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To: Mayor Zebian and Members of Council

Submitted by: ,_MO

7
Mark Phillips, Chief Administrative Officer
Date: September 23, 2025

Subject: Closure of the Windsor Court House — Proposal to Deem Property Surplus
and Issue Request for Proposals for Redevelopment

LEGISLATIVE AUTHORITY

Municipal Government Act (MGA) Section 50 5(b) Allows for sale of land at market value when
property is not needed, Section 51 Allows for sale of land at less than market value to non-
profit

***Note: If Market value is above $10,000 and want to sell below market value then a Public
Hearing is required.

RECOMMENDATION or DECISION REQUEST

That Council deem the property and building known as the Hants County Court House located
at 226 King Street (PID #45059987 ) as surplus and that staff be directed to prepare and issue a
Request for Proposals (RFP) for its future use, sale, or redevelopment.

BACKGROUND

Property X Public Environment [ Social 0 | Economicx | Councillor

Opinion X Activity O

The former Windsor Court House was constructed in 1950 at the corner of King and Victoria
Streets in Windsor, Nova Scotia. The building was designed to include a county jail portion, which
originally housed 17 holding cells. The structure replaced an earlier courthouse destroyed by fire
in 1946 and served the legal needs of Hants County for over 70 years.

The building is owned by the West Hants Regional Municipality (WHRM) as it was formerly owned
by the Municipality of the District of West Hants (WH) prior to the 2020 municipal consolidation.



The Department of Justice (DOJ) (Tennant) leased the building from WH and now the WHRM
(Landlord) through a current lease agreement dating back to 1995. The Landlord / Tennant
relationship has carried through to May 1, 2025 when the WHRM received notice from Deputy
Minister of Justice and Deputy Attorney General, Jennifer Glennie that court services were to be
merged with the Kentville Justice Centre, effective July 1, 2025. This letter and follow up
correspondence from the Province served as termination notice to the municipality.

The DOJ was the sole occupant of the building with WHRM utilizing ground level storage space
off Victoria Street for green cart storage. As of September 1%t The DOJ have vacated the site and
removed all contents. The WHRM have also removed the green carts now leaving the facility
empty and unoccupied.

Site Data
King Street Frontage 68ft
Victoria Street Frontage 213 ft

Gerrish Street Frontage 60 ft
Eastern Boundary 303ft
Total Area of Lot 16,100 sq.ft.

Two storey Building with full basement.

Basement Area 5,640 sq.ft
Above Grade Area 7,980 sq.ft.
Zoning Town Centre Zone (Windsor MPS / LUB)




DISCUSSION

The vacant building requires capital investment to meet the current building code due to the
“change of use” to accommodate an alternate use, including accessibility standards. Municipal
departments have toured the vacant building along with members of Council. The building is not
required for a municipal purpose, resulting in the recommendation to surplus the building and
seek interested parties that may be interested in the redevelopment of the building or the site.

A bulk asbestos and lead paint analysis was carried out in July of 2018 by WH with results reveling
negative test results for the asbestos based on ceiling tile testing and positive results for lead
paint testing in two areas tested. These results are typical for buildings of this age, and all
information will be shared through the RFP process to interested parties.

Declaring the property surplus will:
e Eliminate ongoing operational costs related to maintenance, security, and utilities
e Unlock redevelopment opportunities that align with municipal community and economic
development strategies

It is hoped that the Request for Proposal (RFP) process will generate interest from perspective
buyers, providing Council with the opportunity to evaluate a range of proposals and select the



one that offers the most beneficial future use of the site. The specific terms and conditions can
be refined and finalized through the Purchase and Sale Agreement once a successful proponent
has been selected.

With respect to leasing, it is not recommended as the preferred option. Leasing would not
achieve the highest level of financial efficiency provided as an option as it would require the
continued ownership by the municipality. Further, becoming a landlord can require additional
staff time and ongoing costs and liabilities associated with established leases as well as unknown
leasehold improvements that may need to be negotiated.

NEXT STEPS

1. Pass a motion to officially declare the building and property as surplus.
2. Prepare and issue an RFP notice: publicly advertised.

FINANCIAL IMPLICATIONS

The leasing agreement with DOJ had the annual operating costs offset by the province dollar for
dollar. Capital related expenses were cost shared with the province throughout the term of the
lease. With the DOJ vacating the building at the end of August all operating costs associated
with the building moving forward will be at the expense of the WHRM. Staff are currently
taking steps to minimize climate control costs as well as draining water from the plumbing
systems. Essentially the building is being mothballed to reduce or eliminate building related
costs.

