and Any Restrictions on Use

At each lifecycle stage it is must be determined if the detrimental condition affects or restricts

the use or utility of the property as compared to the unimpaired stage. {Bell, 13}
3) Risks
Risk may be perceived at each lifecycle stage and generally fall into three categories:

1} Uncertainty Foctor: These are the risks prior to an assessment,

2} Project Incentive: These are the risks and uncertainties associated with the cost to
repair. “Ultimately, the project incentive reflects the certainty of the repairs being
completed on time and on budget, the time to manage or oversee the repair process,
and the general incentive necessary to accept responsibility for the repair process.”
(Bell, 14) When remediation or a detrimental condition is needed, the marketplace
usually requires an incentive to undertake the work. For example, a contaminated site
needing $100,000 of work might be discounted $150,000.

3} Market Resistonce: These are the risks and uncertainties associated to the
"ongoing reluctance by the market to purchase a property with a history of a
detrimental condition, including any reduced marketability or concern of third-party
liability.” {Bell, 14) “[Mlarket resistance reflects any risks associated with the historical

problems of the property, such as a crime scene.” {Beli, 15)

The value of a property impacted by a detrimental condition may vary over the three stages and

For each lifecycle stage, the three value iss

be
2014-0352-0 : Page 11
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considered as at the date of valuation. For example, a residential dwelling just discovered to be a grow
operation {i.e. in the assessment stage) will likely see a greater impact on value than if it the valuation

date was post-remediation or the Ongoing Stage.

The Detrimental Condition Model

The Detrimental Condition Modei breaks down how a property value is affected over time by a
detrimental condition. The Bell Chart organizes the many different detrimental conditions into only ten
categories. A marijuana growing operation would fall under Class VIll - Environmental Condition. As
shown below, the model utilizes six points, described as Point A to Point F. The model is meant to vary

on a case-by-case basis.

Complex Detrimental Condition (DC) Model — Classes Vil to X

Source: R. Bell (1996), Right of Way

1) Point A — Unimpaired Volue {The unimpaired vaiue may require a Hypothetical Conditien that
the property is being appraised as if uncontaminated.j

2) Point B - Detrimental Condition is Discovered or Occurs

3} Point C— Assessment Stoge

4} Point D - Repair Stoge

3} Point £ - Ongeing Stage

6) Point F— Market Resistance: Stigma is associated with this point.

2014-0352-0 Page 1
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“[iJt is critical that a distinction be made between the detrimental condition and unrelated issues. For
example, market conditions may be responsible for a change in value that is unrelated to the condition

being studied.” (Beli, 16}

Valuation Equations
The following equations provide a useful framework to understand how the market may consider the

effect of an MGO on value:

Impaired Value Unimpaired Value - Cost Effects (Remediation and Related Costs) - Use Effects

{(Effects on Site Usability) - Risk Effects (Environmental Risk/Stigma)

Property Value Cost Effects {(Remediation and Related Costs) + Use Effects (Effects on Site

Diminution Usability) + Risk Effects {Environmental Risk/Stigma)

{]

tmpaired Value Unimpaired Value - Property Value Diminution

Source: Guide Note 6, 19

Point B — Detrimental Condition Occurs and MGO

Many MGO go undetected and there is currently no consistent method across British Columbia to
determine whether a building has been identified as having been used as a MGQ. in 1991, the British
Columbia Rea! Estate Association (BCREA) introduced the Property Disclosure Statement (PDS), which
asks property sellers whether they are aware of a number of potential problems that might exist. in
2004, the disclosure of former MGO or other drug production was added to the PDS. “The illegal use of
a property for producing marijuana may be considered to be a material latent defect, which legally must
be disclosed. However, no established rules have been legislated or established through court rulings to
determine under which circumstances this would apply. While buyers of former drug production
properties may have some legal recourse if a seller fails to disclose the history, particularly if a PDS was
included in the contract, such a route is not guaranteed to work. There is no onus on owners selling their

property to make additional effort to determine if the property has a history of drug production of

2014-0352-0



which they are unaware. In essence, even with these protections in place, it remains a case of “buyer

beware”.” (Plecas, Targeting, 13}

Some municipalities in British Columbia have enacted bylaws to provide prospective buyers information
as to whether a property was formerly a MGO. Some municipalities apply a notice to prohibit
occupancy to ensure remediation work is done (see Point C for a discussion on remediation standards}.
After the re-occupancy permit is issued there might be little in place to disclose the history that the
property has been remediated. (Garis & Clare, 2011) The City of Surrey requires the disclosure of the
former existence of an MGO and “its remediation status to any future occupant, with this requirement
passing to all future owners into perpetuity. A notice is included with the property tax documentation.
Other municipalities remove the record of a property’s history as a growing operation after remediation,
keeping only a listing of these'properties at city hall, or making the history of a property avaitable only

upon a freedom of Enformétion request (Garis & Clare, 2011).” (Plecas, Targeting, 13}

in 2006, the Government of British Columbia passed the “Safety Standards Amendment Act” {Z006). The
legislation allows BC Hydro to share information identifying properties exhibiting overconsumption of

electricity, thereby enabling municipalities to identify MGO more readily. (Garis et al., 2009).

Point C ~ Assessment and Marijuana Grow Ops

The extent of required remediation in an MGO varies. ©MHC suggests, “hecause the investigation
report becomes the basis of the work specifications, it is important that the investigator he
appropriately trained.” MGO require structural changes to residences {0 make the environment suitable
for growing. Changes to the residences can present a number of hazards. that will require assessment

including:

1) Electrical

& An enormous amount of power is required to grow a rarijuana grow operation. Hegal
cables are hooked up to the power source for the house, drawing far more power than
the transformer is intended to provide. {CMHC)

¢ Electrical lines are often cut to the power meter to prevent the police and hydro
companies from identifying the dwelling as a grow op. (CMHC)

s Wiring and lighting are modified, overloading electrical systems and making the houses
hazardous to entire neighborhoods.

e Uncovered electrical wires outside the house near the power meter are capable of killing

someone who accidentally steps on them. Operators are generally not concerned with

2014-0352-0 Page 14
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Case Study Examgple No. 1

Address
265 Bayview Road, Lions Bay, BC

Aerial Photograph

Saurce: Bing Maps, date unknown.
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The Pmperty'(No, 1)
This house is situated on the east side of the 200 block of Bayview Road, east of the Sea to Sky Highway,

in the Municipality of the Village of Lions Bay in the Lower Mainland of BC.

Legal Description

Lot 2, Block A, District Lot 1814, Plan 14230

Parcei dentifier

007-893-230

Ownership Information
Per the Multiple Listing Service (MLS) data, First National Financial LP (“First National”) was the vendor

in the most recent June 2011 transaction.

Assessments and Taxes

Actual value assessments for the subject property, as provided by British Columbia Assessment for 2014,

are as follows:

Roli No.: 01297.500
Land $514,000
improvements 347,000
Total $861,000
Gross Taxes n/a

Assessed value reflects the opinion of British Columbia Assessment’s opinion of the property’s market
value as at July 1 of the year preceding the assessment year, based on the physical condition of the

groperty as of October 31 in that year.

Assessors disregard encumbrances such as leases and financing, and can base their assessments on
mass appraisal technigues and on dated inspection information. Consequently, actual values can be a

less precise estimate of market value than provided by a full appraisal.
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Existing Use at the Time of the June 2011 Sale

The main floor was in use as a single-family residence and there was an unauthorized suite in the

basement.

The Site

28,880 square feet

Land Use Controls

RS-1, Single-Family Dwelling Zone 1

The Improvements
improvements comprised a wood frame single-family residence that had a reported main floor area of
1,502 square feet and a ground ievel of 826 square feet. Per the MLS information, the total area was

2,328 square feet and 1975 was the approximate year of original construction.

The main floor comprised the living and dining rooms, the kitchen, the master bedroom and two other

bedrooms. The ground level was described as a basement suite with a family room and a bedroom.
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GO story {No. 1}

In December 2005, this property sold at a price of $690,000 and at some time thereafter was converted
for use as a marijuana growing operation. After the operation was uncovered, the property was re-listed
in November 2010 at a price of $699,900. First National, a lender had foreclosed on it and a court had
ordered it to be sold. It apparently had received no remedial work related to the effects of the grow

operation.

It did not sell and so the asking price was reduced to $679,900 and subsequently reduced to $65%,900.
In February 2011, that listing expired, but it was re-listed at a price of $649,000. By May, 2011, it had still
not soid and the asking price was reduced to $629,900. In June, 2011, the property sold for $505,000 to

Mr. Murray Gatto, a builder.

At about that time, Mr. Gatto hired Matt Foxall, P.Eng. of EBI Building Inspections Ltd. to do a buitding
inspection. As { understand it, Mr. Foxall had to enter the basement of the building wearing a respirator,

as it was in such bad condition and an air quality test had to be done.

There were marijuana-growing beds in the basement. The walls had been stripped and recovered with
soundboard and the entire bottom fioor had been sealed and wrapped in “photo plastic” to hide the
pungent odours from other people. There were ducts leading to the attic where the air was filtered by
large 6 x 20” systems, before being exhausted. A leak in a plumbing pipe was discovered and a
bathroom had been converted to what might best be described as a processing facility. There was a 45-

gallon drum and about a dozen jugs with various labels in there.

Rather than demolish the building, Mr. Gatto decided to renovate. He removed all of the MGO materials
and equipment, as well as the remaining drywall and insulation. At about that time, he decided that he
would re-configure the floor plan and make some additions over and above simple remediation of the

damage caused by the MGO.

Excluding the cost of additions and re-configuration, Mr. Gatto estimates that the remediation
component of his work has cost him somewhere between $150,OOVU and $175,000. He is presently

occupying the renovated house and worrying about a stigma effect on re-sale value.
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To measure the impact of these factors on value, we have charted the before and after grow op sale
price trend against the MLS Home Price Index {HP) trend for the area, as calculated by the residentiaf
Multiple Listing Service. The MLS HPI is modeled on the Consumer Price Index {CPl} which measures the
rate of price change for a basket of goods and services, including food, clothing, shelter and
transportation. Instead of measuring goods and services, the HP! measures the change in the price of
housing features. Thus, the HPI measures typical, pure price change (infiation or deflation). For a much

more detailed expianation of this tool, please refer to the MLS Home Price Index Realtor’s Guide.

The two subject sale prices and the corresponding Lions Bay HP! price at their respective sale dates are

shown in this table:

Daie Lions Bay HPI Price Sale Price
Dec 2005 $ 774,600 $ 690,000
lun 2011 $ 993,500 S 505,000

in the following chart the Series 1 blue line represents the trend for the Lions Bay detached home MLS
Home Price Index {HPI) as calculated by the residential Multiple Listing Service. The Series 2 red line
represents the subject home price trend from the time of purchase before it was converted to MGO use,
to the time of sale after the MGO use. The subject home price trend is the straight line from the

December, 2005 purchase price of $690,000 to the june, 2011 sale price of $505,000.
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As illustrated, after the subject home was used for marijuana growing operations, and even after
accounting for the negative impact of the forced sale by foreciosure, there was still a significant negative

impact on its value,
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Address
2537 Adanac Street, Vancouver, BC

Aerial Photograph

Case Study Example No. 2
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Source: Bing Maps, date unknown.
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The Property (No. 2}
This property is on the north side of the 2500 block of Adanac Street, a block and a half east of Nanaimo

Street, in the Hastings Sunrise area of the City of Vancouver in British Columbia.

Legal Description

Lot 25, District Lot THSL, Plan 2016A, except Part Plan 5955, of the south half of lot 78

Parcel identifier

014-162-296

Ownership information

Per the MLS data, S. Lim was the seller in the February 2011 transaction.

Assessments and Taxes

Actual value assessments for the subject property, as provided by British Columbia Assessment for 2014,

are as follows:

Roll No.: 020598271450000
Land $628,000
improvements 43,700
Total $671,700
Gross Taxes $3,584.31

Assessed value reflects the opinion of British Columbia Assessment of the market value of the property
as at July 1 of the year preceding the assessment year, based on the physical condition of the property

as of October 31 in that year.

Existing Use at the Time of the February 2011 Sale

The house was in use as a single-family residence.

The Site

3,548 square feet
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Land Use Controls

RS-1, Single-Family Dwelling

The Improvements

Improvements comprised a wood frame single-family residence that had a reported main floor and
upstairs area of 1,090 square feet, and a ground levél basement area of 730 square feet. Per MLS
information, the total area was 1,820 square feet and 1827 was the approximate year of original

construction.

The main floor and upstairs comprised the living room, the kitchen, the master bedroom, two more
bedrooms and a room described as “other”. The basement level had a living room, a bedroom, a laundry

room, and a small storage area.
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MGO story {No. 2}

This property changed ownership in a 1994 non-arm’s length transfer, after which at some time it was
converted for use in a marijuana growing operation. After the operation was uncovered, the City of
Vancouver comprehensively inspected it on June 27, 2003 to determine the by-law requirements for re-

occupancy.

A Special Inspection for Re-occupancy of Grow Operations Form 5226 required that Interior walls be
repaired as per Section 9.29 and also that holes in the attic chimney were to be repaired if the fireplace

was going to be used.

The Certificate of Inspection for Grow Operations {Property Use) form 1655 also required that the main
fevel washroom floor be repaired and that all washroom floors be cleaned. It required damaged walls
be repaired as well as painted. The Certificate of Inspection for Grow Operations {Plumbing/Gas}) Form
1450 mentions required repairs to a basement drain and a loose toilet. Air venting was to be confirmed

and an air test was required.

A Certificate of Electrical Inspection Form 06761 noted a substantial number of deficiencies and
required installation of a panel, receptacles, switches, some new service and some new wiring circuitry.
Unacceptable wiring in the main floor south bedroom, basement as well as kitchen fluorescent lights
and a basement storage room lamp holder were to be removed and replaced with up-to-code
equivalents. Other deficiencies included the use of flexible cords as fixed wiring, open splices, and cable

entering a box without a connector,

On July 1, 2003, the property was conditionally sold at a price of $265,000 and on August 22, 2003, a
Permission to Re-occupy Permit OC 420292 was issued. The conditional sale was registered at the Land
Titles Office on August 26, 2003. The property was further renovated in 2008 at a reported cost of
$70,000 and then it was unsuccessfully listed for $729,900 in May and reduced to $649,900 in June. it
did not sell, but was re-listed for $699,000 in June 2010 and reduced to $609,900 in September 2010
and finally soid in February 2011 at a price of $621,000.
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Case Study Example No, 3
Address

7788 Sparbrook Crescent, Vancouver, BC

Aerial Photograph

Source: Bing Maps, date unknown.
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The Property {Na. 3}
This house is on the east side of the 7700 block of Sparbrook Crescent, to the north of East 62™ Avenue

in the Champlain Heights area of East Vancouver, BC.

Legal Description

Lot 143, District Lot 334, Plan VAP 14240

Parcel Identifier

007-885-881

Ownership Information

Per the MLS data, D.L & 1.M Speed were the vendors in a May 2014 transaction.

Assessmients and Taxes

Actual value assessments for the subject property, as provided by British Columbia Assessment for 2014,

are as follows:

RoliNo.:  025308818680000
Land $290,000
improvements 172,000
Total 51,162,000
Gross Taxes $5,577.04

Assessed value reflects the opinion of British Columbia Assessment of the market value of the property
as at July 1 of the year preceding the assessment year, based on the physical condition of the property

as of October 31 in that year.

Existing Use at the Time of the May 2014 Sale

The property was in use as a single-family residence.

The Site

6,728 square feet
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R$-1, Single-Family Dwelling

The tmprovements
Improvements comprised a wood frame single-family residence that had a reported main floor area of
1,905 square feet and a ground level of 1,417 square feet. Per MLS information, the total area is 3,322

square feet and 1975 was the approximate year of original construction.

The main floor comprised the living and dining rooms, the kitchen, family room, eating area, the master
bedroom, two other bedrooms and a walk-in closet. The ground level had a recreation room, a living

room, a kitchen, a bedroom, a utility room, a small room, and an entrance hall.
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MGO story {No. 3)

In February 2003, this property sold at a price of 5466,500; sometime thereafter it was converted for
use in a marijuana growing operation. After the operation was uncovered, the City of Vancouver
comprehensively inspected the property on July 22, 2003 to determine the by-law requirements for re-

occupancy.

The Certificate of Inspection for Grow QOperations (Property Use) Form 1737 required that the kitchen
floor cover be repaired or replaced, the second floor bathroom be repainted, and the second floor
interior be repainted. A Certificate of inspection for Grow Operations (Plumbing/Gas) Form 1587
mentions that air venting was to be confirmed and that an Air Test would be required.  Both forms

were dated August 11, 2003.

A Certificate of Electrical Inspection Form 0521 also dated August 11, 2003 noted a substantial number
of deficiencies. It required instaliation of a new electrical service in an approved location, as well as new
grounding and bonding. Broken fixtures, devices, and covers were to be repiaced. Fixtures and
receptacles throughout the basement were to be removed. Unapproved wiring to an exterior light was
to be corrected. Exterior and range receptacles were to be re-installed and unacceptable wiring under a

sink needed correction,

fn September 2003, the property changed hands at a price of $470,000 and in November 2003, the City
issued Building Permit BU 427106 to allow alterations to repair the property per the previously

mentioned inspections. in January 2004, a Permission to Re-occupy Permit OC 421360 was issued.

In August 2004, the property sold again, but this time at a price of $623,000. The MLS listing did not
mention the former MGO, describing it as having been substantially renovated, including a roof
replacement. In May 2014, the property was listed for $1,298,000 and nine days later, it sold for
$1,250,000.
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Case Study Example No

Address

15701 84™ Avenue, Surrey, BC

Aerial Photograph

Maps, date unknown.
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The Property (No. 4}
This house is on the north side of the 15700 block of 84" Avenue, to the south west of the Fraser

Highway, in the Fleetwood Tynehead area of Surrey, BC.

Legal Description

Lot 5, Land District 36, Section 26, Township 2, Plan 75147

Parcel identifier

008-235-937

Ownership Information

Per the MLS data, Hanh Thi Hoang was the vendor in the most recent November 2012 transaction.

Assessments and Taxes
Actual value assessments for the subject property, as provided by British Columbia Assessment for 2014,

are as follows:

Roll No.: 6264040046
tand S446,000
improvements 2,800
Total $448,300
Gross Taxes {2013) $2,595.71

Assessed value reflects the opinion of British Columbia Assessment of the market value of the property
as at July 1 of the year preceding the assessment year, based on the physical condition of the property

as of October 31 in that year,

Existing Use at the Time of the November, 2012 Safe
The main floor was being used as a single-family residence, but there was an unauthorized suite in the

basement as well.
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The Site

7,820 square faet

Land Use Controls

R, Single-Family Residential Zone

The improvements
{mprovements comprised a wood frame single-family residence that had a reported main and upper
floor area of 1,300 square feet and a basement level of 1,000 square feet. Per MLS information, the total

area was 2,300 square feet and 1961 was the approximate year of original construction.

The main and upper floor area comprised the living room, the kitchen, a nook, two bedrooms, and a loft.

The basement level had a kitchen, a bathroom and two bedrooms.
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MGO story (Mo. 4)

In April, 2008, this property sold for 5421,000 and at some time thereafter, according to a more recent

MLS listing, a tenant converted it for use in a marijuana growing operation.

in February, 2010 an electrical short circuit came to the attention of BC Hydro, and this led io the
discovery and reporting of the MGO. A drip spray system had been installed to irrigate the marijuana

plants and after discovery, the plumbing and electrical systems had to be remediated.

An initial air quality inspection was done on February 16, 2010 and we understand that an above

average spore count was found upstairs in the attic level of the building.

After remediation, an air sample was taken on March 10, 2010 and sent to a laboratory in Phoenix,
Arizona. The purpose being to find any remaining areas or building materials that may have been
supporting mold growth. Samples were taken outside the building, as well as inside the building on each

of the two levels.

The Spore Trap Reports indicated a MoldSCORE {Trademarked) of 123-127, on a scale where below 150
is considered to indicate a low probability of spores originating inside. A final report concluded that the

post- remeadiation cleanup was complete.

In May 2010, the property was listed at a price of $425,000 but it did not sell and in September 2013, it
was re-listed with the same agent at a price of $415,000. This listing expired at the end of January 2011.
in October 2012, the property was re-listed at a price of $424,900 and on November 23, 2012, it sold at
a price of $413,500.

in October 2013, the property was re-listed at a price of $449,000 and described as a “tear down”. This
was re-worded to “ house needs TLC” and the price reduced to $437,500 in April 2014.

The two subject sale prices and the corresponding Surrey area HP! price at their respective sale dates

are shown in this table:

Date Surrey HPI Price Sale Price
Apr 2008 $ 516,200 $ 421,000
Nov 2012 $ 568,200 S 413,500
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In the following chart the Series 1 blue line represents the trend for the Surrey detached home MLS

Home Price Index (HP1) as calculated by the residential Multiple Listing Service.

The Series 2 red line represents the subject home price trend from the time of purchase before it was
converted to MGO use, to the time of resale after the MGO use. The subject home price trend is the
straight line from the April, 2008 purchase price of $421,000 to the November, 2012 sale price of
$413,500.
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As illustrated, after the subject house was used for marijuana growing operations, there was a

sighificant negative impact on its value.
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Case Study Example No

Address

7303 York Crescent, Delta, BC (Confidential)

Aerial Photograph

Maps, date unknown.
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The Property {No. 5)
This house is situated on the northwest side of the 7300 block of York Crescent, to the north of 72™

Avenue, in the Norde! area of Deita, B8C.

Legal Description

Lot 133, Land District 36, Section 23, Township 4, Plan 36556

Parcel Identifier

007-354-541

Ownership information

Per the MLS data, D; R; & M Salt as well as L. Cordoba are the owners on the listing of the property as at
August 20, 2014,

Assessments and Taxes

Actual value assessments for the subject property, as provided by British Columbia Assessment for 2014

are as foliows:

Roll No.: 0158312000
Land S450,000
Improvements 94,100
Total $544,100
Gross Taxes {2013) $3,170.55

Assessed value reflects the opinion of British Columbia Assessment of the market value of the property
as at July 1 of the year preceding the assessment year, based on the physicat condition of the property

as of October 31 in that year.