If Council supports the recommendation, it will reduce the future operational costs within the
current and future operating budgets. It would also reduce the requirement of an Asset
Retirement Obligation, which requires $319,200 be set aside, based on current remediation
costs.  Further the building requires immediate work to ensure it meets insurance
requirements. There is also other significant work for this aging building, the municipality would
save in their five-year capital plan to ensure the building is safe for operations and accessible if it
remained operational.

An appraisal was conducted in 2021 as part of the municipality’s ongoing review of municipally
owned buildings. The appraisal states the following values which can be referenced in the
attachment, “Valuation Report 226 King Street, Windsor, NS, March 12t 2021”.

Sale Value (highest and best use): Four Hundred Sixty Thousand Dollars ($460,000)
Rent or Lease Value: $55,170 per annum
ALTERNATIVES

1. Council may elect to retain the property.



2. Council may elect to retain the property and lease the space at market value to a 3rd party.

3. Council may elect to retain the property and lease the space below market value to a not-for-
profit or charitable organization.

4. Council may elect to donate the property to a not-for-profit or charitable organization.

ATTACHMENTS

e Letter from Jennifer Glennie, Deputy Minister of Justice and Deputy Attorney General ,
May 1, 2025
e Building / Site Appraisal — March 12, 2021

CHIEF ADMINISTRATIVE OFFICER REVIEW

Council has been provided with a reference taken from the Meeting and Committee Procedural
Policy , Appendix C “Decision Making by Council and Committee of the Whole” as a reminder of
the principles highlighted for good decision making.

Goal: Balanced Unbalanced Heavily Weighted

Decision Making
)
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Report Prepared by:

Deanna Snair, Municipal Clerk

Report Reviewed by:

Carlee Rochon, Director of Finance
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NOVA SCOTIA PO Box 7 Phone: (902) 424-4826
1690 Hollis Street E-mail: Jennifer.Glennie@novascotia.ca

Department of Justice Halifax, NS B3J 1T0

Jennifer Glennie, K.C.
Deputy Minister of Justice and Deputy Attorney General

May 1, 2025

Via Email to: mphillips@westhants.ca

Mark Phillips, Chief Administrative Officer
Municipality of the District of West Hants
76 Morison Drive

Windsor, NS BON 2T0

Dear Mr. Phillips,

| am writing in follow up to your conversation with my colleague James Leiper, Executive Director of
Court Services, to confirm that the Nova Scotia Department of Justice has made the decision to close the
Windsor Satellite Court and merge court operations with the Kentville Justice Centre by July 1, 2025.

On behalf of the Department of Justice | would like to express our sincere gratitude to the Municipality
of the District of West Hants for your longstanding partnership and support. The Windsor court has
played an important role in the administration of justice in the region, and this would not have been
possible without the dedication and collaboration of the municipality.

The Department of Public Works will be in contact regarding the current lease arrangement in the
coming weeks.

We extend our very best wishes to you and your team as you continue to serve your community.

Sincerely,
G—
Jennifer Glennie, K.C.
Deputy Minister of Justice and Deputy Attorney General

Cc:  Jennifer Eddy, Manager, Infrastructure, Leasing and Property Management
Nova Scotia Department of Public Works

James Leiper, Executive Director, Court Services
Nova Scotia Department of Justice
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VALUATION REPORT
(Summary Report)

VALUATION OF
PID #45059987
HANTS COUNTY COURT HOUSE
226 KING STREET

WINDSOR
NOVA SCOTIA

OWNED BY

MUNICIPALITY OF THE COUNTY OF WEST HANTS

PREPARED FOR

WINDSOR/WEST HANTS REGIONAL MUNICIPALITY

AS OF

12™ MARCH 2021

BY

RICHARD J. ESCOTT

TURNER DRAKE & PARTNERS LTD.
HALIFAX - NOVA SCOTIA

TURNER DIACE & PARTNERD LiD.
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Regulated by RICS

Our Ref: 2114914:NB/RE
30 April 2021

Mr. Mark Phillips

Chief Administration Officer

Windsor/West Hants Regional Municipality
PO Box 3000

76 Morrison Street

Windsor NS BON 1TO

Dear Mr. Phillips:

Re: PID #45059987, Hants County Court House, 226 King Street, Windsor,
Nova Scotia

In accordance with your request of the 6 January 2021, we have completed a
valuation of the above property on the basis of its Market Value (Highest & Best
Use) and Market Rent. (Net Absolute).

This report is intended only to be used for Lease and Sale purposes and for no
other purpose; and only by Windsor/West Hants Regional Municipality our client
for this assignment. Use of the report for other purposes or by other parties may
invalidate the conclusions. The RICS Valuation Standards require that we prepare
a new report if the client, intended user, date, or purpose of the assignment, is
changed.

Type of Property

The property comprises the County Court House and is held as an operational
asset.

Scope of Work

(i) Property identification — we took as our source the legal description from
the deed conveying the property to the present owner together with a
survey plan as well as the Provincial on-line mapping service. We utilised
the foregoing, aerial satellite imagery to identify the property boundaries
during our on-site inspection.

(ii) Property inspection — we undertook a detailed inspection of the property
including the interior and exterior of the building that has a material impact
on the property value. Our findings are described in the body of this report.

i e 2
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(i) Data research — we obtained the assessment, zoning, planning and other pertinent data from the
appropriate sources. Some sales information is available from government sources and was
utilised for this assignment. However it was incomplete and rudimentary and required processing
by our CompuVal® Information Platform to render it usable. Further sales information was
compiled from vendors, purchasers, brokers, appraisers, Multiple Listing Services® and other
sources we deemed reliable. It was analysed and utilised to compute the Land and Building Value
using the Direct Comparison Approach, and the rents and capitalisation rates for the Income
Approach. Income and expense data was obtaine from comparable properties and industry
benchmarks.

(iv) Analyses applied — there are three methods traditionally used to arrive at the value of real estate:
the Direct Comparison, Cost and Income Approaches. We utilised the Direct Comparison and
Income Approaches since this was necessary to properly value the property.

The following Executive Summary provides an overview of our findings and describes the extent of our
investigations and document research.

Quality Standards

Turner Drake’s quality assurance system, which covers the conduct of all of our operations, is registered
to the ISO 9001:2015 standard. This assignment has been conducted in accordance with our quality
assurance system, the Code of Professional Ethics and the Royal Institution of Chartered Surveyors’
Valuation Standards [2017 Edition] (RICS Red Book), the International Valuation Standards (IVS), the
Uniform Standards of Professional Appraisal Practice (USPAP), '[Appraisal Report] and the Canadian
Uniform Standards of Professional Appraisal Practice.

Observed Condition of Building

Whilst our inspection of the property should not be construed as a structural survey, and we did not

undertake any tests of the heating, plumbing, electrical, airconditioning or other systems we found no major

defects other than normal wear and tear consistent with the property’s age and use. However the interior

finishes are generally dated and some areas are disused (ie: several vaults, former jail).

Building Measurement

We did measure the Gross Floor Areas of the building.

Environmental

(a) Hazardous materials or environmental concerns - none were observed or brought to our
attention during our inspection of the property. However buildings of this age and occupancy often
contain potential hazardous materials or have been exposed to environmental contamination. We

have identified possible contaminants in the Environmental Contamination section of this report.

We noted the presence of storage tanks on the property. We have not been able to confirm that
they meet Provincial Government environmental regulations.

The property has been valued on the assumption that it is environmentally “clean”.

Contains all of the information significant to the solution of the appraisal problem.

TURNER DIACE & PA3ITNERD LTD.
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(b) Climate change concerns — climate change resulting from global warming exposes property to
the increased risk of flooding from pluvial (rain), fluvial (watercourses) and coastal (storm surge)
sources. Most municipal infrastructure for water dispersal was not designed to accommodate the
heavier rainfalls that are a consequence of a warming climate. Former and current National Building
Codes do not contemplate the present regime of climate change which is resulting in higher winds,
temperatures and rainfall. Excessive rainfall has a concomitant, adverse, impact on the ability of
watercourses to function without overflowing their banks. Excess precipitation, coupled with a storm
surge, conspire to elevate the danger of flooding for coastal property since both are the outcome
of a hurricane. Where they exist, flood plain maps are often outdated or inaccurate.

Since no Climate Risk and Vulnerability Assessment Report was available to us for the property,
we restricted our investigation to our on-site inspection, enquires of the present owner or occupier,
flood plain maps, and our general knowledge of the property and the neighbourhood. We did not
observe any immediate risks from flooding, nor were any brought to our attention.

Zoning

We have reviewed the uses permitted under the current Zoning By-Law. The current use of the property is
permitted. More complete details are included in the Zoning section of this report.

Since it is outside the mandate of this assignment we have not verified that the building meets all of the site
specific requirements of the current Zoning By-Law such as set back and building envelope constraints.

Income Data and Expense Data

We relied upon on the operating history of the subject, data on file on comparable properties, and industry
benchmarks.