Existing Use at the Time of the Current MLS Listing
The main floor is being used as a single-family residence and there is an unauthorized suite in the

basement.
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The Site

8,925 sguare feet

Land Use Controls

RS1, Single-Family Residential Zone

The Improvements
Erﬁprovements comprise a wood frame single-family residence that has a reported main floor area of
1,948 square feet and a basement level of 1,200 sguare feet. Per MLS information, the total area is

3,848 sgquare feet and 1971 was the approximate year of original construction.

The main floor comprises the living and dining rooms, the kitchen, family room, the master bedroom,
and two other bedrooms. The ground level has two living areas, a kitchen, three bedrooms, a laundry

room, and a storage room.
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MGO story [No. 5)

In March 2004, this property was purchased at a price of $422,500 and at some time thereafter, it was

converted to he used as a marijuana growing operation.

A neighbour reported suspicious activity and a possible BC Hydro by-pass to the police in 2004 and again
in 2005. They stated that they were aware that the home had sold some time before, but that no one
appeared to have moved in. They also stated that every three weeks or so, a person came by the house,

but only stayed for 30 to 60 minutes before teaving.

After twice concluding the reports to be unfounded, the Delta Police ultimately uncovered a basement

marijuana growing operation in 2006. Equipment and 189 plants were seized.

Since there had been a violation of the Delta Controiled Substance Property Bylaw No. 6200 of 2004, the
property could no longer be occupied. The Corporation of Delta required that certain building

deficiencies be remedied, including the replacement of ali gyproc in the walls and ceilings downstairs.

After a variety of work was done, a certified electrician and a certified gas fitter confirmed in October
2006 that the hydro and gas utilities were in good working order. A new occupancy permit was

approved on November 30, 2006.

in March 2007, the property was listed at a price of $659,000 but it did not sell and in July 2007, the
price was reduced to $658,000. in March 2008, the price was reduced to $630,000 and in July 2008, it
was reduced to $599,900. This listing expired in December 2008 and the property was taken off the

market.

In June 2010, the property was listed again and this time the asking price was $569,000. This time a sale
took place in August, 2010 at a price of $555,000. As of August 20, 2014 the property was available at a
price of $619,850.

The two subject sale prices and the corresponding North Delta area HPI price or equivalent at their
respective sale dates are shown below. The existing HPI data series only goes back as far as lanuary,
2005 and this property was purchased in March, 2004. After a suggestion by Laurie Dawson, Assistant
Manager Communications for the Fraser Valley Real Estate Board we have chosen to make this
adjustment by using the equivalent median sale price data from January, 2005 back to March, 2004 and

interpolating the HP1 data retroactively.
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The January, 2005 median sales price for North Delta detached homes was $313,500 while the March,
2004 median sale price for detached homes was $294,000. Since the January, 2005 North Delta MLS HPI
was $342,800 the eguivalent March, 2004 MLS HP! is estimated at $342,800 x $294,000/313,500 =

5321,478. This is the basis for the estimate shown in the foilowing table:

Date M. Deita HPI Price Sale Price
Mar 2004 *5 321,478 5 422,500
Aug 2010 $ 495,300 $ 555,000

FAdjusted

in the chart below, the Series 1 blue line reprasents the trend for the North Delta detached home MLS

Home Price Index {HP1), as calculated by the residential Muitiple Listing Service and adjusted as above.

The Series 2 red line represents the subject home price trend from the time of purchase before it was
converted to MGO use, to the time of resale after the MGO use. The subject home price trend is the

straight line from the March 2004 purchase price of $422,500 to the August 2010 sale price of $555,000.
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As iilustrated; after the subject home was used for marijuana growing operations, there was a negative

impact on its value.
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Bylaws and Inspections
A variety of bylaw requirementis and associated inspections influence the value of residential properties

that used to be MGOs in the Lower Mainland of British Columbia.

For example, in our case studies research, we noted that in Vancouver, according to letters from the
Licences and Inspections Depariment, the reguirements for re-occupancy included compliance with
both Part 7 and Part 9 of the Vancouver Building By-law at the fime. To ensure compliance, varigus
inspections were made, including completion of Certificates of Inspection for Grow Operations for each

of progerty use, plumbing, and gas.

A Special Inspection for the Re-occupancy of Grow Operations was also necessary and uitimately
Vancouver issued a "Permission to Re-occupy" Permit. The specific fees for these Vancouver inspections

ranged from $92 to 5277.

in Delta, the Delta Controlled Substance Property Bylaw No. 6200, 2004, applies. After being found in
violation, this bvlaw provides that the case study property could no longer be occupied. Various
inspections were required to ascertain potential building deficiencies, plumbing deficiencies, and Bylaw

deficiencies. The municipal fee for these inspections was $525.

After the time needed for the remediatian of the deficiencies, and upon successful completion of the

required work, Delta approved the property for occupancy and issued an Occupancy Permit.

There are the municipal inspection fees themselves, but a more significant cost is the management and
other time required to make sure that the properties pass the inspections and conform te the bylaws.
The cost of “lost accommodation” during the period between municipal shutdown and municipal
approval for re-occupancy must also be considered. All of these costs have a negative impact on the

property value,
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Remediation

According to the recent December 2013 joint study by the Canadian Real Estate Association and the
RCMP previously mentioned in the literature review, there is no naticnal standard of remediation for
former MGOs. Processes vary from municipality to municipality and the extent of remediation varies

accordingly. These issues are true for the BC Lower Mainland as well.

The first step in a remediation process is to identify which property deficiencies have resulted from the
MGO. These may be any one or combination of building, electrical, heating, ventilation, plumbing,

drainage, pas, and other property deficiencies.

Electrical and plumbing systems are often substantially modified to accommodate the grow operation.
Sometimes heating, ventilation and ducting systems are altered as well and in some cases, these

modifications have actually damaged the structural integrity of the building.

The new irrigation systems can cause water damage, with moisture sometimes permeating through the
walls and building structure itself. This can result in mould damage and air borne spores. Furthermore,
pesticide and fertilizer chemicals can damage floors, walls and other woodwork as well. To remediate
this damage it is often necessary to strip all buiiding materials right down to the building frame system

itseif.

Aside from removing built in, but extraneous MGO electrical, plumbing and other systems, equipment
and materials; a restoration often requires new drywall, ceiling cover, insulation, vapour barrier and
flooring through many parts of the house. Any remaining chemicals or waste materials also need to be

removed.

The electrical, heating, ducting, ventilation, plumbing and any gas lines all need to be restored to proper
operating condition. After the other remediation, air quality testing is often done, and finally; the

building’s wind proofing, waterproofing and weatherproofing needs to be confirmed.

Standard practise for regulators appears to be that all utilities are disconnected on discovery of a grow
operation, and mechanical components must be “signed off” by an appropriately qualified electrician,

plumber, etc. before the utilities can be reconnected. Indoor air quality testing must occur and prove

satisfactory. This process often identifies other deficiencies, which municipal inspecters require be
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corrected as well. The costs for all the inspections, mechanical contraciors and deficiency corrections

can sometimes exceed the value of an older home structure.
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Insurance
Generally, the insurance industry takes the position that damages resulting from illegal activities are not
covered by policies and will not result in payment. Many insurance companies have such exclusion

clauses written into their policies.

Aside from the damages caused by the grow operations themselves, there is a much greater than
average risk of fire resulting from the illegal and often overloaded electrical system. Any fire damage

from this would not likely be covered either.

In some cases, tenants accommodated by unsuspecting landlords cause the MGO damage to the
property. As a result, insurance companies increasingly put the onus on the property owner to screen
tenants properly and to make provision for regular inspections, to minimise the possibility of grow

operations occurring without their knowledge.

Although illegal operations are not likely to be covered, there is insurance coverage available for the
medical marihuana industry. A Company known as AC&D Insurance offers “Grow Insurance” to legal

growing operations in British Columbia.

This insurance would cover buildings, equipment, and premises, tenants’ liability etc. It does not
provide cover for the product, nor for mould or fungi damage, nor any damages related to health
problems. The firm’s website notes that it is no longer taking new applications for personal residential

grow operations.

Insuring former MGO properties that have been remadiated is possible, but only after a full inspection

and a variety of rigorous tests. However, it is usually at an above average premium.

2014-0352-0 : Page 59



-
L)
92N
o

Financing and Mortgages
One of the significant impacts on former “MGQ” property values is in the area of financing and

mortgages. This is so whether they have been remediated, or not yet remediated.

With the exception of TD Canada Trust, few of the primary Canadian lenders are in the market for such
Lower Mainland properties. For regular single family residential properties there may be up fo
approximately 50 possible lenders, according to Mr. Lawrie Thom, a licensed mortgage broker, but for

former MGO properties, that pool may shrink to as few as five possible lenders.

Other than TD Canada Trust, which allows approved mortgage brokers to bring borrower deals to them,
the Bank of Nova Scotia is also prepared-to lend on former MGOs, but only if the prospective borrower

personally goes into one of their branches and deals directly with them.

Although former Lower Mainland MGO properties are listed on their website as an “Ineligible Property
Type”, Coast Capital Savings Credit Union is another possible lender, but only subject to certain
conditions. Others inciude MCAP, an independent mortgage financing company and also First National,

a “monoline” lender, which means that mortgages are the only product they deal in

In each of these cases, there are stringent conditions to be followed. All remediation inspections must
be completed and the relevant municipality must approve a re-occupancy certificate or permit. In some
situations, a “comfort letter” from the municipality may be sufficient as an interim measure, Air quality

tests are also a possibie requirement, and these might cost in the range of $700 to $1500.

The smaller paol of availabie lenders means that the ensuing mortgage interest rate will almost certainly
be higher. According to Lawrie Thom, where a standard agreement for a 5-year fixed term may cost in
the order of 2.89% to 2.99%, a mortgage loan against a former MGO property would likely be in the
order of 3.09% to 3.19%. On a regular Canadian mortgage of $400,000, amortised over 25 years, a
spread of 0.1% (10 “basis points”, based on 3.09% less 2:99%), the additional interest would amount to

$6,172; a spread of 0.3% (3.19% less 2.89%) leads to additional interest payments of $18,515.

In addition to the negative impact of this tangible cost premium, there is also an intangible cost. This is
associated with the number of prospective buyers who might consider such a property and then usuaily

g0 to their traditional lender for a mortgage, only to find that they do not lend on such properties at all.
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In the experience of Lawrie Thom, this very often causes the prospective buyer to “walk away” from the

former MGO property.

2014-0352-0



2066

Stigma
In addition to these effects on the value of residential properties that were previously used for

marijuana growing operations, there is also the stigma factor.”

A property can become stigmatised for a variety of reasons and these include such factors as a death in
the house or even a rumour of it having been haunted at one time. In a similar way, the fact that a home

was previously used for MGOs might also reduce its value.

Even if the property has been fully remediated from a physical point of view, there remains uncertainty
in the minds of some buyers as to whether for example, some of the chemicals remain within the
building or yard, or whether some hidden mould spores within the woodwork could come back to cause
unknown future health problems, especially for chiidren, the elderly, and those in poor health.

Observers say that first time buyers are particularly sensitive to this concern.

There is also a concern that former marijuana buyers or dealers could return to the address at some

future date and cause trouble.

The value discount for the stigma effect is debatable and opinions can often be in the range of 0% to
30%, depending on the extent of the previously described variety of factors. It especially depends on
the scale of the former MGO and on the amount of time elapsed since the operation was discontinued
and remediated. In our experience, stigma effects have an inverse relationship to the strength of a
marketplace. In a strong marketplace, enough buyers exist that no discount can be negotiated for a

remediated MGG, while in a weak market, a material inducement might be necessary to attract a buyer.

Since most municipalities require that a former MGO be officially labelled as such, the stigma effect
could last for a very long time. In British Columbia, some MGO properties are recorded on the provincial

Contaminated Sites Registry,

5 Stigma: An adverse public perception regarding a property; the identification of a property with
a condition (e.g., environtnental contamination, a grisly crime) that exacts a penalty on the
marketability of the property and may also result in a diminution in value. Source: Appraisal Institute,
The Dictionary of Real Estate Approisal, 5th ed. (Chicago: Appraisal Institute, 2010).
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Even if regulators remove a property from such a registry after a while, the reality of the internet is that
some information, including the identification of a former MGO, remains available. One offsetting
factor to consider, however, is that even though the information may be around for a long time, stigma

effects for remediated problems diminish with time, so the negative stigma effect on the value of a

remediated former MGO property would likely decline or disappear over time.
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Overall impact On Value

Of the five case study examples selected and previously described, one had been owned since before
1994 and one was known to have undergone substantial renovations over and above the required MGG
remediation work. Due to these factors, neither was considered suitable for a “before MGO price” and

“after MGOD price” analysis.

for the remaining three examples, we have calculated an overall residential property price trend for
their three geographic areas and measured this against the price trend for the three actual MGO

properties within those geographic areas.

To derive an overall residential property price trend for this purpose, we have taken the Lions Bay,
- Surrey and North Delta area detached home MLS Home Price Index (HPIj trends for the respective
periods between the March 2004 date of the first of the three acquisitions, until the November 2012
date of the last of the three disposals and calculated an average of these. One of them, the North Delta

trend had been adjusted for the months from March, 2004 to January, 2005 as previously described.

The price increase for the Lions Bay example (No. 1} time period of 65 months was from $774,600 to
$893,500 ie 28.259747 % or .434765338 % per month in straight line terms. The price increase for the
Surrey example {No. 4} time period of 54 months was from $516,200 to $568,200 i.e. 10.07361 % or
.186548424 % per month in straight line terms. Finally, the price increase for the North Delta example
{No. 5} time period of 79 months was from $321,478 to 5495,300 i.e. 54.0698747 % or 684428794 %

per month in straight line terms.

We biended these three rates into an average and this was calculated to be an increase of 435247519 %

per month ie { 434765385 +.186548424 + .684428754)/3.

To derive a corresponding price trend for the three actual MGO properties over the same individual
periods of time, we have taken the monthly price trend for each of them and calculated a simple

average.

The Lions Bay MGO example {No. 1) from the previously described series of five case studies decreased
in price from $690,000 in December 2005 to $505,000 in May 2011, 3 26.8116% decline. In straight line

terms, this represents an average decline of .004124862% per month over the 65-month period.
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The Surrey MGO example (No. 4) from the previously described series decreased in price from $421,000
in May 2008 to $413,500 in November 2012, a 1.7815% decline. In straight-line terms, this represents an

average decline of .000329907% per month over the 54-month period.

Finally, the North Delta MGO example (No. 5} from the previously described case studies increased in
price from $422,500 in March 2004 to $555,000 in September 2010, a positive change of 31.360%%. In
straight line terms, this represents an average increase of .356574009% per month over the 78-month

period.

We blended these three rates into a simple average and this was calculated to be an increase of only

.130839747% per month i.e. (-.004124862-.000329907+.396974009)/3.

Both the HP] average rate of increase and the MGO property average rate of increase were applied to a
base index of 100 at the earliest March 2004 date of acquisition and then extrapolated through the 105
months until the last November 2012 date of disposal. These trend results are shown in the following

table:

Date HP| trend MGO trend
Mar 2004 100.00 100.00
Nov 2012 145.27 113.61

In percentage terms, the HPI trend increases 45.27% from March, 2004 to November, 2012 and the

MGO trend increases by only 13.61% over the same time petiod.

This representation is displayed in the following table and the increases in time were then charted in the

graph below:

Date HPI % trend MGO % trend
har 2004 00.00 00.00
Nov 2012 45,27 13.63

On this basis, the overall HPI residential property price percentage trend goes from 00.00 % in March,

2004 up to 45.27 % in November, 2012 and this is represented by the blue line in the following chart.
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The corresponding percentage price trend for the three actual MGO properties goes from 00.00 % in
March, 2004 up to only 13.61 % in November, 2012 and this is represented by the red line in the

following chart:

50,00 -
. 45.00
PR/ R
35,00 -nr e
| 25.00
20,00 -
. 15.00
©10.00
5.00 -
0.00 -

wenss HP| % trend
wemssen MGO % trend

As iltustrated, after the three case study example properties were used for marijuana growing
operations, they did not have the same price appreciation enjoyed by the typical detached homes not
used for marijuana growing operations in their geographic areas. Although their values appreciated
somewhat, the lost opportunity cost for price appreciation was significant. Qverall, the examples show
that marijuana-growing operations have a substantially negative impact on the values of MGO

residences in the Lower Mainland of British Columbia.
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| certify to the best of my knowledge and belief that:

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions,
and conclusions.

| have no present or prospective interest in the issue that is the subject of this report, and no
personal interest with respect to the parties involved.

{ have no hias with respect to the issue that is the subject matter of this report or to the parties
involved with this assignment.

My compensation is not contingent on an action or event resulting from the analyses, opinions, or
conclusions in, or the use of, this report.

My analyses, opinions, and conclusions were developed, and this report has be prepared, in
conformity with the Canadian Uniform Standards of Professional Appraisai Practise.

The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Code of Professional Ethics and Standards of Professional Appraisal
Practice of the Appraisal Institute. The use of this report is subject to the requirements of the
Appraisal Institute relating to review by its duly authorized representatives. As of the date of this
report, Larry Dybvig has completed the continuing education program of the Appraisal institute.

| have the knowledge and experience to complete the assignment competently.

| have inspected the properties discussed in this report using MLS and other Internet digitat imaging
utilities.

No one provided significant professional assistance to the person signing this report; Peter Whiteley
assisted in research and report drafting matters related to the Case Studies, while April Green
assisted in research and report drafting matters related to the Literature Review

As of the date of this report, the undersigned has fulfilled the requirements of The Appraisal
institute of Canada Continuing Professional Development Program for members.

The undersigned is a member in good standing of the Appraisal lnstitute of Canada.

PBated in Vangdyver, British Columbia, Ociober 29, 2014

(- " N
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The certification that appears in this consulting report is subject to the following eonditions:

1.

This report is prepared at the request of the client and for the specific use referred 1o herein. It is not
reasonable for any other party to rely on this consulting report without first obtaining written
authorization from the client, the author, and any supervisory consultant, subject to the qualification in
paragraph 11 below, even where the report is for financing purposes.. Liability is expressly denied 1o any
person other than the client and those who obtain written consent and, accordingly, no responsibility is
accepted for any damage suffered by any such person as a result of decisions made or actions based on
this report. Diligence by all intended users is assumed. ’

Because market conditions, including economic, social and political factors change rapidly and, on
occasion, without warning, the market value estimate expressed as of the date of this consulting report
cannot be relied upon as of any other date except with further advice from the consultant and confirmed
in writing.

The consultant wilf not be responsible for matters of a legal nature that affect either the property being
appraised or the title to it.. Any specific property evaluated is assumed to be under responsible
ownership. .

The subject property is presumed to comply with government regulations including zoning, building codes
and health regulations and, if it doesn't comply, its non-compliance may affect market value.

Mo survey of the property has been made. Any sketch in the consulting report shows approximate
dimensions and is included only To assist the reader of the report in visualizing the property.

This report is completed on the basis that testimony or appearance in court concerning this consulting
report is not required unless specific arrangements to do so have been made beforehand. Such
arrangements will include, but not necessarily be fimited 1o, adequate time to review the consulting
report and data related thereto and the provision of appropriate compensation. i the need for testimony
at a tribunal is not specifically contemplated in this report, we might not be available to provide such
service. ‘

Unless otherwise stated in this repori, the consultant has no knowledge of any hidden or unapparent
conditions of the property {including, but not limited to, its soils, physical structure, mechanical or other
operating systems, its foundation, etc.) or adverse environmental conditions {on it or a neighbouring
property, including the presence of hazardous wastes, toxic substances, etc.) that would make the
property more or less valuable. it has been assumed that there are no such conditions unless they were
observed at the time of inspection or became apparent during the normal research involved in completing
the consulting report. This report should not be construed as an environmental audit or detailed property
condition report, as such reporting is beyond the scope of this report and/or the qualifications of the
consultant. The author makes no guarantees or warranties, express or implied, regarding the condition of
the property, and will not be respensible for any such conditions that do exist or for any engineering or
testing that might be required to discover whether such conditions exist. The bearing capacity of the soil
is assumed to be adequate.

The consultant is not qualified to comment on environmental issues that may affect the market value of
the property appraised, including but not fimited to pollution or contamination of land, buildings, water,
groundwater or air. Unless expressly stated, the property is assumed to be free and clear of pollutants
and contaminants, including but not limited to moulds or mildews or the conditions that might give rise to
either, and in compliance with all regulatory environmental requirements, government or otherwise, and
free of any environmental condition, past, present or future, that might affect the market value of the
property appraised. If the party relying on this report requires information about environmental issues
then that party is cautioned to retain an expert qualified in such issues. We expressly deny any legal
Hability relating to the effect of environmental issues on the market value of the subject property.

The consultant obtained information, estimates and opinions that were used in the preparation of this
report from sources considered to be reliable and accurate and believes them to be true and correct. The
consultant does not assume responsibility for the accuracy of items that were furnished by other parties.
Where images are obtained from third party sources such as Google Earth, these are seldom current.
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11.

12.

13.

14

15,

The opinions of value and other conclusions contained herein assume satisfactory completion of any work
remaining to be completed in a good and workmanlike manner. Further inspection may be required to
confirm completion of such work.

The contents of this report are confidential and will not be disclosed by the author to any party except as
provided for by the provisions of the Canadian Uniform Standards of Professional Appraisal Practice {("The
Standards"} and/or when properly entered into evidence of a duly qualified judicial or auasi-judicial body.
The consultant acknowledges that the information collected might be personal and confidential and shall
not use or disclose the contents of this report except as provided for in the Standards and in accordance
with the consultant's privacy policy; this use and disclosure might extend to use of the market data
related to the subject property in another appraisal r consulting analysis. The client agrees that in
accepting this report, it shall maintain the confidentiality and privacy of any personal information
contained herein and shall comply in all material respects with the contents of the consuitant’s privacy
policy.