Investment Assumptions

We have utilised a 10 year investment horizon Overall Capitalisation model employing the Ellwood
Mortgage Equity Technique. Our investment assumptions are described in the Income Approach section
of this report. The Overall Capitalisation Rate has been validated by reference to a sales analysis of
investment type properties.

Sales & Marketing History

To the best of our knowledge the property has not been actively marketed for sale during the past three
years and no offers to purchase have been received.

Most Probable Purchaser

In our experience the most probable purchaser for this property would be a partial owner-occupier, a local
investor or developer.

Covid-19 Considerations

As of the date of this report Canada and the Global Community is experiencing unprecedented measures
undertaken by various levels of government to curtail health related impacts of the Covid-19 Pandemic.
The duration of this event is not known. While there is potential for negative impact with respect to micro
and macro-economic sectors, as well as upon various real estate markets, it is not possible to predict such
impact at present, or the impact of current and future government countermeasures. There is some risk
that the Covid-19 Pandemic increases the likelihood of a global recession, however without knowledge of
further anticipated government countermeasures at the national and global levels it is not possible to predict
any impact at this point in time. Accordingly, this point-in-time valuation assumes the continuation of current
market conditions, and that current longer-term market conditions remain unchanged.

TURNER DRACE € PAITNERD L.
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Market Value

In our opinion, the Market Value of the Fee Simple Interest in the subject property, premised on the basis
that it will be utilised for its Highest and Best Use with vacant possession as of the 12" March 2021, subject
to the Limiting Conditions and Assumptions contained herein and a Reasonable Exposure Time of 6 to 18
months, is the sum of $460,000.

FOUR HUNDRED SIXTYTHOUSAND DOLLARS
Market Rent

As requested, we have also considered the Market Rent for the Subject Property. Our analysis and
conclusion are detailed in the Income Approach section of our report. In our opinion the Market Rent of the
subject property, on a net absolute to landlord basis (i.e. assuming that the lessee pays for the property
taxes and all operating expenses other than structural repairs and management) and includes the use of
the basement space, for a typical term of 5 years. We would expect that the market rent for the subject
would reflect age, dated finishes and lack of handicap access. Having regard to the attributes of the subject
property and the foregoing, we have estimated the market rent for the ground floor (3,990 ft.2 GFA) at
$6.00/ft.2 and the second floor (3,990 ft.2 GFA) at $5.00/ft.2. We have estimated the Market Rent for
basement space (5,650 ft.?) at $2.00/ft.% reflecting its condition and limited utility for alternative uses. The
total estimated Market Rent equates to $55,170 per annum.

In our opinion the Market Rent of the subject property of the 12" March 2021, subject to the Limiting
Conditions and Assumptions contained herein and a Reasonable Exposure Time of 6-18 months, is the
sum of $55,170 per annum. (i.e. $7.00/ft.2 of GFA).

Yours truly,

TURNER DRAKE & PARTNERS LTD.

RICHARD J. ESCOTT
Senior Manager
Valuation Division

tUINER DIACE &€ PAITNERD L.
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Page ix
LIMITING CONDITIONS AND ASSUMPTIONS

No responsibility is assumed for matters of a legal nature, nor do we render any opinion as to the
title which is assumed to be good. Unless otherwise noted in this report, existing mortgages, liens,
encumbrances and special assessments, if any, have been disregarded and the property has been
valued as though free and clear.

We have not undertaken a survey of the property, and no responsibility can be accepted for the
accuracy of the Site Plan and sketches. They are only included to assist the reader in better
visualising the property.

Market conditions can, and do, change rapidly because of economic, social and political reasons.
The market value expressed in this report pertains only to the date of the valuation. It must not be
relied on to estimate the market value as of any other date. HST, GST and other tax or expenses
due on acquisition or disposition, have not been deducted from, or added to the market value. If
the market value is based upon the prospect of future growth in rental and/or capital values, the
reader is cautioned that these projections may not occur and values can fall as well as rise.

It is assumed that there are no hidden or non-apparent conditions of the property, subsoil or
structures that would render it more or less valuable. No responsibility is assumed for such
conditions or for engineering studies that might be required to discover these factors.

The distribution of value between the land and buildings applies only to the property as utilised at
the date of valuation and is invalid if the valuation is used for any other purpose.

This report must be used in its entirety since parts taken out of context may be misleading. The
report, or any parts thereof, may not be used for any purpose other than that for which it was
undertaken and is furnished for the exclusive use of the client. All liability to any party other
than the client is hereby denied.

Information in this report furnished by others is believed to be reliable, although no responsibility is
assumed for its accuracy.