The consultant has agreed to enter into the assignment as requested by the client named in the report for
the use specified by the dlient, which is stated in the report. The client has agreed that the performance of
this consulting report and the report format are appropriate for the intended use.

Written consent from the author and supervisory consultant, if applicable, must be obtained before any
part of the consulting report can be used for any purpose by anyone except the client and other intended
users identified in the report. Liability to any other party or for any other use is expressly denied
regardless of who pays the fee. Written consent and approval must also be obtained before the
consulting report (or any part of it} can be altered or conveyed to other parties, including mortgagees
{other than the client} and the public through prospectus, offering memoranda, advertising, public
relations, news, sales or other media. Grover, Elliott & Co. Ltd reserves all copyrights to this report; the
consultant and the client may consider the data, analysis, and opinions herein as confidential. Possession
of this report, or a copy of it, does not carry the right to reproducticn or publication, in full or in part. No
one other than the identified intended user can use this report for its stated purpose. No one can use this
report for any other purpose without our written consent.

If transmitted electronically, this report will have been digitally signed and secured with personal
passwords to lock the report file. Due to the possibility of digital modification, only originally signed
reports and those reports sent directly by the consultant, can be relied upon without fault. We cannot
monitor changes to our reports once they leave cur office, nor can we prevent changes, additions, or
deletions in copies of our reports. We recommend that authorised users intending to rely on our report
do so only after reading an original copy in its entirety. With the prior consent of our client, we will
provide an original of this report.

The tiability of Grover, Elliott & Co. Ltd. for a claim related 10 professnonal service provided pursuant to
this service in either contract negligent misrepresantation or tort, including the owner’s, officers,
employees or subcontractors of the firm is limited to the extent that such liability is covered by the
Appraisal Institute of Canada’s errors and omissions Insurance in effect from time to time, which is
available to indemnify the company and its consultants at the time the claim Is made and not more than
two years after the services are rendered.
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Trepartment of fusiice Minigiére de s dustice
Canusha Cannda
Biin-Bad Howe Seet Feiephone:  AH-005-00EE
Vaneouver. British Cofumbia Facsiodie:  S04-006-2634
LT A Emsil  phflippe.siropgiinstioe.geoa
May 30, 2014 -

By Bmail (larry dybvig@eroverellinilea)
lary Divbvig, President

CGrover, RhHiot & On, Lid,

Suite 710, 1030 West Georgia St
Vancouver, British Cohanbis

VeE 2IY3

Canada

Dear Mr, Dybvig

feer  Afard of s v Her Majesty the Gueen in Right of Canoda
Instruction Letfer far Bxpert Report

Thapk vou for aprecing o pro¥ ide the Attomey General of Canada (SAGCT) with an exput
report in the matter of AHard er ol v. Her Majesty the Cees i Right of Conada. As discussed.
this Federzl Courl Htigatien involves a consti msaeﬁ‘ﬁ challenge to the Mariuana for Medical
Prerposas Regulations (he “MMPR™).

Backeround infermaiion

Thf: plaindfls in ihjc Vggation, off of whom are medical maribuang Users, are challenging the
situtionatity of the MMPR o6 the basis that they cuuse scveral yrjugiified violations of their
zig s to tiberty nod security of the person under the Canadian C Rarier of Rights aid Freadoms,

The plaintily’ constintional chalienge i AT focuses on foeuar agpects of the MMPR that differ

Grom the ofd mediesl marihuana regime: {1} the elimination of gﬁ‘ui’?iﬁﬁdi cuftivation of marhians
in fmvowr of roqeirivg spproved individoals 1o purchase from Hosnued prodacers; {2y the
resiriciion that lvensed produacrs wmay nod cultivate nusihoara i dwelling places or outdoo
arexs; {33 s%‘c liasit o possession of marfheana © either 15Gg or 30 tironsg the amount preserited
for duily conswuption by the individusl’s medical practiioner, wiichever is fess: and {4} the
fathge o 11 M. PR to permit the production end possession of pon-dried marilnang such os

I
mmm‘sm sils, salves, tinolures end adibles.

o

The plaintiffs have obtained an lojunciion < Froms the Cout thi ﬁsrméta’ them (0 comtinue PErsons
praduction of medical marihuena under unt] e constiptionadity of the MMPR Is decided by the

oyt

The AL Is the defondurd and it is the AGE s position that Qo corrent medicul owribtans
regimu s constiutionally sound, a position thal will be defended by 2 gt counsel on bebadf of
the AGO,
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Faeiy and sAssnmptions

The fscts alleged by the plainiffs are omfined in the Amended Noiiee of Civil Cluam which is

enciosed.

Guesiions far Your Expert Report

Please address the following mutuies In your expert report:

The existng fieratwre tegerding the imgect of marijuena growing oporations oo
residemial property valucs.

The impact of mariuans growing opemtions on regidential property values whare thit
property wsed o be 4 marijuang grow operation in the Lower Mainiand of British
Cotumbin, Discuss cack of the fiotors ot would explain this impect including, but not
Hmiled to, brlaws, inspections, romediation, insursnce, Buancing, and morigages.

Format of Voeur Expert Beport

Your report must he prepared in acenrdance with the F rdersl Courts Rules, As such, we ask that
vt der the (olivwing in within the body of your report:

LA e G B e

1

Please
e

g

v

Yot out the issues to be addrossed in the reporl;

Dieseribe your quelitfications on the issues lo b addressed:

Atieh vour current curricubiun vilse 83 2 schedude to the repatt;

Adtach thiz letier of Instruetion as & schedule 1o the roport

Frovide & summary of vour opinions an the ssues addressed In the report;

%ot gut the rensans for gach opinion that is expressed in the repor:

Astach any publisutions or other materials specifically relied on in support of the
opiaions;

1 applicable, provide 2 sumimary of the methodoloyy uged in the repory

!
Set out any cavenls or guslifications necessary 10 render the repast compluie end accurat,

ineluding those nelating % any insufficiency of data or research and an indicaiion of any
maiters that fall outside of vour Hold of expertise; and,
Perticaiars of any aspost of your reletionsisp with 2 party to the proceeding or the subject
pratter of vous report that wight affeet vour duly to the Court

pamber each parsgraph of your report as this will aid gz in referring to your report

Plesse sign and dute vour yopert
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Buty fa the Court

As an expert witness, you have 2 duty to the Court which is set out i (he atlached Code of
Conduct for Expert Witnesses: Pleass carefilly review this Code of Conduct and, alter dotnrg so,
sigy the attached Certificate and send it back w us.

Due Dales and Procedurat Madiors

We are required 1o file our expert reports an or before November 1, 2014, The trial hag bues set
for three weeks commencing Febroary 23, 2015, You may be roqguired fo attend the inal Rar
cross-oxamination and, if so, we will attompt to sccompodate your schedule 10 the exieot
nossible.

Please keep all corrsspondence pertaining to this assipnment in a separate “Expert Witnegs
Report™ {ndder.

We took lorward to receiving a drafi of your report the first woek of September, 2013, Ploase
do not begin work on your ekpert repost until your contract iy in place.

Please do not hesiinic [0 cowtasr me by wiephone ai 504-0666-9663 if you requive further
information or have questions regarding the foregoing.

Yours taly,

Philippe Alma
Cotsnso

Unclosures:  Cortificaie for Expert Winesses:
Code of Conduet for BExpert Witnesses;
Agnended Notice of Civil Claim.
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MEMBERSHIPS AND LICENSES

Appraisal institute of Canada, since 1978 - AACT designation {No. 2287), 1984, The P.App has accompanied the AACH since 1957,
Agppraisal Institute, Chicago, since 1990 - MA/ Designation (No. 8581) 1992

Royal Institute of Chariered Survayors, since 2008 - FRICS designation {No 1245173) 2009
Licensed Salesperson, British Columbia Real Estate Act (Licence No.137337 RSR) since 2003
Registered Divector, Financial institutions Commission of British Columbia 2008 - 2011
Licensed Appraiser, Real £state Counci! of Alberta 2089-2011, 2014

8C Expropriztion Association, Member since 2000

International Rights of Way Association, Member since 2008

Risk Management Association, Member since 2005

BC Arbitration and Mediation Institute, Member 1930/82 and since 2010

BC Provincial Assessment Appeal Board, Member since 2012

EDUCATION

University of Saskatchewan, College of Pharmacy, 1974 10 1876
University of Regina, College of Arts, Economics, 1879 to 1983

EXPERIENCE

Grover, Elliott & Co. Ltd. - 1993 to present. Principal since 1997, President since 2061.

American Appraisal Canadz, Inc. 1989 to 1983 - Manager, Real Estate Division, Western Region

Saskatchewan Housing Corporation, 1979 to 1989 - Last position held: Executive Director, Strategic Planning and Communications
Bepartment of Northern Saskatchewan, 1977 to 1975 - Last position held: Acting Co-ordinator of Assessments, Municipal Services Branch.
City of North Battleford, 1976 to 1977, Building Inspecticn Fieldman, Building and Licensing Departmert

ACTIVITIES

Appraisal institute of Canada, Member, National Governing Council 1988-89. Chairpersan or member of several national committeas including
Environment {1992/93), Professional Liabiiity insurance (1989 to 1892), Public Relations (1588-89), Strategic Pianning (1288-89), Nominations Panel
(2008}, Standards {Advisor to Chair 2000 to 2007, Special Advisor 2008-2010 & member since 2013}, Chair, Vancouver Chapter, 1991-1992,
Standards Committee Subcommitize on International Valuation Standards/Internationa!l Financial Reporiing Standards 2007 to 2009; Peer Review
Committee 2012-2014.

Certified Instructor: Appraisal Institute of Canada, courses 1101, 1102, 2201, 2202 and 3301 (1890 to 1998), and Ethics, Discipline & Insurance (a
mandatory seminar, since 19933,

Instructor in real estate appraising: University of British Columbia; Vancouver and Kwantlen Community Colleges, Provincial associations and
chapters across Canada and in Heng Kong.

Course Consultant, University of British Columbia, adaptation, renewal and extension of Appraisal Institute of Canada Courses (distance education
delivery) 1998 to 2000; course consultant on real estate appraisal courses for Bachelor of Real Estate Studies Degree Program 1999 to present.
Appraisal Institute [Chicago), President, Vancouver Chapier, 1993 to 2003. Member, Textbook and Dictionary Committes, 1996,

Appraisal Journal, Appraisal Institute, Chicago, Appraisal Journal Editorlal Board Member, 2000 to 2005; Review Committee Member, 1998 to 2000
and 2005 to present

Appraisal institute, Chicage : Appraisal of Real Fstate, technical consultant and contributor, 11th Edition, 1996; 12th Edition, 1939/2001, 13th
Edition 2008; 14™ Edition 2013; Violuing Comteminated Properties, Volume I, (To publish 2014}, peer reviewer; Recl Estate Valuation in Global
Markets, 1997 {1 E¢.),2010 (2™ Ed.), Peer raviewer and contributor (Canada); Dictionary of Real Estete Appraisal, Dictionary Development Project
Team Member Fourth Edition 2002, Fifth Edition 2009

international Yaluation Standards Council (“IVSC”), London, UK. Member, Cost Approach for Financial Reporting working group, 2010. Member
Valugtion Uncertainty working group, 2011-2012

Royal institute of Chartered Surveyors, Assessor, APC (Assessment of Professional Competence), since 2012

International Rights-of-Way Association, Certified Instructor, Education Chair, Sea to Sky Chapter, since 2013

tirhan Development Institute, British Columbia.
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Community Densities, Affordable Housing, Development Cost Charges 1990-15996.

Chair, Professional Development Committee-international, 2004 national conference jointly held by the Appraisal Institute of Canada and the US
Appraisal Institute, Toronto.

Author and Presenter: “/ssues in the Valvation of Contaminated Real Estate,” National Conference, Apgraisal institute of Canada, Halifax, lune
2001; Annual Conference, Saskatchewan Associziion, Appraisal Institute of Canada, November 20032, “Land Summit,” {2 joint seminar
sponsored by BCREA, AIC and PIBC) June 2004

Seminar Developer and Leader: "Vofugtion issues-Contaminated Real Estate," Alberta Association of the AIC, 1995; Revenue Canada, Rigaud,
Quebec, 1998; Association of Manitoba Assessors, Portage (2 Prafrie, Manitaba, 1998; BC Expropriation Asscciation, 2003; Alberta Expropriation
Association, September 2005..

Spesker, “Valuation of Sites with Contaminated and/or Environmentolly Sensitive Areas,” Developing Contaminated and Environmentally
Sensifive Properties, Law Seminars International, 2000

Seminar Developer and Leader: "The Income Approach,” Maniteba Municipal Board, 1998,

Serninar Developer and Leader: “The Cost Approach,” Nanaime Chapter, Appraisal Institute of Canada, 2000

Seminar Developer and Leader: “Highest ond Best Use,” BC Assessment Authority, 2000/2001, delfivered throughout the province

Seminar Developer and Leader: “Highest and Best Use,” 3 two-day workshop: Afherta Association, AIC, 2004; Alberta Municips! Board, 2005
Seminar Developer and Leader: "Risk Management for Real Estate Appraisers,” Appratsai Institute of Canada, 1991/1995.

Panel Member, “Current Appraisaf Issues,” International Rights of Way Association {IRWA) International Conference, Toronto, June 2005.

Spezker, “Covenants, Easements and Similar Rights: Valuation Issues,” Lorman Education Services, North Vancouver, November, 2007

Moderator, “Professional Responsibility and Ethics — “Tips on How to Avoid Lawsuits”, National Conference, Appraisal Institute of Canada; pane}
members were Gary Nijman, David Aberdeen and Robert Patchett; Vancouver, 2007

Paniel Member, “Beyond Shelter — o Home” (on mechanisms to monetize equity In third world real estate for economic development purposes),
United Mations World Urban Forum {1, Vancouver, June 2006,

Speaker, "Stream Stewardship & Urbon Development," UBC School of Community & Urban Planning 1955,

Seminar Deveioper and Leader: "Contarninated Real Estate - Issues for Approisal Review and Mortgoge Underwriting," Canada Morigage and
Housing Corporation, Ottawa, 19%3.

Speaker, "Managing Environmental Risk in Reof Estate, " Technical University of Nova Seotia, Continuing Education Division, Vancouver Seminar,
1993.

Accepted as expert witness by BC Supreme Court, BC Expropriation Comnpensation Board, BC Assessment Appeal Board/Property Assessment
Review Board, Alberta Supreme Court, Saskatchewan Assessment Appeal Board, Tax Court of Lanada, and at arbitration.

Prepared technical reports on real property value implications ariging from high voltage transmission lines (ILM and VITR projecis); accepted by
British Columbia Utilities Camemissien (“BCUC") and British Columbia Environmental Assessment Office (EAD); testified as expert witness at BCUC
hearings.

AUTHORSHIPS

Editcr, The Appr&fsaf of Real Estate, 1™ & 2™ Canadian Editions, 1992 and 1996, Appraisal Institute of Canada. {The AIC did not publish the 1996
edition for financial reasons), “2™ edition (2002} and3™ Canadian Edition (2010}, a joint UBC/AIC project.

A Review of Highest and Best Use, Canadian Appraiser, Appraisal Institute of Canada, 2002

Complete Communities ~ Contemporary Urban Planning & the Appraiser, & paper delivered at Pan Pacific Conference, Sidney, Australia, March 1996;
published in The Valuer and Land Economist, AIVLE, Sidney, 1996,

Handbook of Disclosure Guidelines for the Valuotion of Real Estate Assets, with M. Grover, S. Thair, Research and Bevelopment Fund, Appraisal
Institute of Canada, 1996.

Real Property Value Implications Arising fromy Nuclear Waste Disposal Facilities, a preséntation to Lanadian Environmental Assessment Agency,
Pickering, Ontario, 1996; commissioned and published by Appraisal institute of Canada, Winnipeg, 1996.

Corridor Yaluation with M. Shi. Presented at WAYO [World Association of Valuation Organisations) Congress, Singapore, 2010

Purchasing Contaminated Sites - Emerging Realities, with ). Malick, C. King. Urban Development institute, 1985, reprinted_Canadian Appraiser,
Appraisal Institute of Canada, 1996, The Valuer & Land Economist, Australian institute of Valuers and tand Economists, 1986,

Appraisal Institute of Sanada Professional Lighility Insurance Bulletins: CP-2A Reducing the Risk and Litigation - a Primer (1991} CP-28
Contaminated Real Estate {3991); CP-8 Appraising for Public Securities Prospectus, and the Vaiuaticn of Real Estate Partnership {1993); CP-9
Appraising the Individuat Condominium Unit (1993); CP-15 Measurement Practices (1994); CP-16 Non Residential Condominium Valuations (1996),
Appraising Impaired Properties (1899). CP-28 Appraisal Review, 2012

Appraisal Stondards Seminar, (a mandatory seminar), Appraisal Institute of Canada, 1995, 2000, 2003 with ongoing updates and setting of exams.
Developed and delivered the related instructor qualification courses in 1995 and 2000; part of instruction team in 2003 and 2007 seminars,

Real Fstate Appraisal, a mandatory relicensing course, authored for the Mortgage Brokers Institute of British Columbia, 2011; also Envirenmental
and Planning (coauthored with Melissa Companion and Sean Cranston), 2012

Density ond Velue; Development Reolifies published by Urban Development institute, 1993, co-authored with J. Hruda, 8. Downes, C. King.
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Reprinted Canzdian Appraiser, Appraisal Institute of Canada, 1895,

Contaminated Reol Estote - Implications for Approisers, Research an Development Fund, Appraisal institute of Canada, 1592.

Environmental Management of Buildings ond Faeilities, 1992, a 40-hour course published by British Columbia Institute of Technology as part of the
Environmental Management of Real Estate Assets certificate program. Instructor and course developer: Instructor 1991-1996.

The Appraisal of industria! Real Estate, 1992, a module of The Appraisal Institute of Canada's 2202 course and UBC's course 442,

Appraising Lease Interests, Canadian Appraiser, Appraisal Institute of Canada, 1990.

implications of a Market Downturn, British Columbia Real Market Review, Vancouver, 1989 (Reprinted in Canadian Appraiser, Appraisal Instiiute of
Canada, 1990).
Pricing Condominium Units, Real Market Review - Homes and Apariments, Vancouver, 1989,

OTHER

Vice President, CUPE Local 200, Saskatchewan Hausing Corporation, 1982/3

Venue Chair (Eguestrian}, 1987 Western Canada Summer Games, Regina

Member, Advisory Planning Committes, Corporation of Delta: 1996 to 2000. Vice Chair 1398 1o 2000

Member, Tsawwassen Consultation Group, Lower Mainiand Regional Advisory Committee, Lower Mainland Treaty Negotiations, 1999/2000
Tsawwassen Minor Softhall Assecdiation, Director 1957 to 2006, Don Sangster Award, 2005

Director, Medallion Investment Corporation (A MIC under the income Tax Act) 2006 to 2010, Chair 2008 & 2010
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Appendix 1 {a)
MLS# V891141 tand Gnly
Suld |
: $629,900 Sold Price: $5D%,000 Dayson Mkt 33
] 19-May-11 Soid Dates  21-Jun-11 Expiry Date:  20-Sap-1l
Previous Price: Subdiv/Cemplex:
Original Price:  $629,900 Postast Code: voN 2ED
5 Feet
Fronage Metric!
2 PID: 0OF-893-220
H Taxes: $2,741 | 2007
! H West Zaning: RS-1
| Permitted Lise:  House/Single Family Rexoneatie?. Ko
! Tide to Land:  Frechold Strata Flooet Plain: Mo
: 0.663 ac  Hect: 0,000 / SaPt: 0 / SaM: D Property Access: | Adtowed AoCesS
Sanitary Sewer: Unlmown Pariing ACcass:
Storm Sewer: Availabte Fancing:
Water Suppiv: City/Municipal Property in ALR: Ne
Electricity: Nearby Possession:
Natural Gas: Not Avaitable Selier's Interest: Court Ordored Sale
“Telephone Serv: Available kearby Information Pkg: Yas
Cable Service: Avaiiable Nearby Sign on Property: ¥
Prospactus: Uther (See Remarks) Sketch Attch: fo
Develop Permit: No Property Disdosure:  No f COURT ORDERED SALE
Bidy Permit Apprv: N Trees Logged: No
Building Pians: Rot Avatiable
Perc Test Avall
Pere Test Date:
Lagat: Pl 14230 LT 2 BLK A DL 1814 LD 36 GROUP L.
Site Infuences: Marina Nearby, Recreation Nearby
fagstrictions: Subi. to Final Approval
Commission: 3.5% ON THE 15T 100K AND 1.25% ON THE BALANCE
Listing Sroker 1: REJ/MAX MASTERS REALTY 604-926-6233  Agpointments: THYRA MCKILLIGAN
Listing Sales Rep 1:  THYRA MCKILLIGAN thyramoeteiua nof 604-306-2355  Appointment Ph04-306-2355
Listing Sates Rep ¥
Listing Broker 2!
Listing Sales Rep 3:
Selfing Broker 1: RE/MAX Masters Realty
Salling Sales Rep 1:  Thyra Mcidiligan
Selfing Braker X
Sefling Safes Rep 2:
Owner: FIRSY NATIOMNAL BY COURY ORDER,
Realtor Remarks;  Courk order sale. Premises previous grow op. 10 access to house. All offers must be subfect free and have a accompanying
schedule A contact listing reattor for forms and documentation
Beautiful views of Howe Sound from this largs, 563 acre mountainside property In Lions Bay. Lot value offering, se2 Realtors remarks. Build
your tustom desam home, 10 mins, drive from West Vancouver along the new scenic Seak to Sky highway-Llons Bay boasts a primary schoel,
genoral store, cafe and art gallery, 3 beautiful beaches, and many hiking teatls, School buses connect families to the quality West Vancouver
public schoo! system and public transit makes commuting easy to downtown Vancouver and afl destinations in between. A warm comsunity
awaits youl
LD Full Realtor The enclased information while deemed to be correct, is not guaranized. 22-Aug-14 532 PM

PREC* indicates Personal Real Estate Corporation.

hite://mlslink.mixchange.com/5.12.03.35635/Search/PrintPreviewl}e.asn
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Appendix 1 {b)
West Vancouvet, Lions Bay MLS# V568941 Residentiai Detached
263 BAYVIEW RD, VON 2ED Sold
TR NIRRT ] A1 Usk Price: $705,006 Sold Price  $690,000 Days on Mid: 3
*go\ W5 ) 3 List Date: 16-Dee-05 Sold bate:  19-Dec-0S Expiry Date: 31-May-06
Compiex/ Subdiv
j| Previous Price; Frontage: 125600 p: [07-893-230
,- Crigingl Price; 785,000 Frontage Metric 38,308 Approx YrBlo 1978
i | Meas Type: Feet Bedrosme: 4 Age sk List Date: 30
1 Depth/Size: 252 Bathrooms: 3 Type: HousefSingle Family
k| Lot Area SaFt: 32,907 Fult Baths: 3 Zoning: RS1
j| Rear Yord Bxp: € Half Baths: o Taves: $2,217 {2005)
E{ Floed Plain: Exempt If New GST/HST Inch: Tax Ind LEHites: Yes
View:
: e i Serv Connected:
Style of Home: Basement Eniry, 2 Storey Totast Parking: Covered Parking: @
Construction: Frame - Wood Perking Access: Front
Foundation: Concrete Slab Farking Facllities:  Add. Parking Avail.
Extpripr: Mixed
Raipscreen: R/T Plumbing. Dist to Pubdic Trans: Dist toy Schaol Bus:
Type of Roof: Asphsit Possassion:
Rengvations: Partly Year of Reno: Title 1o Land: Frechold NonStrata
Flooring: Seller's Interast: Registerad Owner
Water Supply: City /Municipat Mortgage Infor $0
Heat/Fuek: Mined
No. of Fireplaces: 2 R/I Fireplaces: Property Disclosure: ¥
Fireplace Fuel: Gas - Natural, Weod Gut Bulidings:
Oubdoar Area: Sundeck{s)
Fegistered: CSABCE: Pad Ren@t:
Fixtures Leased: ]
Fixtures Removed
Legal: PL 14230 LT 2 BLK A DL 1814 1D 37
Amenities;
Site Influences:
Municipal Charges:
Features Ind:
Floor Type Dimensions Fioor Type Dimgnsions Floor Type Qimensiohs
MainF.  Living Ruom 19 X &9 X X
Pain F. Dining 13° X 12 X X
Main F. Gtchen 15 X 10 x X
Main F. Master Bedroom 13 X 107 x X
Main F. Sedraom 1 X 1g X X
Mazin F. Bedroom Y K 10 X 4
Below Family Room 7 X 1 X X
Beltw Bedroom 13 X 9 X X
X X
X X
Floor Area {SqFt) Bathrooms:
Main Floor Area: 1,502 Totat # Rooms: 8 1 4 Plece; Ensuibe: N; Level: Main F.
Finished Foor Lip [} # Kitchens: 1 2 3 Piece; Ensuite: Y; Level: Main F.
Fnished Floor Down: Bl6 Finished Levels; 2 3 4 Plece; Ensuite: Y; Lavel: Below
Finished Floar Bsmt: Li] CrawifBsmt Helght: 4
Tota? Finished Floar: 2,328 Basement Area: Fuily Finished 5
6
Unfinished Foor: [ Sutke: Unauthorized Suibe 7
Grand Total Floor Area; 2,328 8
tisting Broker 1: Sution Grp-West Ceast Realty 604-714-1700  Appointments:  Phone 1.R. First
Listing Sales Rep 1:  Pietre Nardone posrdonedhomesinbe.com 604-767-0390 Tor Apps Call: STEVE BIRKIC
tisting Safes Rep(s): Appointment Ph:  778-882-5700
Listing Braker 2: Cocupancy: Cwner
Seliing Broker(s): Suthon Grp-Waest Coast Realty
Seling Sales Rep(s); Piatro Nardone
Owner: K. KNIGHT
Commission: 3.2550-100/1.1625
Realtor R For showl call Steve at 778-882-5700. Pending offer,
Beautifully updated 4 badronm home with a spectacular outicok of Licns Bay. F inzl Jarge balcony, hot tub, i k sulte, on over .5
atre private view lot. Located close ta alf amentiies. Al ts are approxd Buyerto verify,

RED Full Reattor

The enctosed information while deemed o be comract, is net guarantesd.

23-Sepr1f 1:39PM

PREC* indicates Personal Real Estate Corporation.
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Appendix 1 (c)
l West Vancouver, Lions Bay MLS# V515904 Residential Detached
265 BAYVIEW RD, VOR ZED Scld
F '&f@%&i e ’ 113‘5’: Price: $630,000 Sald Price  $621.500 Days on Mkt: 2
o ‘ 4 List Daten 14-Bes-04 Sold Date:  16-Dec-02 Expiry Dater  3Q-Jun-05
Lomplex/Subdiv
Previous Prive; Frantage: 12660 il pip; BO7-§93-230
Original Price:  $630,000 Frontege Metric 38,308  Approx YrBit: 1975
Mess Tvpe:  Fent Badrooms: 4 Age 8t List Dute; 29
Depth/Size: 262 Bathraoms: 3 Type: Mouse/Single Family
Lot Area SQFt: 32,907 Fulf fiaths: 2 Zoning: SFD
Rear Yard Expt Half Baths: a Toyes: $31,724 (2004}
Floct Plain: Exempt I New GST/HST inc: Tax Inct Utilities: Yes
View:
Serv {onnected:
Shyle of Home: Basemart Entty, 2 Storey Totat Parking: ] Covered Parking: 0
Consbruction: Frame - Wood Parking Access:
Foundation: Concreta Slab Parking Faciities:  Add. Parking Avail.
Exteripr: Mixed
Rainscreen: R/T Fumbing: Dist to Public Trans: Dist 1o Scheo! Bus:
Type of Raof: Asphait Possassion: TBA
Renpvations: Partiy ‘Year of Reno: Title ko Land: Frechsld NenStrata
Flonring: Seller's Interast! Regishered Qwner
Water Supply: City/Municipal Morigage Info: $0 / Treat as Clear Titls
Heal/Fuel: Mixed
No. of Fireplaces: 2 Rf1 Fireplaces: Property Disciosure: ¥
Fireplace Fuel: Wood Qut Bulldings:
Qutddoor Area: Sundeci(s)
Reglstored: CSARCE: Pad Rentat:
Fixtures Leased: N
Fixtures Removed
tegal: LT 2 BLK A DL 1B24 LD 37 PL 1£230
Amenities:
Site Influences:
Municipal Charges:
Fetures Ind:
Floor Tvpe Bimensions Floor Type Dimensions Floor Type Dimensions
#ain F. Living Roam i X ¥ X
MalnF.  Dining 13 X w2 X X
Main F. Kitchen 13 X w X X
Maqin F. Master Bedroosnt 13’ X 1 X X
MainF.  Bedroom W X 1o X X
Maln F, Bedroom 1" X 1o X X
Below Family Room wroX 1w X X
Main F.  Bedmom 1y X 9 X X
X X
X X
Fioor Area (SgFt): Bathrooms:
Main Fioor Area: 1,802 Totet # Rooms: E: ] 1 4 Piece; Ensuite: N; Level: Main F.
Finished Fioor Lp: o # Kitchans: 1 7 3 Piece; Ensufte: ¥; Level: Main F.
Fitished Fioor Diown: ax% Finished evels: 2 3 4 Piece; Ensufte: ¥; Level: Below
Frished Fioor Bst: 1] Crawi/Bsmt Height: 4
Total Finished Fioor: 2,328 Basement Arga: Fully Finished g
[
Unfinished Foor: L Suatte: Uniaothorized Suite ¥
Grand Tota Floor Azea: 2,328 g
Listing Broker 1: Sulton Grp.-West Coast Raalty 604-714-1700 Appointments:  Phone L.R. First
Listing Saies Rep 1 Pietro Nardone prardoge@jipwesinbeoom 504-767-0490  For Appts Call:  STEVE BIRKIC
Listing Sates Rep{s): Appointment Pl 778-882-5700
Listing Broker 2: Qeooupancy: Swiner
Salling Broker(s):  Sutton Grp-West Coast Reaity
Selling Sales Rep{sy: Pietro Nardone
Dwner: 1. RCA
Commission: 3.2550-100/1,1625
Rechor Remarks:  Far showlings call Steve @ 778-882-5700. Virtual Tour & wwnw homesinbe com
Beautifully renuvated 4 badroom family home with 8 spectacular outiook of Lions Bay features include, large balcony, hot tub, b suite,
on aver 0.6 acre private lot, Iocated close to school and all the amenites. All meas approx.
RED Fuil Realtor The eaclosed information while deemed B be parrect, IS rot guarentead, 02-Sep-14 904 PM

PREC* indicates Personal Real Estate Corporation.
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Appendix 1 {d}

West Vancouver, Lions Bay MLS# V858777 Residentiat Detached
265 BAYVIE Expired
A e it A | List Price: $652,900 Days on Mk 83
) o List Dater 10-Hov-10 Expiry Date:  11-Feb-11
Complex/Sutxdiv
Previous Price:  $679,900 Frontage: PlD: cD7-893-230
41 Original Price:  $599,900 Frantage Metric Approx Yr 8lt: 10975
Meas Type:  Feet Bedraorns: 2 Age at Ust Date: 35
Depth/Size: Bathrooms: F Type: House/ Singla Family
iot Arez Soft: 28,880 Full Baths: i Zoning: RS-1
j| Rear Yard 2xp: Haif Baths: 1 Taes: $2.742 (2007)
Fiood Platm: If Mew GSE/HST Inch: Tax Ind Utlites: Ne
Vigw: Y - Howe Sound ocean & Istand
. i Serv Connected: Eleciricity, Septic, Water,
Style of Home: Basement Ertry Total Paridng: Lovered Parking:
Construction: Frame - Wood Parking Access:
Foundation: Concrete Skab Parking Faciliies:  Open
Extorior Stucco
Rainscreen: /1 Plumbiing; Dist & Public Trans: Dist to School Bus:
Type of Roof: Other Possessioh:
Renovations: Yaar of Reno: Titke o Land: Frechoid NonStrata
Fooring: Seller's Interast: Court Ordered Sale
Water Supply: Cliy/Municipal Mortgage Info: 0
Heat/Fuel: Other
Ne. of Fireplaces: 0 R/ Fireplaces: Property Disciosure: N - court ordered sale
Freplace Fuel: Out Buildings:
Outdoor Area: None
Registared: CSABCE: Pad Rental:
Fixtures teased: N
Fixtures Removed
Legal: PL1423G4T 2 BLK A DL 1814 LD 36 GROUP 1.
Amerities:
She Infusnoes: Recreation Nearby, Rural Setting, Shopping Nearby
Municipat Charges:
Features Ind:
Floor Tvpe Bimeanstons Floar Type Disnensions Floor Type Dimepsions
MainF.  Kitchen ” X 9 4 X
Main F. Living Room ¢ X ¢ X X
Above Master Bedroom ¢ X ¢ X X
Above Bedroogm ¢ X o X X
)¢ X X
X X X
X X X
X X X
X X
X X
Floor Avex {(SqFt): Bathrooms:
Main: Flogr Area: o Total # Rooms: 4 1 3 Piece; Ensuite: N; Level: Above
Finished Floor Up: [} # Kitwhens: i 2 2 Mece; Ensuite: N; Level: Maln F.
Finished Floor Dewr: ] Finished tevels: 2 3
Finished Floor Bsmt: [ Crawt/Bsmt Height: 4
TFotal Finished Floor: [ Basement Area: None 5
4]
Unfinished Figor: [ Suite: 7
Grand Total Floor Area: 0 8
Listing Broker 1: RE/MAX Masters Realty 604-926-63233 Appaintments:  Phone LR, First
Listing Sales Rep 11 Thyra Mckilligan thwramitelys.ast 604-206-2355 For AppisCall:  Vihyra McKilligan
Listing Sales Rep{s}: Appointment P 604-306-2355
Listing Broker 2: Qcrupancy: Vacant
Selling Broker(s):
Selling Sales Rep(s):
Ovimer; First Nakional by Court Ordes
Commission: 3.5% ON THE 15T 100000 & 1.25% O THE BALANCE
Realior Remarks:  Court ordered sale. Premises previous Grow Op, no access to house. Al offers be subject free angd have sccompanying
Schadute A. Contart fisting realtor for forms and documentetion.Lot value oniy.
Beautiful views over Howe Soumd from this large, /663 acre mountainside property in Llons Bay. Bulld your custom dream home, 10 minutes
drive from West Vancouver along the new scenic Sea to Sky highway. Lions Bay boasts a primary schoal, general store, cafe and art gallery, 3
beautiful beaches, and many hiking traifs. Schoo! buses connect families to the quality West V; public school sy . and public ransit
makes commuting easy to downtown Yancouver and all destinations In bety A warm ity s you§
RED Full Realtor The enclosed information while deemed © be comedt, is not guarantesd, 22-Aug-14 534 PM

PRECT indicates Personal Real Estate Corporation.

httn/fmlslink mivchance cam/S 17 M 1545/ [earch/PrintDraviewD o agn
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Appendix 1 (e)

Property Address:

265 BAYVIEW RD
HIONS BAY

Property Address:

265 BAYVIEW RD
LIONS BAY

o e s e e e

The information in this report is provided for your information and convenience. If the information has been altered for any

Total
Assessed:
$8631,000
Total
Land;
$514,000
Total
Building:
£347,000
Pravious
Assessed:
Prav.
Total
Land:
Prev.
Total
Buitding:

Total
Assessed:
$861,000
Total
Land:
$514,600
Total
Buiiding:
$£347.000
Previous
Assessad:
Prev.
Total
Land:
Prev.
Total
Building:

Description:
MNon-
Manualized
Structures
Year Built; 1974
Bedrooms: 3
Baths: 4

Strata Area

Description:
MNon-
Manualized
Structures
Year Buill; 1974
Bedrooms: 3
Baths: 4

Strata Area:

First Floor Area: 1663
Second Floor Area: §
Basement Finish Area: 1445
Carports:

Garages: G

Land Size: .73637 Acres

First Floor Arca; 1663
second Floor Area: §
Basement Finish Area: 1445
Carports:

Garages: G

tand Size: .73637 Acres

Sale
Date:
Sale
Price

Sale
Date:
Sale
Price

3
5
S
U

Roll
Number:
$1297.500
MH Width:
MH Length:
MH Total
Area:
Comments:
Building
Unfinished

Rl
MNumber:
01297.500
MH Wigth:
MH Length:
MH Total
Area:
Comments:
Building
Unfinished

Bulding
Stories;
Gross
Leasable
Area;
Net
Leasable
Area:
Number
of
Apartment
tnits:

Bulding
Stories:
Gross
Leasable
Area:
Met
Leasable
Area;
Number
of
Apartment
Units:

reason from the format in which it was originally received verification may be reguired by BC Assessment. In any case of
: doubt, the official BC Assessment records shall prevail.

[ please note that this report may not contain all property information th

at is displayed on the web page.

t
H
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Metric:

Time Calculation:
Data from:
Locations:

Filters

F30 - Surrey:

Date
Jan-05
Feb-05

Mar-05
Apr-05
May-05
Jun-05%
jul-05
Aug-05
Sep-05
Oct-05
Nov-05
Pec-05
Jan-06
Febh-06
Mar-06
Apr-06
May-06
Jun-06
Jul-06
Aug-06
Sep-06
Oct-06
Nov-06
Bec-06
Jan-07
Feb-07
Mar-07
Apr-07
May-07
Jun-07
Jul-07
Aug-07
Sep-07
Cct-07
Nov-07
Dec-07
Jan-08
Feb-08
Mar-0B

MLSA® HPI Price
Monthly
10/23/2014

F30 - Surrey

Petached (All)

F30 - Surrey
374300
375400
376200
377300
379500
382900
338500
354100
399800
404200
4087060
413600
420700
427800
435300
443800
452500
461500
467300
473800
480200
481700
482800
484300
487700
431500
495200
498200
501200
504600
505700
507200
508700
509000
509400
509800
512000
5135800
515800

Appendix 1 (f)

Date F30 - Surrey

Apr-C81

May-08 —

jun-08
Jul-08
Aug-08
Sep-08
Oct-08
Nov-08
Dec-08
Jan-09
Feb-0%
Mar-03
Apr-09
May-0¢
Jun-09
Jul-09
Aug-0%
Sep-09
Qect-09
Nov-09
Dee-09
Jan-10
Feh-10
Mar-10
Apr-10
May-10
Jun-190
Jul-10
Aug-10
Sep-10
Oct-10
Nov-10
Dec-10
Jan-11
Feb-11
Mar-11
Apr-11
iviay-11
lun-11

517300
513200
508700
504600
494300
485500
475700
473500
471200
469400
470500
471200
472400
477200
482100
487300
491500
495600
499700
506100
509800
5312000
516500
516500
516200
514700
512000
510500
511700
511700
513500
515400
513500
520300
528500
534500
538400

Date
Jul-11
Aug-11
Sep-11
Oct-11
Nov-11
Dec-11
lan-12
Feb-12
Mar-12
Apr-12
May-12
Jun-12
Jul-32
Aug-12
Sep-12
Oct-12

Nov-12

Dec-12
Jan-13
Feb-13
Mar-13
Apr-13
May-13
lun-13
Jui-13
Aug-13
Sep-13
Oct-13
Nov-13
Dec-13
Jan-14
Feh-14
Mar-14
Apr-14
May-14
lun-14
Jul-14
Aug-14
Sep-14

F30 - Surrey
537100
536400
537900
538200
538600
538200
540500
545000
549100
555500
559500
565900
567400
567800
567800
565900

— WSSSQDbé

565600
562500
561500
565200
569300
570800
572300
572700
574200
568600
565700
570100
567800
566700
570400
570400
574200
375000
582000
381700
582800
583500

n08e
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Print
Appendix 2 {a)
Vancouver East, Renfrew VE MLS# VBLE/517 Residential Detached
2537 ADANAC ST, V5K 2M6 Seld
List Price: +609,800 Sold Price 4621000 Days on Mkt 96
st Date: 04-Nov-10 Sald Date: 08-Feb-11 Expiry Date:  30-Apr-11
Complex/Subdly RENFREW
Previous Price: Frontage: 33.00f% piD: D14-1637-206
Origlraal Price; ssos,auo Frontage Metric 0.008 Approx Yr Bl 1927
Meas Type: Bedreoms: 4 Age at List Date: 83
Depth/Size: mr._s Bathrooms: 2 Type: House/Single Family
kot Ares Saft: 3,548 Full Baths: 2 2ening: RS1
Rear Yard BExp: N Half Baths: ] Taxes: $3,037 {2010)
Fiood Plaln: If New GST/HST Ind: No Tax Ind Utilites: No
View: ¥ - Mouniain view from upstalrs.
Serv Connectsd: Natursl Gas, Sanitary Sewer, Storm Sewey, Water,

Styie of Home: 2 Storey w/Rsmt. Totat Parking: 1 Covered Parking: 1

Construction: Frame - Wood Parking Access: Rear
Foundation: Concrete Perimater Parking Facilities: Carporly Single
Exterior: Stucco, Wond
Ryinscreen: R/T Plumbing: Dist ta Pubdic Trans: TWO Dist to School Bus:  FOUR
Type of Roof: Asphalt Possession:
Renovakions: Year of Reno: Title tn {and: Freehold NonStrats
Flooring: Laminate, Mixed Selier's Interesi: ftegistered Ovwner
Water Supply: City/Municipal Mortgage Info: 50
Heat/Fuek: Farced Alr, Natural Gas
No. of Fireplaces: 1 R/I Firepiaces: Property Disciosure: N - UPON OFFER PRESENTATION
Fireplace Fuel Waod Out Buildings:
Outdoor Area: Sundeck(s)
Ragistered: CSABCE Pad Rental:
Fixtures Leased: N
Ftures Removed
1 egal: Bl 20364 LT 25 DE. THSL LD 36 EXCEPT PLAN PT IN PL 5955, OF THE S HLF OF LOT 78.
Amenities:
Site: Influences: Recreation Nearby, Shopping Mearby
Municlpai Charges:
Features Inch Drapes/Window Coverings, Refrigerator, Stove
Floor Tyoe Dimensions Foar Type Dimengions Floor Type Dimensions
Main F. Living Room 122 X 18 X X
Main F. Hitchen 17 X 1w X X
Main F. Mastar Bedroom  10°2 X 1087 X X
Main F. Bedrogm 10* X ¢ X X
Ahave Badroom 173 X w X X
Above Other v X 10 X X
Ssmit Living Room 15'0 X 9'11 X X
Bumt Bedroam iY10 X 11'2 X ¥
Bsmit Laundry ir X 9 ®
Bsmt Storage g X 9 ®
Floor Area (SqFt): Bathroams:
Main Floor Area: 250 Total # Rooms: 10 1 4 Piece; Ensulte: N; Level: Main F.
Finished Floor Up: 300 # Kitchens: 1 2 3 Piece; Ensuiter N; Level: Bsmt
Finished Floor Bown: L Finished Levels: 2 3
Finished Floor Bsmt: 738 CravdfBsmt Height: 4
Totaf Finished Floor: 1,820 Basernent Araa: Fully Finished s
8
Unfinishad Flaon 0 Suite: 7
Grand Total Floor Area: 1,820 a
Uisting Broker 1@ Sutton Grp West Coast (Van4a9) 604-257-3388  Appointments:  Phone LR, First
tisting Sales Rep 1 Ken Wong kemwopg@sutton.oom 604-686-5722  For Appte Cali:  KEN
Listing Sales Rep{s): Appointient Ph:  §04-686-5722
Listing Broker 2: Otcupancy: Owner

Selling Brojer{s): Sutton Grp-West Coast Realty
Sefling Sales Rep{s): Rick Stonshousa

Owner: 5. LIM

Commaission: 3.1% ON 15T $1H0K/1.19% ON BAL

Reafior Remarks:  Previous grow-op in attic before 2003, City re-Inspected and permitted, air quality test avallable. Renovatinns done in 2008-
approximately $70,000 spent . Open House: Sal, Feb Sth |, 2-5 PM.