Turner Drake & Partners Ltd. retain the copyright to this report. Reproduction in whole or
in part, or any reference thereto, or to the valuation figures contained therein, or to the name
and professional affiliation of the author of the report, is prohibited without their written
permission and is a contravention of the Copyright Act. The report may be subject to
Extraordinary Assumptions and/or Hypothetical Conditions: reference to the report in any
published document without an adequate contemporaneous reference to these
Extraordinary Assumptions or Hypothetical Conditions would be misleading and is
prohibited.

Unless otherwise noted in this report, the existence of hazardous substances, including without
limitation asbestos, polychlorinated biphenyls, petroleum leakage, agricultural chemicals, radon
gas, urea-formaldehyde foam insulation, or other potentially hazardous substances, which may or
may not be present on the property, or molds, mildews and other environmental conditions, were
not called to our attention nor did we become aware of them during our inspection. We are not
qualified to detect such substances or conditions and the client is urged to retain an expert in this
field, if desired. The presence of such hazardous substances or environmental conditions on, or
in the proximity to the property, may affect the value of the property. Whilst we have valued the
property on the assumption that it does not, and never has, contained such hazardous substances
or environmental conditions, and is not in such proximity to another contaminated property as to
cause a loss in value to the property the subject of this report, we do not warrant that this is the
case and accept no liability in this regard.

TU3NER DIACE & PARNERD LLD.
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Unless otherwise expressly stated in this report, it has been assumed that all oil or other storage
tanks, whether above or below ground, are in good condition, free of leaks and other defects, have
been registered with the Department of the Environment, are legally permissible and meet all
environmental standards. We have not undertaken any investigation, do not warrant that this is
the case and accept no liability in this regard.

Climate change, particularly global warming, is a continuous process which increasingly impacts
real estate, often in an adverse manner. It can significantly increase the risk of flooding from pluvial
(rainfall), fluvial (watercourses) and coastal (storm surge) sources. If a Climate Risk and
Vulnerability Assessment was not made available to us for the property we have undertaken a very
preliminary investigation of the flooding risk for the purpose of this report. However such
investigation is not tendered as a substitute for a detailed Climate Risk and Vulnerability
Assessment Report and any party relying on this report is encouraged to undertake their own
investigations. Climate change risk is not yet fully “priced” into sales transactions and our estimate
of Market Value reflects it only to the degree that it is recognised by the market.

We have not inspected woodwork or other parts of the structure which are covered, unexposed or
inaccessible and we are therefore unable to report that such parts of the property are free of rot,
beetle or other defects.

This valuation is based on the assumption that there is an adequate supply of potable water to the
property at all times. We have not undertaken any tests ourselves and make no warranty therewith.

This valuation is based on the assumption that there is a fully functioning sewage disposal system.
We have not undertaken any tests ourselves and make no warranty therewith.

As of the date of this report Canada and the Global Community is experiencing unprecedented
measures undertaken by various levels of government to curtail health related impacts of the Covid-
19 Pandemic. The duration of this event is not known. While there is potential for negative impact
with respect to micro and macro-economic sectors, as well as upon various real estate markets, it
is not possible to predict such impact at present, or the impact of current and future government
countermeasures. There is some risk that the Covid-19 Pandemic increases the likelihood of a
global recession, however without knowledge of further anticipated government countermeasures
at the national and global levels it is not possible to predict any impact at this point in time.
Accordingly, this point-in-time valuation assumes the continuation of current market conditions, and
that current longer-term market conditions remain unchanged.

TURNER DIACE & PARTRERD LTD.
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PURPOSE OF VALUATION

The purpose of this valuation is to estimate the Market Value (Highest & Best Use Use) and Market
Rent of the subject property.

INTENDED USE

This report is intended only to be used for Lease and Sale purposes. The report is not intended to
be utilised for any other purpose.

In view of the purpose and intended use of the valuation, this report conforms to the Royal Institution
of Chartered Surveyors’ Valuation Standards [2017 Edition] (RICS Red Book), the International
Valuation Standards (IVS), the Uniform Standards of Professional Appraisal Practice (USPAP)
’[Appraisal Report], and the Canadian Uniform Standards of Professional Appraisal Practice
(CUSPAP).

INTENDED USERS

This report is intended for use only by Windsor/West Hants Regional Municipality our client for this
assignment. This report is not intended to be utilised by any other party.

PROPERTY RIGHTS VALUED
Fee Simple
DEFINITION OF VALUE

Market Value is defined in CUSPAP as:

"the most probable price which a property should bring in a competitive and open market
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 is the consummation of a sale as of a specified date and the passing of title from
seller to buyer whereby:

) buyer and seller are typically motivated,;

(2) both parties are well informed or well advised, and acting in what they consider
their best interests;

(3) a reasonable time is allowed for exposure in the open market;

4) payment is made in terms of cash in Canadian dollars or in terms of financial
arrangements comparable thereto; and

(5) 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."