Nice 2 storey family home plus basement off Hasungs and Nanaime/Renfrew. Tastofully and axtensively updated, Reak New:

kitchen, 2 k , Large Sundeck/ Carport, Appliances, Roof & Guiters, Vinyt Windows, 3 Levels of Laminate flooring, paint, fence and

more-approximately $70,000 was spent. There are 3 badrooms in the upper two floors with a Basement that has an easy 1 Bedroom patential

::l:& Just needs kitchan. Level lot on a wide level street with bus, schools and lots of shopping nearby. Move in condition, Open House: Sat,
Skh, 2-5 PM.

REG Full Realtar The enclosed information white deemed to be comect, is not guaranteed. 31-3u-i4 4B FM
PREC* indicates Personal Real Estate Corporstion.

et fimlelinle milvehanes cam/8 17 1 T8RS Searrh/PrintPravienT e amn
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Print Appendix 2 (b)
Tax Repot - 2537 ADANAC Street
Record Updated - 06/30/2014
Jurisdiction 200-VANCOUVER - CITY OF Roll Mumber 020598271450000
Property Addr 2537 ADANAC 5T
Municipality VA-CITY OF VANCOUVER Board Code V
Neighborhood  020-HASTINGS EAST
Area VWVE-Vancouver East
Sub Area VVERE-Renfrew VE
Gross Taxes $3584.31 (2014}

Tax Amount Updated - 06/386/14

Page 1 of 1

G089

Property ID 014-162-256

More PID's
Water Conn

Owner Name & Mailing Address Information

Owner{s} 1 Name & Address

** NOT AVAILABLE **
** NOT AVAILABLE **
2537 ADANAC 5T
VANCOUVER BC
V5K 2M6
Legal Information
Plan # Lot Black Dist Lot Land Dist Section
VAP2016A 25 THSL 36
Legal Description PL VAP2016A LT 25 DL THSL LD 36 Except Plan PT IN

PL 5955, EXC PART IN PLAN 5955,

Land & Building Information

Width 33 Depth 107.55 Lot Size
Land Use Actual Use
BCA Descripdon 1.5 ST SFD BEFORE 1530 FAIR Zoning

BCAA Data Updated - 05/04/14

Total Vatue Information

Owner(s) 2 Name & Address

Township Range Meridian
FEET
SINGLE FAMILY DWELLING

RS-1 ONE FAMILY DWELLING

Actual Totals
tand
Improvement

Actual Total

Datre

03/30/2011
08/26/2003
02/21/1954

Tax Detail View

b (RIS i SURUL JE 5N JURNPURI SV : P

Municipal Taxable Totais

$628,000  Gress Land $628,000
$43,700 Gross Improve $43,700
Exempt Land
Exempt Improve
$671,700 Municipal Total $671,700
Sale History Information
Price Document #
$621,000 BB1315254
$265,000 8V338646
$230,000 BHS57206

The enclosed information while deemed to be correct is not guaranteed.

A R A T e W<k - T o RS Y 1 s PO

Al

school Taxable Totals

Gross Land $628,000
Gross Improve $43,700
Exempt Land

Exempt Improve

Schoo! Total $671,700

Type of Sales Yransaction

IMPRV SINGLE PROP CASH TRANSAC
IMPRV SINGLE PROP CASH TRANSAC
REJECT NOT SUITED SALE ANALSIS

08/26/14 7:36 PM

™. NN it A



BUILDING PERMIT BU425911
SPECIAL INSPECTION 15404999

4537 ADAMAC T

RE-OOCUPRNCY PERAMIY

LOT 26 BLEK 78 § HLF THSL PLAN 2016A

PERBIERZSION TO RE-CCCUPY PERMIT
RE-QOOCUPANCY OF THIS EXISTING
ONE {1) PFANILY DWELLING

DOMING 2003/08/29 14:18:53
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2 CITY OF VANCOUVER CERTIFICATE OF INSPECTION
I cerces na irspections Departmant FOR GROW OPERATIONS -
Property Use Branch (Property Use) Cl N? 1886

Property Address: Q,S’ﬁ RAdanal Date: =ﬁm e 21103
Specifics: ” Storeys: ) 35
dpproved Use: | =18 Zone:P.S‘ S Present Use: G CQwp &

Name/Address Propé LA L{Q‘-{quq

. ENE:_Ol24£31
BY-LAWS DEFIC!EHC!ESTOBERECHFIEQ SEFORE OCCUPANCV 15 PERMITFED | v
Gvergrowth ' Q—@Mbdb Q;/qurbw'\\ﬁ ‘P*Di-\ fear Hd
Ol regd J N

St

Interior efonr Q“ dc:.mqqad U—”“S/ ﬂCme

Sl o ruqu_ﬁ%
W ] w0 G-
Cleg A wathioom(

po.r dd I{Cm on_fnen LI WAl rOam
n Fleon{ 4 CorgedS

| Zowing b

Other

feapnted dor Conda l o

- [ PR e i iu\.

Feun oy UsE inspn e Sl Nz

Permits Required:  (J Development O ry Sulte (3 Other District Inspector Y
;WM W 5 :
Reute Te: O3 File ﬁ Byggﬁuinéf £3 Other ' SbrAd v

Supesvisor

LBI 29vi02) 452 West 12th Avenug Vancouwr 30 Y5Y ¥4 = 604.573. 7601 Fax: 873.7100 ww.eity.vnmw.bc.ca




. Appendix 2 (e)

CITY OF VANCOUVER

COMMUNITY SERVICES )

Licences and Inipections Department

Co-ordinated By-luw Enforcement Division
PLEASE REFER TO:

Juty 2, 2003 ' Mr. P. R. Swaeney
Manager, Building
inspactions Branch at
&04-873-7560

Dear Sir:

Re: 2537 Adanae Street - Special inspection No. 1A 404999

The results of our co-ordinated Inspectfon of vour buflding at the above location to determine
the by-law requirements for re-occupancy are as foliows:

Builciing By-law (all worls ta comply with Part § of the Yanesuver Bullding By-iaw)}
- see Certificate of Inspectinn {Suilding) for deficiencies
= 2 building permit must be shtained to correct the
buiiding deficlencles

PlumbingiGas By-law: ~ {ali weork to comply with Part 7 of the Vansouver Bullding By-law)

Flumbing

- see Certificate of Inspection (Flumbing/Gas) for deficiencles

- & licersed plumbing contracter must obtaln a permitto
correct the plumbing deficlencies

{all weork oo comply with the Provincial Gas Sefety Act and Reg)

Gas

- see Certificate of inspection (Plumbing/Gas) for deficiencles

- & [lcensed gas contractor must abiain a pernmit 2o correct
the ga: deficiencies and the re-connection of ges. A Gas
Installatlon Test Cartificate ts required from the Gas Fitter.

Electrical By-law: {sit wark to comply with Canadian Elestrical Code)
- see Certificate of Electrical Inspection for deficlencles
- chatk alf wiring in the building aftor slectricity
ensrgized
- a Heensed aloctrical contractar must obtaln a permit to
corract the elactrical deficisncies and the smoke alarms.
Re-cennection of electrical services will not be approvad by
this department unti conflrmation has been roceived that at!
by-law vielatlons in the buflding have been corrected.

452 Wast 13th Avenue Vancouver B VEY V4 T 604.873.7095 Fautt 873.7100  www.city. vancouver.be.ca
DOMING 2003/07/63 S —_— - -




0093

2
Untidy By-law: - see Certificate of Inspection (Property Use] for deficiencies
Standards of Maintenance: - see Certificate of Inspection (Property Use) for deficiencies
Zoning and Development - no deficlencies noted
License By-law: = 2 2003 Vancouver Buziness License must be obtained prior to
the rental of this approved one palling..

You must alse contact the Preperty Use inspector for re-inga;
Standards of Maintenance By-law deficiencies have been corfipieted ]
Inspector, Mr. Chadwick, can be reached at (604) B73-7870 betwaen 8’30 10:30 A,

Please ensure your contractors contact the building, plumbing\gas and electrical inspectors for
re-inspection. Once the above violations have been corrected and all inspection approvals have
been obtained, re-cccupancy approval will be issued.

Note: You may Not re-occupy this buitding until a Re-eccupancy Parmit
has been issued.

Effective March 11, 2003, the fes for a Re-occupancy Permit is $103.00,

in order to speed up issvance of the Re-oceupancy Permit please return
the completed Applization for Re-accupancy Permit as seon ag possible,

To apply for 2 Re-occupancy Permit, you must
1} complete the enclosed Application for Occupancy Permit
(the highlighted areas) and
2) return the Application for Occupancy Permit to:
The Qecupancy Clerk,
Permits and Licenses Department
Second Floor, East Wing
2675 Yukon Street
Yancouver, 8C V5Y 3P?

The City of Yanceuver will not authorize gas or electrical re-connection untit gji
deficlencles have been correctad,

Yours truly

P, R, Sweeney for

Chty Building inspector,
City Electrician and Chief
License inspector

SCigm
Enci.
< Oceupancy Clerk
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) Apbendix 2 (f)
B0 CITY OF VANCOUVER SPECIAL INSPECTION FOR
Ficences and spectons Dapartment RE-OCCUPANCY OF GROW
Inspection Divsion OPERATIONS Cl Ne 5228

Property Address: 7 &2y e ) e Date: Z.7/ RYTPNL
Specifics: Storeys: = ¢ E>

Appreved Use: v 720 , Present Use: ) £T
Name/Address Property Owner/Agent: S e A 4&1‘@%

{ Hydro Connected S0 @

Esioa
Ha i!s .
Guard Rails
Stairs Atxeptable
Stalrs t6 comply with Subsection 9.8,3 B
Guard raiis to comply with Subsection 9.8.8
V4 Hard wire smoke dectector to comply with Subsaction 9,10, 18
Missing insulation to be repalred as per Subsection 9.25.1
Insulation to be mechanically protected #s per Subsection 9.25.23
Deadbolt lacks to comply with Article 9.6.8.3 and Article 3.3.1.12
How water tank to be restrained as per Subsection 9.31.63
Windows to be repaired as per Subsection 9.7.2
v Interior walls to be repafred as per Section 9.29
v Hand rails to be Installed as per Subsection 9.8.7
Remove or legalize snauthorized kitchen

Buiiding Permit nequirwﬁ\v ON  Pians Required {IY OON  Grow Op Butiding Inspector ¥ o

Refer To: ' Supervisar
D

0 453 West 12eh Avenue Vansouver BC VIV ¥4 w 404.873.7881 Fax: §72.7100 v Ry, vancourer.be.ca

L.&i 289 (03)
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Appendix 2 (g)

, CITY OF VANCOUVER CERTIFICATE OF INSPECTION
Cleaneas and ingpactions Department FOR GROW OPERATIONS
_ Planbleg and Ges Brsnch (Plumbing/Gas) CI N: 1450
property address: " F 7 AN ANAC ST Date: 93 2@, A7
specifics: S 2 Storeys: 2
Approved Use: Present Use: £ 0.
NamglMdreu Pi'_openy Owner/ Agent: .| 1AM ;":04‘ ? &L

T&P Valve .

Vacuum Rellef o ,ﬁ{@‘ .

Drains/Vents e EMa Bhs~ DRI S T RApezn
Foctures /m&n Eé ok i/ LoeSE -

Gas Piping oS DL T oss = DTN

Combb/Vent, Alr 7D ol ol AT

Afr Test ,{,Mﬁ.

" | Appliances v & ol anin) f BLL S = s §
in Safe Condition 7 Tiatet Locked Off ¥ O N (3 Power Disconnected ¥ @R 03 Buflding Vacant ¥ &N O

Rl H CMMA_J;_-‘}; o) STTAE

Contractor to Clean and Service Purnace/Bofler

B oupsly Passive Combustion Alr to Central Heating Appllence a3 Test Certificate Reguired
Setsmically Restratn Water Heater 3 pipe Water Heater TRP sive Draln to & Saf tion

el /4 N)pTEED  [EACAE i Jpdgcordance win _ coFumblng By-law Gras Code

l= LG pm. KD T34E

Permite Reg'd: B‘énhhg gé {1 SPR 3 Other

Houte To: CIFte O Bylaw Admin (3 Other )
L&1 290 {03} 453 West 12th Aventse Yancouver BC VIV 1¥4 @ S04.875.7601 Farz 873, 7188 m.dwwk.m
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Appendix 2 {h)

CERTIFICATE OF
ELECTRICAL INSPECTION

PREAESES HAS

06761

=27

Wﬁ/faa 7

e

INSPECTOR:

QFFICE HOURS:

Bunsen Leung

8:30 - 9:15 AM

TRE FOLLOWING DEFICIENCIES SHALL SR RECTIFIED BEFORE:
AND MUST BE LEFT ACCESSIBLE FOR REMSPECTION. PLEASHE CALL 872-7801, 073-7002 GR G72-T089 {24 heue lnve) WHEN THE WORK IS READY FOR

AERSPECTION AND THE APPLICABILE FEE HAS BEEN PARD.

2 BUTION 7 EL. ROOM | PNL BOARD / SUBSERVICE >(' ovong ¢ 604-873-7485 Fax: 604-873-7100

3. | GROUNDING )( 4{

s | BONDING | MePEeToR A -

5. | BRANCH/APPL CCTS. | e v n

8. | TRANSFORMER KVA CAPGTRKVAR * 13, v

7. | MOTOR CCTS / GENERATOR ﬁmd o 14, ,

8. |HEATING CCTS Pz 15. | WIRING OK TO COVER

8. | FIXTURES & FITTINGS ) - 18. - |+ OK TO-ENERCIZE N

10. | LFE SAFETY SYSTEMS sl MM{ 17. | CONDUIT/ RACEWAYS - ACGEPTED -

1. | SECURITY WIRING / EXTRA LOW VOLTAGE §8. EL. P_EHMIT 1 CLEARED FOR QOCOC. ><

12. | OTHER (SEE REMARKS) 19, | FINAL ACCEPTED N
Yy MM oD

DO NOT REMROVE OR DESTROY THIS CERTIFICATE

YEELOW - INSPECTOR'S COPY

OTHER INSPECTOR'S PRESENT:
FTEM n DEFICIENCIES / REMARKS A s ” CODE/ REG, #
C .
- - g T
{ §
( & y P / ﬂ"
( ; Z

PaL 270¢
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Appendix 3 (a) I
W D 9 8
Vancouver Esst, Champlain Heights MLS# V1064426 Residential Detached
7788 SPARBROOK CR, VES 3K3 Sold
List Price: $1,295,000 Sold Price  $1,250,000 Days on Mkt: 9
List Dave: 12-May-14 Sold Bata:  21-May-14 Expiry Date;  31-0ct-14
Complen/Subdiv:
Frevious Price: Frontage: S1.00R 867-8685-981
; e Original Price: ~ $1,298,000  Frontege Melric: Approx Yr8lt 1976
" i Meas Type:  Feet Brdrmoms: 4 Age at List Date: 38
DeptySize: 110 Bathrooms: 4 Type: House/Single Family
=N Lot Area SgFt:  §,728 Fuil Baths: 4 Zoring: RE-%
o ik ; ReorVamd Bxpr - NE Haif Baths: o Texes: 85,487 (2013)
&4 P = Fiood Plaim ¥ Naw GST/HST Ind: No Tax Ind Uniities:
5 ! i View:
Sery Connected: Matural Gas, Electricity, Sanitary Sewer, Stortn Sewer, Water,
Style of Home: 2 Storay, Basement Entry Tatal Parking: 4 Covered Parking: 2
Construction: Frame - Wood Paridng Access: Lane
Foundation: Contrete Sfotk Parking Fagilities: Garage; Doublie, Add. Paridng Avail., Open
Exterior: Wood, Brick
Rainscreen: R/T Plumfing: Dist t Public Trans: CLOSE Bist to Schos! Bus: CLOSE
Type of Roof: Tar & Gravel Possession:
Renovations: Partly Year of Reno: Titke 1o Land: Freshold NonStvata
Foaring: Other, Wali/Wall/ Mixned, Tile Seller's Interest: Registered Cwner
Water Supply: City/ Municipal Mortgags Info; $0
Heat/Fusl: Fovced Alr, Natural Gas, Heat Pump
Mo, of Freplaces: 2 R/I Freplaces: Property Disclosure: Y
Fireplace Fuel: Wood Qut Buiidings!
Qutdioor Area; Balcony(s); Patio(s) or Deck{s)
Registerad: CSNBOE: Far Rental:

Fixtures [eased: N
Fixtures Removed N

Legal: PLVAP14240 LT 143 DL 334 £D 36

Amenities:

Site Influences: Central Location, Private Yard, Shopping Nearby, Recreation Noarby

HMunicipal Charges:

Features Ind: Clothes Washer/Dryer/Fridge/Stove/DW, Drapes/Window Coverings, Garage Door Openar, Air Conditioning

Eigor Tvpe Dimensions  flpor Tyoe Oimensions  Floor Type Dimensions
Main F. Living Reom 21'9 X 155 Below Living Feom 15'5 ¥ 1010 X
Main F.  Dining 18 X iy Relow Kitchan 00 x g1 X
Main F. Kitchen 136 X 97 Below Other 12's X 73 b 4
HainF.  Family oo 15" X 11'11  Below Bedroom 149 X 11'6 x
Main F, Eating Area 1% X 78 Balow Utility o1 X 3¢ X
Main F. Master Bedroom 15 X 1211 Below Entvance Nalt 132 X 122 X
MainF.  Walk-In Closet 56 X 44 X X
Main F. Bedroom 1 X111 X x
Main F. Bedraom 2 X 958 X
Below Recreation Roem  12'S X &5 X
Floor Atea {SaFt): Bathrooms:
Main Floor Area: 1,908 Total # Rooms: 16 1 & Piece; Ensuite: N; Level: Main F.
Finished Floor Up: 1417 # Kitchens: 2 2 3 Piece; Ensuite: V; Level: Main F.
Finished Fleor Down: o Finished Levels: 2 3 4 Piece; Ensuibe: N; Level: Below
Finished Floor Bsmt: 1 CrawifBsmt Height: 4 4 Piece; Ensuite: N; Level: Balow
Total Finished Foor: 3322 Basement Area: Fully Finished, Separate Entry 5

3]
Unfinished Floer: ¢ Suite: 7
Grand Yotal Floor Area: 3,322 §
Listing Broker 11 RE/MAX Salect Realty 604-678-3333 Appointments:  Touchhase
Listing Sales Rep 1:  Ron Basra mm@ronbasra.com 604-230-9898 For Appis Call:  Rajeev Mainth
Listing Sales Repis): Appointment $h:  604-725-9700
Listing Broker 2 Occupancy: Cwner
Seliing Broker{s):  RE/MAX Crest Westside {VanW?7}
Sefling Sales Repis): James Hooper
Owner: P.L & 3M Speed
Cammission: 3.255%-15T $100000 & 1,1625%: ON BAL

fRealtor Remarks: Prof Measurements from BC Fioor Plans. Grow op during previous ownership. Frofessionally re medisted & Passad by the
city. All docs avall in attachments on the side menu,

UPDATED VANCOUVER SPECIAL! This beautiful home sits on a farge lot featuring 4 generous size bedrooms, 4 full baths, entertainers size living
& dining area, large working size kitchen and a coxy family rm, Several ypdates include new windows, doors, biinds, yard-fence, deck,
landscaping, interior doors, updated electrical wining, furnace & Heat pump sys, AC, lighting and pot lights. Very excusive area with undar
grosnd wiring subdivision, Potential Far 2 suites. Close to shopping, busas and scheols. The only single famiy home for sale in the Champlzin
Helghts areal

RED Fuli Realtor The enclosed information while deemed to be correct, Is not guarantesd, 23-Ji-14  7:53 PM
PREC* indicates Personal Real Estate Corporation.

hite Flmlolink mmlvahamre ram/S 17 N2 RATR I Caarnh MDrinitDratnam T Wa nce TFTIVEINNTA
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Appendix 3 {b)
Vancouver East, CHAMPLAIN HEIGHTS MLS# V398548 Residential Detached
7788 SPARBROOK CR, V55 3K3 Soid
List Price: $648,000 Sold Price $623,000 Davs on Mkt! 33
1ist Date: 11-May-04 Sold Dape:  13-2un-04 Expiry Date;  31-Dec-04
= . 3] Comhesy/Subdiv
: Previous Price:  $668.000 Frontage: 66.00 % pin: 007-885-881
. Original Price:  $668,000 Frontage Metnic Approx Yr Bit 1976
_ H Meas Tyos Feet Bedrooms: 4 Age at List Date: 28
Depth/Size: 142 Bathirpoms: 4 Type: House/Single Family
i Lot Area SqFe: Full Baths: 4 Zoning: RS~
* Rear Yard Exqi: Half Baths: ] Tawses: $3,410 (2002)
S o Flood Plaln: No If New GST/HST Inck Tax Inct Lilities:
%- “H View:
Serv Connected:
Style of Home: 2 Storey Total Parking: 8 Covered Parking: 2
Construction, Frame - Wood Parking Ancess: BOTH
Foundation: Concrete Perimeber Parking Fachites:  Odiwer
Exterior: Cther
Rainsoeen: R/I Plumbing:  Yes Dist to Public Trans: CLSE Dist ta Scheol Bus:  CLSE
Type of Roof: Tar & Gravel Fossassion:
Renovations: Completely Year of Rena: Title o Land: Frechold NonStrats
Floaring: Wall/Wall/ Mixed Sefler's Interest: NORSY
Water Suppiy City/Municipal Mortgage Info: $0
Heat/Fuet: Natural Gas
Ko. of Fireplaces: 2 R/T fireplnces; @ Praperty Distlosure:
Firepiace Fuef: Wood Out Bulidings:
Gutdoor Area:
Registerad: CSABCE; Pad fenial;
Fhetures Leased:
Fidures Removed
Legal: PL 14240 LY 143 DL 334 SEC 36
Amenities:
Site influences: Private Setting
Municipal Charges: Dylkding: 0.00 Water: 0.00 Garbage: 0.00 Sewer: 0,00 Other: 0.60
Features Inch: Clothas Washer[Dryer
Hoor Tyoa Dimanstons ~ Floor Tyoe Dimenisions Floor Tyoe Dimensions
MalnF.  Uving Room 154 X 21’0 Pelow Recrestion Room 120 X 26'0 X
Main F. Dining 186 X 150 fRelow Sedroom 15'C X 150 X
Main F. Kitchen 17'¢ X 13'6  Below’ Kitchen 10'5 X 110 X
Main F.  Family Room 150 X 120 X X
Mala F. ity 8% X 17'g X X
Main F Master Bedroom  13'0 X 150 X X
Main F. Bedroom: 12'¢ X 100 X X
Main F. Bedroom 6 X 120 X X
Below Entrance Hall i5'5 X 12'0 X
Below  Living Room i4'0 X 110 X
Floor Area {SgFt): Sathreoms:
Maln: Flpor Area; 1,890 Totat # Rooms: 23 1 3 Pleze; Ensuite: ¥
Finished Foor Up: 1] # Kichens: 2 2 4 Plece; Ensulte: N
Finished Floor Down; 1,510 Finished tevals: 2 3 4 Piece; Ensulte: N
Finished Figor Bsmt: ] CrawdfBsmt Hedghi: 4 4 Piece; Ensufie: N
Tetal Finlshest Figor: 3,400 Basement Area: None 5
6
Unfinished Floor: [+] Suite: 7
Grand Tota! Floor Area: 3,400 B
Usting Broker 1: REGENT PARK REALTY INC. 604-732-8322 Appointments:  Phone LR, First
Listing Sales Rep 11 PANNY L YIP wondlinki@ielus.net 604-549-3838 For Appts Cal:  649-3838
tisting Safes Rep(sh Agpointment Ph:  648-3838
ijsting Broker Z: Greupancy: Vacant
Sellimg Broker(s):  LEGEND REAL ESTATE GROUP LTD,
Selling Safes Rep(s): R, PATRICK GOLDNEY
Owner; B.HUNDAL
Commission: 3.255-100/1.1625
Raaltor Remarks:
Best area in Van East, close to Fraserview Golf Coursa, schanl, bus and Chamsplal n Mall. The heuse have hesn completely renovated and the
rouf have been done rec ently. This is a must see. All meas approx, varify by bsyer.,