Market Value is premised on the basis that the Subject Property will be utilised to its
Highest and Best Use.

2 Contains all of the information significant to the solution of the appraisal problem.

TURNER DIACE & PARTNERD LID.
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LOCATION MAP
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Market Rent is defined as:

“the estimated amount for which a property, or space within a property, should lease on
the date of valuation between a willing lessor and a willing lessee on a net absolute to
landlord basis (i.e. assuming that the lessee pays for the property taxes and all operating
expenses other than structural repairs for a typical term of 5 years in an arm’s-length
transaction, after proper marketing wherein the parties had each acted knowledgeably,
prudently and without compulsion.”

EXPOSURE TIME
A Reasonable Exposure Time is defined as:

"the estimated length of time the property would have been exposed on the open market
prior to the effective date of the valuation in order to achieve a sale or lease at Market
Value or Rent. Implicit in this definition are the following characteristics:

) The property would have been actively exposed and aggressively marketed to
potential purchasers and tenants through marketing channels commonly used by
buyers and sellers or tenants and landlords of similar type properties.

(2) The property would have been offered at a price reflecting the most probable mark-
up over market value or rent used by sellers and landlords of similar type
properties.

(3) A sale or lease would have consummated under terms and conditions of the
definition of market value or rent as outlined in this report."

EFFECTIVE DATE OF VALUATION

The effective date of valuation is the 12" March 2021.

DATE OF INSPECTION

The property was inspected on the 12" March 2021.

TIMEFRAME

This is a Current Value Opinion.

IDENTIFICATION OF PROPERTY

The property is located on the west side of King Street and is identified on the Location Map on
the opposite page.

AREA DATA

The Subject Property is located in the Town of Windsor in Hants County, Nova Scotia

TURNER DIACE & PARTNERD LTD.
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The population of Nova Scotia is 960,593 (2019 estimate), while the Hants County region supports
an estimated population of 42,564. This represents a population decrease of 0.59 % over the five
year period 2014-2019, in contrast to the trend of overall 1.89% provincial population increase
during the same period.

The population in the Hants County region is aging: the median age in 2019 is 45.7, up from 43.8
in 2014, above the median provincial age of 44.8 years. The dominant age group in the region,
defined as the five-year age bracket with the largest percentage of the population, is 55-59 years,
also in line with the dominant provincial age group. The Age Dependency ratio, which measures
the ratio of dependents (people younger than 15 or older than 64) to the working age population
(15 to 64), in the Hants County region is 0.55, above the provincial ratio of 0.53. The average
household income (2019) in the Hants County region is $85,594: slightly above that of Nova Scotia
as a whole ($84,593).

The county’s economic base is primarily supported by the agricultural, forestry, light
manufacturing, tourism and hospitality sectors. The county is also home to commuters working in
HRM. Economic activity as evidenced by new construction appears to be steady, particularly in
East Hants. The principal town in West Hants is Windsor which represents the local commercial
centre for the area. The town has lost some of its commercial importance to metropolitan HRM
over the years. However, the current Hwy 101 twinning represents a major construction project in
the locality which will should attract more development to the area

In general, the area can best be described as gradually improving in terms of its economic outlook.
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NEIGHBOURHOOD DATA

The neighbourhood represents the periphery of the downtown centre of Windsor bordered on the
north by Highway 101, the south by Victoria Street, the east by King Street and the west by the
Avon River. Water and Gerrish Streets are the primary commercial streets in the neighbourhood.
The remainder of the neighbourhood is mixed use in nature. In terms of its life cycle, it is fairly
static. Whilst there is little vacant land available, there is low pressure on land values

tlRNER DIAKE € PARTNERD L.
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SITE PLAN

SCALE: 1648 |
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SITE DATA

The subject property is located at the corner of King and Victoria Streets and extends to Gerrish
Street. The land is shown edged red on the Site Plan (opposite page). It is irregular in shape and
has the following dimensions:

King Street Frontage 68 ft.
Victoria Street Frontage 213 ft
Gerrish Street Frontage 60 ft.
Eastern Boundary 303 ft.
Area 16,100 ft.2

The site comprises a downward sloping topography from the King Street frontage to Gerrish Street
with an elevation differential of approximately 30 ft.