RED Full Realtor

The enclosed inforration whiie deemed to be corract, is not guarantsed,

PREC* indicates Personal Real Estate Comporation,

05-Sep-14

httne/[imlclinlk milvehanee ram/S 17 08 387465 /Qcarch DrintPravieun T o aon

1:45 PM

Page 1 of 1
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Appendix 3 (¢}
Tax Report - 7788 SPARBROOK Crescent

Record Updated - 06/30/2014
Jurisdiction 200-VANCOUVER - CITY OF Roll Number 025308818680000 Property ID 007-885-881
Property Addr 7788 SPARBROOK CR
Municipality VA-CITY OF VANCOUVER Bozrd Coda V
Neighborhood  025-FRASERVIEW
Area VVE-Vancouver East
Sub Area VWECH-Champiain Heights Maore PID's
Gross Taxes 4$5577.04 {2014) Water Conn

Tax Amount Updated - 06/30/14

Owner Name & Malling Address Information

Owmner(s) T Name & Address
* NOT AVAILABLE =%

¥ NOT AVAILABLE **

7788 SPARBROOK CRES
VANCOLVER BC

V55 3K3

Legal Information

Block Dist Lot Secton

334
PL VAP14240 LT 143 DL 334 LD 36

Land Dist
36

Plan # Lot
VAP14240 143

Legal Description

Land & Building Information

Width Depth Lot Size
Land Use Achual Use
BCA Description 1 ST SFD AFTER 1930 SEMICUSTOM Zowing

BCAA Data Updated - 05/04/14

Totad Value Information

Actual Totals Municipal Taxable Totais Schoo! Taxable Totals
Land $990,060 Gross Land $950,000 Gross Land $990,000
Improvement $172,000  Gross Improve $172,000 Gross Improve $172,000
Exempt Land Exerpt Land
Exempt Improve Exempt Improve
Actuzl Totaé $1,162,000  Mumnicipal Total $1,162,000 School Total 41,162,000
Sale History Information
Date Price Bocument # Type of Sales Transaction
08/24/2004 $623,000 BW390785 IMPRV SINGLE PROP CASH TRANSAC
08/30/2003 $470,000 BV359765 IMPRV SINGLE PROP CASH TRANSAC
02/26/2003 $466,5060 BVES640 IMPRY SINGLE PROP CASH TRANSAC
Tax Detail View The enclosed information while deemed to be correct is not quaranteed. 08/26/14 6120 PM

Owner(s) 2 Name & Address

Township Range Meridian

6728 SQUARE FEET
SIN FAM DWLL. BSEMNT SUITE
RS-1 ONE FAMILY DWELLING

htten Hemlolinl mlvahanma ram /8 173 A8 I8TFAL IQanrrh MDetntDoor st et Tl aom

Page lof 1
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Appendix3(d) -« — — . 710 1

" adE&%s CITY OF VANCOUVER CERTIFICATE OF INSPECTION
ST L ances ano tospecions pepariment FOR GROW OPERATIONS
B Propertylse Branch (Property Use) CI N¢ 1737
L . !
Propertysddress: 7 758, [ JA ] Prpece bate: e /] [oF
Speciffcs: i ~ & o .Storeys;_ / 4
Approved Use; / @ ) Zone: /ZJ "'"[ | Presarit Use:
NameiAddreés‘Froperty'oivner_lﬁgenf: . {/ﬁ:j 3;'; 4583

BY-LAWS DEFICIENCIES TO BE IED BEFORE OCCUPANCY 1S PERMITTED

QAL

Overgrowth O~ Lo TTINET 7D 2 Ftre THErer)

+ A/ 720 rear (eot

AT e _ (M S et v [t 1

Interior ——/lé'/%éé/ TS T ) Lprtet) ey
oo iy

1

/

T SR T Rnd  fpome ﬁ‘/W&zﬁ(m'z .

apmen ydaw ¢
%f’ cDotezi st .

s

|other (o LT plor] Doeim)  Comddends 7o
Gt e SN PHeril T ot 1077 D e s

ST RELLAT
Froporty“Usa Inspris DIsk ey

=)

(2

Permits Required:  OJ Develapment Gﬂ Secondary Suite €3 Other Bistrict Inspector
Route Te: O File }{Bﬂg} ﬂmin- E Other Supervisar 4&9 ¢ ) 5 7 3 "'/_’
~ - AL

L8] 29t{p2t 45) West 12th Avenite Yanepuver BE VEY. 1V = 604,873 7601 Faxr 573.7100 wenw, ity vancauver et
DOMING 2003008115 45,167

e ey
.
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CITY OF VANCOUVER CERTIFICATE OF INSPECTION
Hicences and fypecsions Deparment FOR GROW OPERATIONS
plumbling anid Gas Branch (Pl&]mbing]@as) Ci Ne 1587
Property Address: ] P == DAL T oolclfaivee Ade LIo=
Specifics: Storeys: :
Approved Use: Present Use:
Name/Address Proparty Owner/Agent: i Ay @%

?‘&P Vatve v

Vacuum Rellef /

Dealns/Vents . i "[b (‘W e
 Fixtures o

Aot i) _—+ CAY oFE,

Gas Piping e T :

Comb/Vent Alr T B e A MET .

Afr Test v IRSEC O eI

Appliances el ePaD rSeE N e

in 5afé Condition Neter Locked Off Y@ 0 Power Disconnected Y @A D Bullding Vacant YOO

‘C:l Repa!r Chlmney and, ﬂuz E‘Eﬁnud Contractor to ctem and Service Furnacelaoﬂzr
T3 5uppty Passive Combustion Alr to Centrat Heating Appliance Oreirs T ast Certificate Required
{&FSeismicaliy Restrain Water Heater 3 Plpe Water Heater T&P Reliel Valve Draip to a S5fé Location

installs At ADTTEZS THEFCASIIC ISP In Accordance With  Plumbing By-law  (3-Ga¥ Code

N E S -G wpen INR—"1366 3
Permits Req'd: (I Plumbing m&'ﬁ £7 SPR [ Other District inspector Z CQJ.JJ [J-CI:C .

Route To: L3 File O Bylaw Admin (3 Other Supervisor

L&t 280 (02) 453 West 12 Avénue Vancouver BC VSY 194 w $04,673.7601 Fax: B13.7100  www.Sity,vencouver.be.ca
YOO0H0BHE 1546114,

Appendix 3 (e} )




Appendix 3 (f)

i
- .

§ Clty of Vencouver

CERTIFICATE OF
ELECTRICAL INSPECTION 0521

PUHSUANT TO THE CITY-OF VANCOUVER ELECTRICAL BY-LAW-AND THE ELECYT RIGAL SAFETY ACT, ‘FHE ELEGTRECAL WIRING
i THESE PREMISES HAS BEEN INSPECTED AS NOTED)| EREUNDER:

ELECTRICAL CONTRACTOR | DWNER ADDRESS
\m / SPECIFIGS
TYPE OF INSPECTION Rian.Dodds

DORW. CIGF DISERVICE CI18LAB, EIGNOp uomsa__m INSPECTOR:

FT,EM' p"j AGO | REJ _ . / PM
1. #ﬂ'}ﬁ m v ] w A Ph ‘:[ OFFICE ROURS: . - ‘
2 | DISTRIBUTION / EL ROOM / PNL BOARD / SUBSERVIOE | pong ¢ (604)873-7601 Fax: (604) 871-6367
3. | GROUNDING ~d :
T Toononi NC | erecTor
5. | BRANGH! APPL, CGTS, | ~f—{ EM y | N
8. | TRANSFORMER KVA CAPCTRKVAR 13, | PERMITPEBREE= 4o A [N
7. | 'MOTOR GGTS / GENERATOR ' .| 16 | Aumoreaion Form retD/ FosTED
8. | HEATING CCTS. 16, | WIRING OK TO COVER. ’
9. | FIXTURES & FITTINGS o4 | 18 | OKTO ENERGIZE o
10, | LIFE BAFETY SYSTEMS o | 17 | CONDUIT/ RACEWAYS - ACCEPTED
1. | SEGURITY WIFING 1 EXTHA LOW VOLTAGE | | 18 |eLpemmit/cLeaREDROROCE, | N~
12, | OTHER (SEE REMARKS) L 18 | FINAL AGCEPTED [

Yy i oD
THE FOLLOWING DEFICIENCIES SHALL BE REchHED BEFORE: ‘ ] !
AND MUST BE LEFT AGG&’S'&B!JE FOF HEIHSREO‘TTDN‘ FLEASE CALL BT TGU‘I. $73.7602 OF; BT3-7050 (24 hour Iine) WHEN THE WORK IS REABY FOR
BHMSPEGT!ON AND THE APPUCABLE FEE HAS BEEHN PAID.

OTHER INSPECTOR'S PRESENT:
ITEM¥ DEFIG#ENCiES | RERARKS _ CODE/ REG. #

IWH’TE WJ’ 7@9‘%: wﬁnacopv SRS
elemMm% W”-‘s Z _

Supenisor

DO NOT REMOVE OR DESTROY THIS CERTIFICATE PaL Z70(01)

| DOMINO. 200370815 15:46:14



[ Appendix 3 (g)
g PaLdSA MiMaS
!
PERMITS & LICENSES DEPARTMENT
INSPECTION REPORT
Property
Address,  ©
Nama:and Ad&re_ss
of Propérty:Owner/Agent

57 Ot (A P te e ot

z,/aw;g) mﬁﬁz ODKT %@P L-\zw, Jm

Report Made /5 ) i/ 3

All additional pages must-be stapled to first page.

 comdLaiaRmismyplations to be made on first page only.

lﬁspe‘ctor‘s Name :® Signsiture




Appendix 3 (h}) 010 5

B idj CITY OF VANCOUVER

Y 14 T
TEL : BOA-G73-7601 FAX ; 604737100 2 ?

DATE t88UED PERMT TYRE PERMIT NUMEER o
NOVEMBER 13, 2003 BUILDING PERMIT ® | BU 427106
N . T L N h — & 1" o o
LOT 143 PLAN 14240 DL 334 _| 7788 SPARBROOK CRESCENT
BRETECT VALUE BUATE RN ™

NOV 13, 2003 I.R.LTER L 56,000 . 8113, 000 l 2 ] NO
[ TERPORARY BULLING DATES T {SUBTYFE
APPOGANY CONTALTS AT

PROPERTY OWNER CONTRACTOR

BHAJAN SiNG HUNDEL CONTRACTOR IS COWNER

PO BOX 600486 FRASER ST CONTRACTOR REQUIRED TO HAVE

VALID BUSINESS LICENSE

VANCOUVER ~ BC VSW 4B5 |VANCOUVER BC

TEL 604-835;;452 BUSLICENSE TEL BUSAEZICEHSE TEL BM@SE

FAX CERTIFICATE FAX LERTIFICATE FAX CERTFICATE

THIS BUILDING PERMIT, WHICH INCLUDES THE PLANS MARKED AS FORMING PART OF THIS PERMIT, i$ FOR THE FOLLOWING ONLY:

COORDINATED ENFORCEMENT and interior and exterior alterations to repair this
existing one family dwelling as per special inspecticn IA 405083 and Certificate of

Inspection dated Aug 85-03

1} A 2062 Vancouver Business License mugt be obtained prior to the rental of this

approved one family dwelling
2} Permit includes enclosure of attached 22'x26’' carport to convert to garage to

provide 2 parking spaces having wvehicular access from the rear lane.

OK to accept over the counter as per L Clarke, Nov 13-03

R T P KUY K O S i T D LT PR X

ANE I3 SUBJECT TO THE FOLLOWING CORDITIONS AND NOTES:

560 Thig permit is issued without the benefit of a full plan check, on the comdition that the work will meet the approwsl of
the District Building Imspector, DO NOT START WORK UNTIL SUCH APPROVAL 1S GRANTED. Contact the Inspections Branch at
E04-873-7601 for inspection.

586 One set of approved up-to-date drawings being available for viewing at the jobsite.

521 all work to the satisfaction of the Distriet Building Inspector.

PERMETTED USE SPRCIFICS/LOCATION AREA ($¥) OCC | PERMITTED UBE SPECIFICS/LOCATION RRER {87) acC
D36 ONE.FAM DRELLING . c
TTEM SPRCIFICS/REFERENCE OTY/AMT TTEM SPECIFICE/REPERENCE QTY/ R
LOT TYPE INSIDE/LANE PROCRSSED THROUGH IQ CTR  -07C
LOT WIDTH IRREG ZONE RE-1
LOT DEPTH IEREG HPD EXEMPTIONS ALT/REPAIR-RES BLD
RELATED PERMITS: _TR4GS083 GROW-OF 7788 SPARBROOK CRESCENT
PEFMITS REQUIRED IN BADDITioN TU THIS PRRMIT INCLUDE t  ELECTRICAL
GAS FITTING
OCCUBANCY
APPROVALS REQUIRED BEPORE PERMIT IS COMPLEYED INCLUDE : BIS0 GROW-OF BLDG INSP  STEWART COWDELL 604-873-7591
BIl4 BUILDING INSPECTN  DAVID O/HALLORAN 604-873-78i2

PROCESSED BY: PCL REVIEW BY V JEON

ADDITIONAL NOTES:
800 Applicant is to contact Stewart Cowdell at 604 873-75%1 between §:30-9:15 am to arrange for an inspection prior to

conmmencing work.

Ag OWNER OR OWNERS’ AGENT, I HAVE VERIFIED THAT TEZ INFORMATION CONTAINED WITHIN THIS DOCUMENT AND ASSOCIATED DOCUMENTS
AND PLANS IS CORRECT, AND DESCRIBES A USE, A BULLDING OR A WORK WHICH COMPLIES WITE ALL RELEVANT BY-LAWS AND $TATUTES.
I ACKNOWLEDGE THAT RESPONSIBILITY FOR BY-LAW COMPLIANCE RESTS WITH THE OWNER AND THE OWNER'S EMEPLOYEES, AGENTS AND
CONTRACTORS. I WILL INDEMWIFY AND SAVE EARMLESS THE CITY OF VANCOUVER, ITS OFFICTALS, EMPLOYEES AND AGENTS AGAINST ALL
CLRIME, LIABILITIES AWD EXPENSES OF EVERY KIND, IN RESPECT OF BNYTHING DONE OR NOT DONE PURSUANT TO THIS APPLICATION OR
FACT SHEET OR ENSUING PERMIT, INCLUDING REGLYIGENCE AND/OR THE FAILURE TO OBSERVE ALL BY-LAWS, ACTS OR KEGULATIONS.

B e ' ' amﬁm FEE - .;mum
gstm BUILDTHG FEE 82.60 SIGNED BY BHAJAN SINCG HUNDEL
&

BATE SEE APPLICATION

ISSUED BY vV JEON
FOR THE CITY BUILDING INSPECTOR

INVOICE ; 344438 TOTAL 552,80
2003/11/13 15:17:35 APPLICANT COPY




Perniission

The oteupancy approved under this permission refers only fo the correstion of deficiencles outfined in the City
of Yancouver Letter dated:

BULDING PERMIT BU427166
SPECIAL INSPECTION IB4 05083

et eped

Froperty Address of Building 7788 SPARBROOX CRESCENT

Specifics of Property Address|  BE-CCCURPANCY PERMYT

Legal Description LOT 143 PLAN 14240 DL 334

APBROVED FOR RE-OCCURANCY AS A:

FPEEMIESIONR T Qe RE -~-QCCUERY FPEREIT

ONE (L) FRMILY DWELLING

IV IR R AT

E

M

RE-QCCUPANCY OF THIS EXISTING 5

This Permit is issued pursuant 1o the authority contained in the Vancouver Buillding By-law.

JARUARY 02, 2004 , \\
Daie CTY BUH DING INSPECTOR  per 3 ] -
T N e Nt Tt

CENGE) St
BAPORTANT MNOTICE

fity of complying with the Zoning and Development By-daw or any oiber periinam By-law, Acts or Hegulzilons, This Permit is not 2
epreseniation o warranty thal the By-laws of the Cily of Yancouver or offier enzctimenis have been complied with, since resource at the cliy only permit
rarndom raview and inspactions. The Clly of Yanoouver will geoep! no responsibiity or fegal labllity should any person sufler loss, infury or damage as &

Ty
Srer s,

HE= s

Any new censtruction or & changs of uss raguires a new Ccaupancy Permil In addition, the issuing of (his Permil shall not reltieve the awner or aocupler i
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Surrey, Feetwood Tynehead
15791 B4TH AV, V4N QWS

MLS# F1226014

Residential Detached

Sold

List Price: $424,900 Sold Price  $413,500 Days on Midz 36
Lt Date: 18-0cr-12 Sold Date:  23-Nov-12 Expiry Date: 31-Mar-13
Complax/Subdiv
Previous Price:  $439,850 Frantage: 7s.00ft pp: 008-235-937
Qrigisal Price:  $439,850 Frontage Metrit. Approx YT Bit: 1961

leas Type: Feet Bedrooms: 4 Age at List Date: 53
DepthySize: L04(E) Bathronms: 2 Type: House/Single Family
Lot Area SaFt: 7,820 Fusli Baths: 2 Zoning: RF
Rear Yard bp: Half Baths: [ Taxes: , $2,253 (212)
Flood Piain: 1f New GST/HST Inch: Tax Inct Utllities: Yes
View:

! N
Serv Connmected: Electricity, Natural Gas, Sanltery Sewer, Storm Sewer, Water,

Style of Home: 2 Storey Total Parking: 4 Coverert Parking:
Canstruction: Frame - Melal Parking Access: Front, Lane
Foundation: Conerete Perimetar Parking Faclliies:  Open
Exterior: Vinyl
Rainsereen: /! Plumbing: Dist tw Public Trans: Dist to Schoo! Bus:
Type of Roof: Asphalt Possession:
Renpvations: Year of Reno: Tile to Land: Freehold NonStrata
Flooring: Hard d, Visyl/Linol Seller's Inkerest: Reyistered Owner
Water Supply: City/Municipal Mortgage Info: $0
Heab/Fuei: Forced Alr
No. of Fireplaces: 1 RA Fireplaces: Froperty Disclosure: Y
Fireplace Fuel: Gas - Natural Qut Buildinas:
Qutdoor Area: Sundeck(s)
Ragistered: CSABCE: Paci Rertal:
Fixtures Leased: M
Fixdures Removed
Legal: PLPSISZ LTS ED G SEC 26 TWP 2
Amenites:
Ste Enfluences: Cantrad Location
Municipal Charges:
Features Inch:
Floor Type Dhmensions fleor Tvie Dirmensions Flor Type Dimensions
Main F Living Room i X 4 X X
Main F Bedroom i2' X v X X
Main F. Bedroom 118 X 1v* X X
Main F. Kitchen 11" X 108 X X
Main ¥, Nogk 108 X ® X 4
Below Kitchen 10'10 X 10 x X
Below Bedroom 1% X 13 X X
Befow Bedroom 14 X 13 X X
Above Lloft 20' X 1510 X
X X
Floor Area {SqFt): Bathrooms:
#ain Floor Area: R 1,000 Totat # Rosms: 9 1 4 Plege; Brsuite: N; Lavel: Main F.
#inished Floor Up: o] # Kidchens: 2 2 4 Mece; Ensulte: N; Level: Below
Finished Fioar Dowr: 1,600 Finished Levels: 2 3
Fnished Floor Bsmt: 1] Crawl/Bsmt Height: 4
Total Finlshed Floor: 2,300 Basament Area: Full 5
£
Unfinished Figor: [} Slite: Unauthorized Suite 7
Grand Tetal Foor Area: 2,300 8
Listing Broker 1: Greyfriars Reailty Int' Lid, 604-508-2606 Appointments:  Phone L.R. First
Listing Sales kep 1:  Date Barker gbbarkS3I@valumn.ca 778-668-3353 ForApptscall:  Dale Barker
Listing Sales Ren{s): (2) Jeff Stephensan Appointment Ph:  778-668-3253
iisting Broket 2: Greyfriars Realty Int' 1.4d, 604-596~2606  Orrupancy: Cwner
Seling Broker(s):  Greyiriars Realty Int't itd., (1) Greyfriars Realty int'l Lid.
Sefing Sales Rep(s): Dule Barker, {2) Gloria McGalfiard
Crwner: Hanh Thi Hoang
Comimission: 5-2,53% 15T 100K/1.15% BAL
Resltor Ramarks:  Property contains accommaodation whick is not authorized. Buyer to verify alt arments if b d imporiant. Large iot,
Iarge frantage with rear lane access in area of newer homes. Tenants grow-op discovered and reported Feb 2010 totally
remediated March 2018,
LARGE 7800 5q. R&. lot with 75' of frontage, access from front and rear lane with bexwtiful tees an the front of the proparty. Solld 2 bdme up full
basement home with kitch, jarge nook, gas /p, in living room, fuil beth on main. Bsmt has separabe entrance 2 bdvms, bath , Buy, Hive and
build out or mvenue app. In an area of newer homes and could be a great property for a new 3 level. Vendor will Jook at offers,

RED Fuil Reattor

The enclosed information while deemed to be comet, is nat guarantesd.