Reference

We have taken as our source, the legal description from the deed conveying the property to the
present owner as well a survey plan and property data from the Nova Scotia online property
database. The dimensions have been plotted onto a Provincial Map, Scale 1:648, prepared from
aerial photographs.

Site Improvements

The site is improved with an asphalt paving, a concrete retaining wall and some chain link fencing.
Services Available to the Site

Main sewer, water, and electrical services are available to the site.

Building Description

Court House Building

Architectural Style - Traditional.

# Storeys - Two storey with a full basement extension
(former jail) with a partial storage garage under.

Basement Area - 5,640 ft2
Above Grade Area - 7,980 ft.2
Year Built - 1949/50.

Brief Specifications

Exterior:
Foundation - Poured concrete.
Walls - Brick veneer over concrete block.
Frame - Reinforced concrete. Some steel.

TURNER DRACE € PARTNERD LT,
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Roof

Insulation - Walls
- Roof
Loading Docks
Observed Condition:
Exterior Structure
Window System
Roof
Fuel Storage
Age
Type & Containment
Paintwork
Interior Condition
Electrical
Service Entrance
HVAC
Paintwork
Interior:
Basement

Floor

Walls (finish)

Ceilings (finish)

Clear Height
Basement (Former Jail Cells)
Floor

Walls (finish)

Originally flat. Covered with wood frame hip roof
with asphalt shingles; date U/K. Basement
extension: Flat with Tar and gravel finish.

None.

Fibreglass batts and rigid.

None.

Average.

Original single glazed; Poor to fair.
Average.

2 x 200 gal.
Installed 2008.
Fibreglass. None.
Average.

Dated. Poor to fair.
Fair.

Updated.

Fair to average.

Fair to average.

Sheet vinyl; vinyl tiles, some carpeting,
unfinished carpet.

Painted plaster, gyproc and concrete.

Painted plaster, gyproc and open to ceiling
structure.

* Oft.

Painted concrete.

Painted concrete.

TURNER DRACE & PARLNERD LLD.



Ceilings (finish)
Clear Height
Ground Floor
Floor

Walls (finish)
Ceilings (finish)
Clear Height
Second Floor
Floor

Walls (finish)

Ceilings (finish)

Clear Height
Plumbing

Fixtures and Location

Equipment

Heating

Type of Furnace

Type of Radiation
Supplementary Heating
Airconditioning

Type of Airconditioner

Type of Radiation

Supplementary Ventilation

Page 9
Painted concrete.

9ft

Linoleum, carpeting, painted concrete.
Painted gyproc and concrete.
Painted concrete and gyproc

9 ft.

Vinyl sheet and tiles, carpet.
Painted gyproc and concrete

Painted gyproc. Suspended T-bar with acoustic
tile.

t9Oft

Basement:

- 2 x 3 piece washrooms

- 1 x 6 piece washroom(disused)
Ground floor:

- 1 x 2 piece washroom.

- 1 x 3 piece washroom.

Second floor:
- 4 x 2 piece washrooms

Electric water heater.

2 x Weil-Mclain oil fired hot water boilers.
Hot water radiators.

None.

Roof top HVAC unit for court room and judge’s
office only.

Forced air ceiling diffusers.

Some thru air conditioning units.

TURNER DIACE & PAITNER) LTD.
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Energy Management System

Central Control - No.

Type of Equipment Controlled - None.

Electrical

Service Entrance - 400 amp 3 phase, 208 volts.

Fixtures - Mainly fluorescent; some incandescent.
Sprinkler System

Type - None.

Fire Protection

Sensors - Yes.
Central Station Monitor - No
Elevators - None.
Computer

Network Cable - Yes.

Security System

Internal - Yes.
External - No.
Fixed Equipment - None.
AGE/LIFE ANALYSIS - The building has an actual age of 71 years.

Qverall the building appears to be in fair to
average condition: this is above par with its
actual age. Accordingly its effective age is less
than its actual age.

ASSESSED VALUE AND ANNUAL TAXES (2021)

Assessment:
Commercial Exempt - $447,100
Taxes (2021): - Tax Exempt

TURNER DIACE & PAITNERD L.
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ZONING

The subject is zoned Town Centre (TC) zone. The following uses are permitted in the TC zone:

Arts and crafts studios including photography;

Banks and financial institutions;

Clubs and community organizations;

Commercial schools;

Day care centres, licensed and non-licensed,

Emergency service facilities (i.e., police, ambulance and fire stations);

Entertainment, recreation and assembly uses within a wholly enclosed building;

Farm markets;

Funeral homes;

Garden and nursery sales and supplies;

Hotels, motels and other tourist accommodations;

Licensed liquor establishments;

Local shopping centres;

Microbrewery, Microdistillery and Winery (Amended WLUB 18-01 Effective January 29, 2019);

Museums, art galleries and libraries;

Offices;

Parking structures;

Repair and rental establishments;

o Residential uses (not on the ground floor except for the area bounded by King Street,

Stannus Street, Gray Street and Victoria Street (Amended WLUB 15-02 Effective August
8, 2016)

Restaurants;

Retail stores;

Service and personal service shops;

Taxi, train and bus stations;

Veterinary clinics and animal hospitals;

Existing dry cleaning and laundry establishments;

Existing residential uses.