PREC* indicates Personal Rea! Estate Corporation.

22-Aug-14

hitne/imlclink mivehanoe rom/s 17 01 38AT5/Qearch/PrintPraview Do aon

8:56 AM

Page 1 of 1.
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Appendix 4 {b)
Surrey, Fieetwond Tynehead MLS# F2B06877 Residential Detached
15704 84TH AV, V4N OW5S Sold
Ligt Price: $438,000 Soid Price  $421,000 Days on Mkt 27
izt Dave: 16-Mar-08 Sold Date:  06-Apr-D8 Expiry Date:  14-Jun-08
Complex/Subdiv
Previcus Price: Frontage: PID: 008-235-937
Original Price:  $439,000 Frontage Mefric approx Ye Bt goog
’;::;J;m Feet Beglmm; '; Age at List Date: 999
ize: Bathrooms: ] House/Single Fam
S Lot Area SoFe 7,850 Full Baths: 2 gﬁf}lg; RES fSingl iy
Rear Yard Exp: Half Baths: 4 TEXES! $1,958 (2007)
Fiood Platn: P T New GST/HST Inch Tax Inci Utitties: No
2| View:
3| Serv Connected: Communlly, Katuval Gas,
Styte of Home: Total Parking: Covered Paridng: 5
Construckion: Parking Access: Frong, Rear
Foundation; Parking Fatiliies:  Cpen
Exterior: Vinyl, Weod, Brick
Ralnscreen: R/ Plumbing: Dist to Public Trans: Dist to Schoot Bus:
Type of Roof: asphalt Possassion:
Renavations: Year of Renn: Title to tand: Frechold NonStrata
Flooring: Seller's Interest: Registered Owrer
Water Supgiy: City /Municipat Morigage info: $0
HealfFuel: Forced Ali, Naturs! Gas
No. of Fireplaces: 1 R/l Fireplaces: Property Disciosure: ¥
Fireplace Fuek Electric . Out Buiidings:
Qutdoar Area: Patia{s) & Deck(s), Sundeck{s}
Registered: CSABCE Pad Rental:
Fixtures Leased: N
Fixtures Removed N
Lesgal: PL 75147 LT 5 LD 36 SEC 26 TWP 2
Amerties; In Sufte Laundry
Site Influsnces:
Municipal Charges:
Features Inck: Clothes Washer/Dryer/Fridge/Stove/DW
Floor Tvpe Dimensions Foor Type Dimensions Floor Type Dimensions
MainF.  Living Room 18'6 X 14 X X
Main F. Hitchen 11’ X 10'8 X } 4
Main F. Dining 108 X & X X
Main F. Redmom 8 X iy’ X -
Main F. Bedroom 1 x 1’ X X
Above Loft 15 X 20 X X
Below #itchen 1010 X 10'8 X X
Belorw Bedroom 184 X W X X
Balow Bedroom i X A3 X
Balow tility 0 X & X
Eloor Area (SaFt): Bathrosms!
Mair Fleor Aress 1,060 Total # Rooms: 106 1 4 Plece; Ensuite: N; Level: Main F.
Finished Flogr Ug: 300 # Kitchens: 2 2 4 Piece; Ensufte: N; Level: Below
Finished Floor Dovau 1,000 Finished Levats: 3 3
Finshed Faor Bsmit: 0 Crawi/Bsmt Height: 4
Total Rnished Floor: 2,300 Basement Area: Fully Finished 5
&
Urfinished Floor: [ Suiter Unauthorized Suite 7
Grand Totsl Floor Area: 2,300 2
gisting Broker 1z Sutton Grp-West Coast Realty 504-815-0800 Appointments:  Phone LR, First
Listing Sales Rep 1;  Yang-Sook Shin yshin®sulion.com 778-829-0204  For Appis Call: Vang Shin
Listing Sales Rep{s): Appoingment P F7B-829-D204
Listing Broker 2: Oooupancy; Cwmer
Selling Broker{s): Sutton Gro-West Coast Realty
Selling Sales Hep(s): Yanp-Sook Shin
Owner; Sgo Hyun Won
Comamission: §-3.22% 15T 100K/ 1.165% BAL
Realtor Remarks.  Property contains accommedation which is not authorized.
Very nice solid 2 suites house in the heart of the Flectwood, The completely remoadeied intesior along with sotkd hardweod floor and solid
structure are featured. Separate basement sufte with separate entrance. And big lot is warth inw

232 PM

RED Fuil Reatbor
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fhe enclesed Information while deemed to be correct, is not guaranteed.
PREC* indlicates Personal Real Estate Corporation.
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Appendix 4 {c] .
0109
Tax Report - 15701 84TH Avenue
Record Updated - 07/30/2014
Jurisdiction 326-SURREY - CITY OF Roll Bumber 6264040046 Property IP 008-235-537
Property Addr 15701 84TH AV
Municipality SU-CITY OF SURREY Board Code F
Neighborhood 046-FLEETWOOD
Area F30-Surrey
Sub Area F34-Fleetwood Tynehead More PID's
Gross Taxes $2595.71 {2014} Water Conn

Tax Amount Updated - 67/28/14

Owner{s) 1 Name & Address

Owner Name 8 Mailing Address Information
Oumer(s) 2 Name & Address

** NOT AVAILARLE ** ** NOT AVAILABLE
** NOT AVAILABLE **
8009 162A 5T 8009 162A ST
SURREY BC SURREY BC
V4N (118 V4l 038

Legai Information
Plan # Lot Block Dist Lot Land Dist Section
75147 5 36 26

Legak Description

PL75147 LT 5 LD 36 SEC 26 TWP 2

Land & Building Information

Width Depth Lot Size
Land iise Actusal Use
BCA Description 1.5 ST SFD AFTER 1930 STANDARD Zoning

BCAA Dates Updated - 05/04/14

Actuat Yotals
Land
Iimprovement

$445,000
$2,800

Actual Total $448,800

Date

0173172013
(5/28/2008
02/21/2007

Tax Detait View

tittens M lolinlr smivalhnmoe anma /8 1Y NS 28 TAS Qanval MuintBrovriac T ila aoem

Total Value Information

Municipal Taxable Totals
Gross Lang

Gross Improve

Exempt Land

Exempt Improve

$446,000
$2,800

Municipal Votal $448,800

Sale History Information

Price Document #
$413,500 CAZ977762
$421,000 BB66890%
$364,000 BB3652i6

The enclosed information while deemad to be correct is not guaranteed,

*%

Township Range Meridian
2
7829 SQUARE FEET

SIN FAM DWIL BSEMNT SUITE
SINGLE FAMILY RESIDENTIAL ZONE

Schoo! Taxable Tokals

Gross Land $446,000
Gross Improve $2,800
Exempt Land

Exempt Improve

School Total $448,800

Type of Sales Transaction

IMPRV SINGLE PROP CASH TRANSAC
IMPRV SINGLE PROP CASH TRANSAC
IMPRV SINGLE PROP CASH TRANSAC

08/26/14 6:25 PM

QML A



Metric:

Time Calculation:
Data from:
Locations:

Filters

VIWVLB - Lions Bay:

MLSA® HP Price
Monthly
10/23/2014
VWVLB - Lions Bay

Detached (Ali)

Date VWVLB - Lions Bay
Jan-05 717900
Feb-05 719300
Mar-05 721500
Apr-05 723600

May-05 728600
Jun-05 734400
Jul-05 745200
Aug-05 755900
Sep-05 766700
Oct-05 769600
Nov-05 771700
Dec-05] 774600]
Jan-06 787500
Feb-06 801100
Mar-06 814800
Apr-06 827000
May-06 839200
Jun-06 851400
Jul-06 857100
Aug-06 862900
Sep-06 868600
Oct-06 865000
Nov-06 860700
Dec-06 857100
Jan-07 867200
Feb-07 878000
Mar-07 888700
Apr-07 903100
May-07 918200
Jun-07 933200
Jul-07 936800
Aug-G7 940400
Sep-07 943300
Oct-07 947600
Nov-07 951200
Dec-07 955500
Jan-08 968400
Feh-08 982800
Mar-08 995700

Appendix 4 {d}

Date
Apr-08
May-08
Jun-08
Jul-08
Aug-08
Sep-0B
Oct-08
Nov-08
Dec-08
Jan-09
Feb-09
Mar-89
Apr-09
May-09
un-09
Jul-09
Aug-09
Sep-09
Oct-09
Nov-09
Dec-09
Jan-10
Feb-10
Mar-10
Apr-10
May-10
Jun-10
Jui-10
Aug-10
Sep-10
Oct-10
Nov-10
Dec-10
Jan-11
Feb-11
Mar-11
Apr-11
May-11
Jun-11

- Lions Bay
1006500
1016500
10628700
1008600

992100
973400
949000
925300
503800
888700
875100
860700
843500
826300
807600
822700
840600
855000
864300
873700
883000
544700
926800
944700
246900
951200
953300
849700
948300
959100
944000
943300
208100
9204500
879400
878700
922500
954800

Date - Lions Bay

Jul-11
Aug-11
Sep-11
Oct-11
Nov-11
Dec-11

Jan-12
Feb-12
Mar-12
Apr-12

May-12
Jup-12

Jul-12
Aug-12
Sep-12
Oct-12
Nov-12
Dec-12

Jan-13
Feb-13
Mar-13
Apr-13
May-13
Jun-13

Jul-13
Aug-13
Sep-13
Oct-13
Nov-13
Dec-13

Jan-14
Feb-14
Mar-14
Apr-14
May-14

jun-14

Jul-14
Aug-14
Sep-14

1010800
1015100
995000
990000
1007900
1012200
989200
990000
1025800
1033700
1014400
1007200
999300
1007200
1012900
1000700
955800
951300
954800
947600
931800
933200
933200
934000
941100
943300
887300
912400
234000
927500
932500
289400
916700
364800
956200
971300
959100
960500
958800
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N. Delta, Nords! MLS# F1016598 Residential Detached
7303 YORK CR, V4C 414 Sold
List Price; $5659,000 Sold Price  $555.000 Days on Mkt 63
iist Dabe: 07-Jun-10 Sold Date: 14-hug-1D Expiry Date:  30-Nov-10
k| Complex/Subdiv
Previous Price: Frontage: 5610 R pip: 0n7-354-54%
Original Price: $559,000 Frontage Metric Approx Yr B 1971
MeasTvpe:  Feet Badmoms: & Age at List Date: 39
DeptySize: 180 Bathrooms: 3 Typer House/Single Family
Lot Area SgFt: 9,925 Full Baths: 3 Toning: RE2
Rear Yard Bp: Haif Baths; o Taes: £3,320 (2010)
Ftoad Plain: Ne If New GST/HST ind: Tax Inct Litlities; No
View: N
Serv Conhected: Electricity, Natursl Gas, Water,
Style of Home: BSasement Entry Total Parking: 4§ Coverad Paring: 2
Construction: Frame - Wood Parking Accass: Front
Fourdation: Concrete Perimeber Paridng Fadllities; Grge/Double Tandem
Bderior: Mixed
Rainscreen: R/ Flumbing: Dist to Public Trans: Dist i School Bus:
TFype bf Roof: Asphalt Possession:
Renoyations: Year of Renot Title to Land: Frechoid HorStrata
Flooring: Wail/Wallf Mixed Selier's Tnterest: Registered Ownar
Water Supply: City/Municipal Mortgage Info: $0
Hea®/ Fush: Forced Air, Natural Gas
Ne. of Fireplaces: 3 R/I Firepiaces: Praperty Disdosure: N - Upan acceptance
Fireplaca Fuel: Gas - Natural Out Bulidings:
Dutdnar Area: Fenced Yard, Sundeck(s)
Registerad: CSABCE: Pad Rentat:
Fixtures teased: N
Fixtures Removed N
Legal: PL 36556 LD 36 133 SEC 23 TWPF 4 Pl 36555,
Amenities:
Site Infiuences: Centrat Location, Private Setting, Private Yard, Recreotion Nearby, Shopping Rearby
Municipat Charges:
Festures Ind: Clothes WasherfDryer/ Fridgef Stove/ DW
Floor Type Dimensions Foor Tyvpe Dimenisions Floor Type Dimensions
Main F, Living Room 28'6 X 11'6 Bszlow Bedroom 18" X 106 X
Main F. Kitclten i X ¥ Below Bedroom 12" X 06 X
Main F, Dining i0'E ¥ 10 Below Bedroom ir* X 106 X
MainF.  Famlly Room 246 X 22  Below Laundry 11" X & b 4
MainF. Master Bedroom 159 X 120 PBelow Storage 12 X 8 X
Main F. Bedroom 13' X 10'3 X X
Main F. Bedrnsom 106 X W X X
Below Living Room 18' X 11’ X X
Befoww Kitchen i4's X i X
Below Family Room 18 X 149 X
Floor Area [SaFt): Sathrooms:
Hain Floor Area: 1,948 Total # Kooms: 15 1 4 Plece; Ensuite: N; Level: Main F.
Finishad Floor Up: o & Kitchens: 2z 2 4 Piece; Ensuite: M; Leved: Main F.
Firished Roor Down: 1,500 Finighed Levels: 2 3 4 Plece; Ensuitey Ny Level: Below
Finished Floor Bsmt: o Crawil/Bsmi Helght: 4
Yotal Fnished Foor: 3,848 Basament Area: Full 5
&
unfinished Flaar: [+] Suiter Unauthorized Suite 7
Grand Total Floor Area: 3,848 -3
Listing Broker 1; Sutton Grp West Coast (Vand9) 604-257-8888 Appointments:  Phone L.R. First
Listing Sales Rep 11 Kenny V. Wong kwong@sution.com 604-818-3328 For Appts Call.  Kemny Y. Wong
Listing Sales Rep(s): Appointment Ph:  604-818-3328
Listing Broker 2: Cezupancy: Yacant
Selling Broker{s): Sutton Group - Seafalr Realty
Sefling Sales Rep(s}: Willlam Dunlop
Owner: Jun Hap & Shirdey Choy Sim Feng
Lommission: §-3,22% 15T 100K/ 1.15% BAL
Reaftor Remarks:  Property contains accommodation which is nat autherized. 5 yeirs age there was a small grow-op in ane of the bedrosms in
the basement.
Remadeled hume with all permits. Festures includes kandwouod Rooring, crown moldings, bullt in vacuem, pond, sundeck overlooldng revine
and huge backyard with sprinkier system. 3 hedroom legsf Gasement sulte with separate entrance mortgzae helper.

RED Full Realtor The enclosed information while deemed te be comed, is Rot guaranteed. 29-Aug-14 310 PM
PREC* indicates Personal Real Estate Corporation.

httn:/fmilslink mixchanee com/S 172 05 33765/Search/PrintPraview Mo asn R/129/7014
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Appendix 5 (b}
N. Delta, Norde! MLS# F1409497 Residential Detsched
7303 YORK CR, vAC 4L4 Active
Lisg Price: $629,850 Days o Mid: 127
List Date: 15-Apr-14 Expiry Date:  31-Dec-14
Complex/Subdiv ROYAL YORK
Previous Price:  $635,000 Frontage: 5510/ pin: BO7-354-541
Original Price:  $649,000 Frontage Metric Approx Ye Bt 1973
MeasType:  Feet Bedrooms: & Age Bt List Date: 43
Depth/Size: 180 Bathrooms: 3 Type: House/Single Famity
Lot Area Soft: 9,925 Full Baths: 3 Zoning: sE
Rear Yard B N Half gaths: o Tanes: $3,260 (2013)
Floed Plain: No If New GST/HST Incl: Tax Ina Utilities: No
View:
Serv Connected: Blectricity, Natural Gas, Sanitary Sewer, Storm Sewer, Watar,
Styte of Home: Soiit Entry Totat Parking: 4 Coverad Parking: %
Construction: Frame - Wood Parking Access: Front
Foundation: Cancrete Pevimeter Parking Faclities:  Garage; Single
Exterios Stane, Wood
Raingcreen; R/X Flumbing: Dist o Public Trans: Dist to Scheol Bus:
Type of Roof: Asphait Possession:
Renovations: Year of Reno: Title to Land: Freehald NonStrata
Floosing: Laminabe, Tile, Wall/Wall/ Mived Seller's Interest: Registered Gwner
Water Supply: Clty/ Municipal Mortgage Info; $0
Heat/Fuel: Forced Alr, Natural Gas
No. of Fireplaces: 3 R/ Fireplacss: @ Property Disclosure: ¥
Firepiace Fuel: Gas - Natural, Wood Out Buildings:
QOutdoor Area: Balcony(s); Patio{s) or Deck(s), Patio{s)
Registerad: CSABCE: Pad Rentat:
Fbiwes teased: R
Fodtures Removed N
Legal: PEL 36556 LT 133 LD 3G SECII TWP 4
Armenittes:
Site Influences:  Greenbelt, Private Yard, Recreation Nearby, Shopping Nearby, Treed
Municipat Charges:
Features Il Clothes Washer/Dryer/Fridge/Stove/DW, Drapes/Window Covesings
Floor Type Dimensions Roor Type Dimensions Floor Type Dimensiaons
MainF.  Living Room 18'56 X 11'6  Below Bedroom 19" ¥ 105 X
MainF.  Kiixhen 149 X 127  Below Bedroom 12 X ws X
Main F. Diining 06 ¥ 10 Below Bedroom 12 ¥ 06 i’
Main F. Family Rocorm 24'6 ¥ 22" Balow Laundry f1' ¥ & X
Main F.  Master Bedroom 159 X 129 Below Sorage 12 X & X
Main F.  Bedroom 13 X 16 X X
Main F. Sedroom %' X 14 X X
Below Living Room 8 X 1w’ X X
Below Kitchen 14 X 14 X
Balow Living Room 18" X 14'9 X
Floor Area (SaFt): Bathmoms:
Main Floor Area: 1,948 Total # Rooms: i5 1 3 Piece; Ensulte: ¥; Level: Main F.
Finished Floor Up: a # Kibchens: 2 2 4 Pione; Ensuite: N; Level: Main F.
Finished Floor Down: 1,900 Fitished Lavels: 2 3 3 Piece; Ensuite: ¥; Level: Below
Firished Flosr Bsmt: [ CrawlfBsmt Height: 4
Total finished Floor: 3,838 Basement Area: Mone 5
&
Unfinished Floor: 0 Suike: tinauthorized Suite 7
Grand Total Flcor Area: 3,848 8
Listing Broker 1: Sreyfriars Realty Lid, 604-534-5070  Appointments:  Touchbase
Listing SalesRep 1  Dale Barker dhbark33@yahoo.ca 778-668-3153 ForAppis Calt: DALE
Listing Salas Rep{s): Appointment Pl 778-658-3283
Listing Broker 27 Qarupancy: Gumer
Salfing Brokar(s):
Selling Sales Repfs):
owner: L. Cordoba & D. Salt & R. Salt & M. Sait
Commissicn: 5-3.22% 15T i00K/1.15% BAL
Realtor Remarks:  Property el dation which i not authorized. Use Touchbase, In 2005 small grow op deciared by prev.owner, No
trace found. Remediated and Inspected by Mun. of Delta in Ock.2, 2005
Unlgue property a must see. This magnificent family hosmie sits on 2 huge private lot backing on td greenspace. Cver 3800 sq,f of linary living.
Upstairs has & huge family room, dining room and Hving room centered around the ldtchen which has granite counters, natural oak cupboards
and a slate Boar. The master befroom with ensulte, opens on to a large daeck. Fisaring s 8 mitare of resl hardwood and carpets. Fulty finished
basement, w 2 bd and separatn entrence. Dovwnstalrs can easity convert to accomodate & farge family. The Deck and hot water ank ware
replaced in 2013 with all the other upgrades done in 2012 A must seat

RED Full Realtor

The enciosed information while deemad te be correct, is not gusranteed. 1:01 PM

PREC* Indicates Personai Real Estate Corporation.

20-Aig-14
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Appendix 5 {c)
N. Defta, Nordet MLES# F2401581 Residential Detached
7303 YORK CR, V4C 414 Sold
List Prive: $4§28,000 Sold Price  $423,000 Days on Mkt: &5
. List Date: 18-Jan-04 Sold Date:  23-Mar-04 Expiry Date:  0%-Apr-N4
Mo Photo Avaliable Foa—r——.
Pravious Price:r  $442,800 Frontage: 8661 7 ppp 007-354-541
Original Price:  $442,800 Frantage Metric Approx Yr Bl ge71
eas Type: Fesot Bedmooms: 5 Age at List Date: 33
DepthySize: IBB.GIXE26) Bathroomns: 4 Type: Heusa/Single Family
Lot Ares Soft: 9,925 Full Baths: 4 Zoring: RS3
Rear Yard Bxp: Half Baths: Taxes: $2,339 (2003)
Froed Plain: No If New GST/HST Ingl: Tax Ind Utilities:
View:
Sety Conmeceed:
Stvle of Home: Basement Eatry Totat Parking: Covered Parding:
Censtruction Parking Access:
Foundation: Concrate Perimeter Parking Facilities:  Garage; Single
Exterior:
Rainscresn: R/ Plumbing: Dist to Public Trans: Dist to Schoo! Bus:
Type of Roof’ Agphalt Possession: TBA
Renovetions: Comgplctely Year of Rena: Title to Land: Freehold NanStata
Fooring: Seller's interest: Registared Owner
Water Supply. City/Municipal Mortgage Info: $0
Heat/Fuel Natural Gas
No. of Fireplaces: 3 R/ Fireplaces: Praperty Disclosure: Y
Fireplace Fuet. Waod, Gas - Natural Out, Brildings:
CQutrdoor Area Patlafs) & Deck(s)
Registered: CSABCE: Pad Rental:
Fixtures Leased.
Fatires Removed
Lepah: LT.£33 SEC.23 TWP.4 PL.36556 LD.36
Amenlties;
Site Influences: Private Setting, Cul-de-Sac, Central Location
Municipal Charges: Dylidng: 0.00 Water: 0.00 Garbage: 0.00 Sewey: 0,00 Othes: 0.00
Features ind:
Floar Type Dimensians Floor Type Dimensions Hoor Type Dinensions
Main F.  Living Room w X 8 Below Bedraom FL U A X
Main F. Dining 05 X 10 Below Bedraom 19'8 X 98 X
Main F. Kitchen 12° X 14’8 Below Kitchen 178 X 145 X
Main £, Family Room: 24'6 X 22'¢ Beliow Bedrpom &8 X 103 x
Main F.  Master Bedroom  1S'B X 12'8  PBefow Living Reom i X @ X
Maln F.  Bedroom 02 2 13 X X
Main F. Bedroom g7 X 98 X X
Bedoww Kitchen 1 X 1o X X
Below Living Room 11'6 X 18% -4
Below Eating Area 76 X & X
Floor Area {SqFt): Bathrooms:
#ain Floor Area: 1,948 Total # Rooms: 14 1 3 Plece; Ensuite: ¥
Finished Foor Up: <4 # Kitchens: 3 2 4 Pisce
Finished Floor Bown: o Finished Levels: 2 3 4Plece
Finished Floor Bsmi: 1,914 Crawi/8smt Height: 4 4 Plece
Total Firishied Fogr: 3,862 Sasement Area: s
3
Unfinished Floor: 1] Suiba: 7
Grand Total Floor Area: 3,862 8
Listing Broker 1; Homelife Benchmark Titus Rity 604-597-7292 Appointments:  Phone L.R. First
Listing Sales Rep 1:  Green, Bremda mis@fvreb.be.ca 604-571-5689  For Appts Call:
Listing Sales Rep(s): {2) Terry, Michael Appeintment Ph:  604-897-7292
Listing Broker 21 Homelife Benchmark Rity (Del) 604-597-7292  Occupancy: Owner
Selling Broker(s): Sutton Group - Langara Realty
Salling Sales Rep(s): Luk, Barry
Owner: Lingham, John & Munlamma
Comenission: $-3.22-100/1.5
Realtor Remarks:
WOW! Totzlly remod. 3/4° hardwood, crown moulding, B/I vae, and sarinkier, fish pond, 2 suites potential Incoma $1350/mo. Painted Inside &
out. Backing onte privabe ravire. Garage could fit 2 cars tandem.

RED Full Realtor

The enciosed information while dasmed to be cotract, is not guaranteed,
PREC* indicates Perspnal Rea) Estate Corporation.

httn-//mickink milvoahanos cAam /S 17 AR IR8T7A8 /Qearch MrintDraviaaTila aom

29-Aug-i14  3:00 PM
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Tax Rei:aart - 7303 YORK Crescent
Record Updated - 07/30/2014

Jurisdiction 306-DELTA - CORPORATION OF Rolli Number D158312000 Property ID 007-354-541
Property Addr 7303 YORK CR

Municipality DE-CORPORATION OF DELTA  Board Code F

Neighborhood  020-BURNSVIEW

Area F10-N. Deita
Sub Area F12-Nordet More PID's
Gross Taxes $3170.65 {2014) Water Conn

Tax Amount Updated - 66/30/14

Cuner Kame 2 Mailing Address Information

Owner{s) 1 Name & Address Owner(s) 2 Name & Address
** NOT AVAILABLE *¥ *% NOT AVAILABLE **

* NOT AVAILABLE ** ** NOT AVAILABLE **

7303 YORK CRES 302-1460 MARTIN ST

DELTA BC WHITE ROCK BC

vaC 414 V4B 3W7

1egal Information

Plan # Lot Biock Pist Lot Land Dist Section Township Range Meridian
36556 133 36 23 4

Legal Description  PL 36556 LT 133 10 36 SEC 23 TWP 4

Land & Building Information

Width Depth Lot Size 9925 SQUARE FEET
Land Use Actual Use  SIN FAM DWLL BSEMNT SUITE
BCA Description 1 57 SFD AFTER 1960 MODERN STD Zoning R53 SINGLE FAMILY (0.40 HA) RE

BCAA Data Updated - 07/29/14

Total Vaiue Information

Actual Totals Municipal Taxable Totals Schoot Taxable Totals
Land $450,000  Gross Land $450,000 Gross Land $450,000
Improvement $94,100  Gross Improve $94,100 Gross Improve $94,100
Exempt Land Exempt Land
Exempt Emprove Exempt Improve
Actual Total $544,160  Municipal Total $544,100 School Total $544,100

Saie History Information

Date Price Document # Type of Sales Transaction

09/01/2010 $555,000 CAL718013 IMPRY SINGLE PROP CASH TRANSAC
06/02/2004 $422,500 BW237297 IMPRV SINGLE PROP CASH TRANSAC
09/21/1998 $204,000 BM253673 IMPRV SINGLE PROP CASH TRANSAC

Tax Detail View The enciosed information while deemed to be correct is not guaranteed. 08/29/i4 3:07 PM

bt Jlelink milvchance eom/8 17 08 18785 /S parch/PrintPraviewTi o nen : ROG/HMA
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Appendix & (e}

Deli’a

COMMUNITY PLANNING & DEVELOPMENT DEPARTMENT

July 26, 2006 File #C5000061
REGISTERED MAIL

Dear SirfMadam:

Re: Delta Controlled Substance Property Bylaw No. 6200, 2004
Located Af 7303 York Cres, Deita BC

A recent inspection of the above referenced property indicated that you are in violation of
the Delta Controlled Substance Property Bylaw No. 8200, 2004. The property can no
longer be occupied. You are hereby notified to remedy any hazardous or potentially
hazardous situation, or any condition that is not in compliance with the Bylaw within twenty-
one (21) days from the date of this letter or such greater period as the Inspector may
consider necessary. You will be required to do the following in order to restore your
premises and.obtain approval for occupancy once again:

Building Deficiencies:

Door at rear of dwelling into rear yard to be replaced.

Drywall in walls and ceilings downstairs to be replaced.

Vent dryer duct to outside.

Wired-in smoke detector required downstairs.

Door-closer to be installed at door between garage and dwelling.
Building permit required for carport conversion to garage.
Building permit required for ali repairs.

Plumbing Deficiencies:

Plumbing permit required for bathrooms in basement.
Licenced plumber required to obfain permits and meet code requirement.

Bylaw Deficiencies:

No Bylaw deficiencies noted at this time.
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7303 York Crescent Page 2

Should you fail to comply with this notice within the time specified, the Municipality may:

a. By its employees or other persons, at a reasonable time and in a reasonable mannet, enter
the property and effect compliance with this Bylaw and alf other applicable regulations at
the expense of the owner or occupant who has failed to comply. Such costs shall be
recoverable by the Municipality as a debt and in the manner provided by the Community

Charter,
b. Discontinue providing a Municipal utility or other service to the property; or
¢c. Exercise both of the remedies provided for in subsections (a) and (b).

Upon receipt of this letter, you will be responsible for payment at the Delta Municipal Hall in
the amount of $525.00 for inspection(s) under Deita’s Controlled Substances bylaw, along
with any additional permit fees.

You must also provide written confirmation by a Provincially Certified Electrician (Electrical
Contractor's Authorization Form) and a Provincially Certified Gas Fitter that both the Hydro
and Gas Utilities have been restored fo your premises and are in good working order,
confirmation letters must be on the applicable company's letterhead and TQ numbers must
be quoted.

After ali required permits and repairs have been completed and following receipt of all
required documentation, Municipal Inspectors will do a follow-up inspection in order to
ascertain compliance with all Municipal Bylaws.

The property must not be occupied until all Provincial and Municipal health and safety
requirermnents have been complied with. Afler these inspections have been completed, an
Occupancy Certificate will be issued.

Your cooperation in this matter would be appreciated to avoid any further action being
taken. If you have any questions regarding the above, please contact inspection Services
at 604-945-3330.

Yours truly,

Tracie Mclean
Inspection Services

fim

ce: Delta Police

PROBO

—
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Appendix 5 {f}

654 Cathay Services Ltd @ ;- Y

7180 Cavelier Court, Richmond, B.C. V7C 418 Tel: (604) 272-2968

October 5, 2006

City of Delta

4500 Clarance Taylor Crescent,
Delta, B.C. ., 4

Canada V4K %EE

RE: 7303 York Crescent. Delta
Frbg « # C3S00D06

To whom it may concern:

CATHAY SERVICES LTD. was the contractor hired to check the gas appliances at the above
address. After cleaning the vents and servicing the gas appliances, the gas furnace, fireplace and
hot water tank are now in safe working condition.

Please feel free to call us if you have any questions.

(Gas Fitter : Tt MM":{ LIEE

T.Q. Number: __ 07 0

Signature: \ g, A
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COPY

ELECTRICAL CONTRACTOR AUTHORIZATION AND DECLARATION OF COMPLIANCE

A Installgtion (i faxing this decument, please PRINT clearly);

Permii Nurmbar

e i Limt ey 5 B

Ingtaliation name; iLocation of Work Site:
Suite ng.: Street N0l ey e - Street name: Np e - I Straet type: IMSEW,
‘ PN S Fobviy g |

City: NELTA
B. Licensed Elecirical Contracior:
Licensed Electical Contractor (ECT name (please prird): e - P e

] Sy it ¥ ot B HE [ *
License Ma.. vy Telephone: { » ¢ 1 ., - e B Fay:

% | AT R

City: “

C.  Declaration: {ic the sieclrical inspection office/and supply authority)

British Cofumbiarl

Fieid Safety Reprsseriaiive Ne. (FSRY: st FF EFSR Classaes: E
H i e
Ay A Wiy
“ =4 Rl iy F ST AT a field salety representalive for the above licensed coniractor, hereby declars thal the

slgetrical installation duthorized under tha above mentioned permil fias been instaiisd o comply with the Safety Btandards Act snd Rogulations of

Flekl Safety Representative (FSR) Signature: ‘ Date: vy
o I

;!

e

AR A . ey

[y R

£ i -

4

[T} wiork In progress L] Al work is compiei

[} weiaanon safe (B month salely chack)

VY L <) |

"] Rough witing as neted below may be covered on (date) ] |

1 Complete [T Partal {specify area):

73 UFER Ground {7 Underground

7] sb

[ Esciricat instaltation is ready or connection as noted below:

1 Mew Service ™} Temporary Construction Service

[T7 Service Repair {71 Service Change From:

Tor

Type of grounding electrode: {] Reod 71 Uler 7} Plae [ Canerdescripe:
Voltage {ine 16 ling) AMPS Phase Electric Heat
) % & @ few
7 Eleerical work completad withoul an ingisliahion permit in accordancs with the provisicns of the B Salety Standard: Act:
Description of work:
o
Py Mts oe
] Mon-Compliances of g | have been corresied.
Remarks: -_ oo ot - ;
o AN L P T T
S fo 2 O B ' - B s R N . o
i :
R ot S o
¥ <

whiie - {Top Copy) Applcable inspechon authority Green - Job ste Pink - Bupply authonty where applicable)

FRR-3205-00 {2005/02:09)

wWhite - Elecirical Contractor's

DR RN



Appendix 5 {g} 0120

THE CORPORATION OF DELTA
4500 Ciarence Taylor Crescent
Delta, BC V4K 3E2
Tel: 604-952-3071
Fax: 604-952-3039

OCCUPANCY PERMIT

ADDRESS: 7303 YORK CRES
FOLDER NO: CS000061
DATE: November 30, 2006

As authorized in SECTION 8 of the DELTA
CONTROLLED SUBSTANCE PROPERTY BYLAW
NO. 6200, 2004, the building located at

7303 YORK CRES

is hereby approved for occupancy.



Metric: MLSA® HPt Price
Time Calculation:  Monthly
Data from: 10/23/2014
Locations: F10 - N. Delta
Filters
F10 - N. Delta: Detached (A#l)
Date F10 - N. Delia
Jan-05} 342800§
Feb-05 344500
Mar-05 345800
Apr-Q5 347600
May-05 352400
Jun-05 357500
Jul-05 361000
Aug-05 364400
Sep-05 368200
Qct-05 371500
Nov-05 376400
Dec-05 380500
Jan-06 389100
Feb-06 397600
Mar-06 406600
Apr-06 414800
May-06 423000
Jun-06 431600
Jul-06 436700
Aug-06 441500
Sep-06 446700
Qct-06 445600
Nov-(6 445000
Dec-06 443900
lan-07 450800
Feb-07 457600
Mar-07 464500
Apr-07 466900
May-07 469300
Jun-07 472000
Jui-07 473700
Aug-07 475800
Sep-07 477900
Oct-07 476100
Nov-07 474400
Dec-07 472700
Jan-08 476100
Feb-08 480300
Mar-08 484000

Appendix 5 (h)
Date F10-N. Deita
Apr-08 482700
May-08 481300
Jun-08 479500
Jul-08 477900
Aug-08 476100
Sep-08 474100
Oct-08 468300
Nov-08 462400
Dec-08 457000
lan-09 449800
Feb-09 442900
Mar-09 436400
Apr-09 439800
fViay-09 443900
Jun-09 447700
Jul-09 453500
Aug-09 459700
Sep-09 465900
Oct-09 467600
Nov-09 465000
Dec-09 470700
Jan-10 478200
Feb-10 485900
fMar-10 483300
Apr-10 450500
May-10 482300
Jun-10 484000
Jul-10 486700
Aug-10{ 495300}
Sep-10 496700
Oct-10 496000
Nov-10 493300
Dec-10 485100
Jan-11 483000
Feb-11 490200
Mar-11 457700
Apr-11 507700
May-11 508000
Jun-11 510800

Date
Jul-11
Aug-11
Sep-11
Cct-11
Nov-11
Dec-11
jan-12
Feb-12
Mar-12
Apr-12
May-12
Jun-12
Jul-12
Aug-12
Sep-12
Oct-12
Nov-12
Dec-12
Jan-13
Feb-13
Mar-13
Apr-13
May-13
Jun-13
Jul-13
Aug-13
Sep-13
Oct-13
Nov-13
Dec-13
Jan-14
Feb-14
Mar-14
Apr-14
May-14
Jun-14
Jul-14
Aug-14
Sep-i14

F10 - N. Delta
516300
516300
518300
517300
516900
503600
509400
518700
518000
523500
524100
524500
527200
526200
525200
523500
519300
519300
513500
514500
519700
520700
516900
523100
528300
527900
533700
532400
537500
531000
532400
545400
550500
555000
553600
557100
554300
555700
551200

0121



Metric: Median Sales Price
Time Calculation: Monthly
Data from: 10/23/2014
Locations: F10 - N. Delta
Filters
Fi0 - N. Delta: Detached {All)
Date F10 - N, Delta
Jan-05| 3135004

All data from the BC
Northern Real Estate
Board, Chilliwack and
District Real Estate
Board, Fraser Valley
Real Estate Board,
and Real Estate Board
of Greater Vancouver
A© 2014. All rights
reserved.<br/>Data
deemed reliable but
not guaranteed.
Powered by 10K
Research and
Marketing.
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From:
Sent:
To:
Subject:

Hi Peter,

Plegse see below

Best regards,
Laurie

Laurie Dawson )
Monday, October 20, 2014 9:57 AM
Peter Whiteley

RE: Median prices N. Delta - 2004

Median Prices/Single Family Detached {RED HOUSE)/North Delta

2004
January
February
March
April
May

$287,500
$288,000
$294,000
$313,200
$332,000



All data from the BC
Northern Real Estate
Board, Chilliwack and
District Real Estale
Board, Fraser Valley
Real Estate Board,
and Real Estate Board
of Greater Yancouver
A© 2014. All rights
reserved.<br/>Daia
deemed reliabie but
not guaranteed.
Powered by 10K
Research and
Marketing.
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Department of Justice Ministore de la Justice
Canada Canada
9G0-840 Howe Street Telephone:  604-666-9663
Vancouver. British Columbia Facsimile:  604-666-2639
V67, 259 Email:  philippe.alma@justice.ge.ca

0125

This is Exhibit® B * referred to in the

May 30, 2014 4 =

affidavitof L4£ey bYRViE
By Email (larry.dybvigi@groverelliott.ca) = ¥

AFFieM e ,
m%%%%re meat Vascouelr 20
3 3

Larry Dybvig, President

Grover, Elliott & Co. Ltd.
Suite 710, 1030 West Georgia Street

Vancouver, British Columbia
V6L 2Y3
Canada

Dear Mr. Dybvig:

Re:  Allard ef al. v. Her Majesty the Queen in Right of Canada
Instruction Letter for Expert Report

Thank vou for agreeing to provide the Attorney General of Canada ("AGCT) with an expert
report in the matter of Allard et al. v. Her Majesty the Queen in Right of Canada. As discussed,
this Federal Court litigation involves a constitutional challenge to the Marifwana for Medical
Purposes Regulations {the “MMPR”).

Backeground Information

The plaintiffs in this litigation, ail of whom are medical marihuana users, are challenging the
constitutionality of the MMPR on the basis that they cause several unjustified violations of their
rights fo liberty and security of the person under the Canadian Charfer of Righis and Freedoms.

The plaintiffs’ constitutional challenge in Allard focuses on four aspects of the MMPR that differ
from the old medical marihuana regime: (1) the climination of personal cultivation of marihuana
in favour of requiring approved individuals to purchase from licensed producers; (2) the
resiriction that licensed producers may not cultivate marihuana in dwelling places or outdoor
areas; (3) the limit on possession of marihuana to either 150g or 30 times the amount prescribed
for daily consumption by the individual’s medical practitioner, whichever is less: and (4) the
failure of the MMPR 1o permit the production and possession of non-dried marihuana such as
cannabis oils, salves, tinctures and edibles.

The plaintiffs have obtained an injunction from the Court that permits them to continue personal
praduction of medical marthuana under until the constitutionality of the MMPR is decided by the

Court,

“The AGC is the defendant and it is the AGC’s position that the current medical maribuana
regime is constitutionally sound. a position that will be defended by legal counsel on behalf of
ihe AGC.




Facts and Assumptions

The facts alleged by the plaintiffs are outlined in the Amended Notice of Civil Claim which is
enclosed.

Questions for Your Expert Report

Piease address the following matters in your expert report:

1. The existing literature regarding the impact of marijuana growing operations on
residential property values.

N

The impact of marijuana growing operations on residential property values where that
property used lo be a marijuana grow operation in the Lower Mainland of British
Columbia. Discuss each of the factors that would explain this impact including, but not
limited to, bylaws, inspections, remediation, insurance, financing, and mortgages.

Format of Your Expert Report

Your report must be prepared in accordance with the Federal Courts Rules. As such, we ask that
you do the following in within the body of your report:

Set out the issues to be addressed in the report;

Describe your qualifications on the issues to be addressed;

Adttach your current curriculum vitae as a schedule to the report;

Adtach this letter of instruction as a schedule to the report;

Provide 2 summary of your opinions on the issues addressed in the report;

Sct out the reasons for each opinion that is expressed in the report;

Attach any publications or other materials specifically refied on in support of the

opinions;

8. If applicable, provide a summary of the methodology used in the report;

9. Set out any caveats or qualifications niecessary to render the report complete and accurate,
including those relating to any wsufficiency of data or research and an indication of any
matters that fall outside of your field of expertise: and.

10. Particulars of any aspect of your relationship with a party to the proceeding or the subject

matter of vour report that might affect your duty to the Court.

w3 O LA B el B e

Please number cach paragraph of your report as this will aid us in referring 10 your reporl in
Court.

" Please sign and date your report.

3

-



Duty to the Court

As an expert witness, you have a duty to the Court which is set out in the attached Code of
Conduct for Expert Witnesses. Please carefully review this Code of Conduct and, after doing so,
sign the affached Certificate and send it back 1o us.

Due Dates and Procedural Matters

We are required to file our expert reports on or before November 1, 2014. The trial has been set
for three weeks commencing February 23, 2015. You may be required to atiend the trial for
cross-examination and, if so, we will attempt to accommodate your schedule to the extent
possible.

Please keep ail correspondence pertaining to this assignment in a separate “Expert Witness
Report” folder. '

We ook forward to receiving a drafi of your report the first week of September, 2013. Please
do not begin work on your expert report until your contract is in place.

Please do not hesitate to contact me by telephone at 604-666-9665 if you require further
information or have questions regarding the foregoing.

Yours truly,

e 3 --;74

o A
g

Iy o
(AN tde
T e

Phiii})p@ Alma
Counsel

Enclosures:  Certificate for Expert Witnesses;
Code of Conduct for Expert Witnesses:
Amended Notice of Civil Claim.
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Court File No. T-2030-13
FEDERAL COURT
BETWEEN:
NEIL ALLARD

TANYA BEEMISH

DAVID HEBERT

SHAWN DAVEY

PLAINTIFFS
and

HER MAJESTY THE QUEEN IN RIGHT OF CANADA

DEFENDANT

Certificate Concerning Code of Conduct for Expert Witnesses

1, Larry Dybvig, havmg been named as an expert witness by the Defendant, Her
Majesty the Queen in Right of Canada, certify that | have read the Code of Conduct
for Expert Witnesses set out in the schedule to the Federal Courts Rules and agree to
be bound by it.

Date: } 7~ f@ ‘?20/ fl ﬂ//yl‘/l/w

Larry Dybvig

President

Grover, Elliott & Co. Lid.

Suite 710, 1030 West Georgia Street
Vancouver, British Columbia

V6E 2Y3

Canada

This is Exhibit rﬁ- > referred to inthe
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