ENVIRONMENTAL CONTAMINATION

No hazardous materials or environmental concerns were observed or brought to our attention
during our inspection of the property. However the property was constructed 1950 and buildings
of this age and occupancy often contain hazardous materials and further investigation may be
warranted.

We noted the presence of storage tanks on the property. We have not been able to confirm that
they meet Provincial Government environmental regulations.

The property has been valued on the assumption that it is environmentally “clean”.

tU3NER DIACE &€ PAITNERD LeD.
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CLIMATE CHANGE CONCERNS

Climate change resulting from global warming exposes property to the increased risk of flooding
from pluvial (rain), fluvial (watercourses) and coastal (storm surge) sources. Most municipal
infrastructure for water dispersal was not designed to accommodate the heavier rainfalls that are a
consequence of a warming climate. Former and current National Building Codes do not
contemplate the present regime of climate change which is resulting in higher winds, temperatures
and rainfall. Excessive rainfall has a concomitant, adverse, impact on the ability of watercourses
to function without overflowing their banks. Excess precipitation coupled with a storm surge,
conspire to elevate the danger of flooding for coastal property since both are the outcome of a
hurricane. Where they exist, flood plain maps are often outdated or inaccurate.

Since no Climate Risk and Vulnerability Assessment Report was available to us for the property
we restricted our investigation to our on-site inspection, enquires of the present owner or occupier,
an Internet search, and our general knowledge of the property and the neighbourhood. We did not
observe any immediate risks from flooding, nor were any brought to our attention.

TURNER DIACE &€ PARTNERD LLd.
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VALUATION METHODOLOGY
Scope

The objective of this assignment is to render an opinion as to the Market Value (Highest and Best Use)
and Market Rent) of the fee simple interest in the property for Lease and Sale purposes.

We inspected the site and the interior and exterior of the improvements located thereon. We also
interviewed the property owner and others knowledgeable of the property. We analysed the available
financial data and validated it by comparing the information with that for comparable properties and industry
benchmarks. We obtained and reviewed the assessment, zoning information and other pertinent municipal
data. We undertook a full background analysis and valuation of the property. Our findings, analysis and
conclusions are set out in this narrative report.

Methodology

It was necessary to proceed through a number of steps in order to achieve the foregoing objective.
Valuation is by nature often experiential, in which the output of one stage results in re-computing the input
to a prior stage so that the final figure is arrived at by an iterative process: rather than by rigidly proceeding
in a mechanical fashion through a series of steps in fixed order. Thus, whilst we have described the steps
below in ordinal sequence, the reader should bear in mind that this has been done purely for administrative
convenience and readability.

(i) Highest and Best Use - this is the use for the property which will produce the greatest net return
for the foreseeable future. The use must be (1) physically possible, (2) legally permissible, (3)
financially feasible, and (4) maximally productive. It is determined by considering the various
alternate purposes for which the property can legally be used, having regard not only to existing
zoning and other legal constraints, but also to any probable modification of them. The use which
generates the highest value is, ipso facto the Highest and Best Use. Unless the property comprises
vacant (i.e. unimproved) land we have to consider two different scenarios of Highest and Best Use:
the vacant site, and the property improved with the present buildings. This can result in two different
Highest and Best Uses:

(a) Cleared Site — as at the effective date of the valuation, the Highest and Best Use of the
property as a cleared site was for commercial or mixed use purposes as permitted under
the zoning law designation. We have computed the land value on this basis.

(b) As Presently Improved — as at the effective date of the valuation, the property was utilised
as a municipal provincial court house. Whilst the building still functions for its intended use,
it is generally outdated and in fair condition overall. Whilst the building structure is solid,
the interior finishes are worn and dated and portions of the building are disused and vacant.
However there does not appear to be any pressure to redevelop the site with a higher
intensity use. Based on our analysis, we are of the opinion that the Highest and Best Use
of the property is for possible commercial or mixed use purposes using the existing building
and it has been valued on that basis.

(ii) Land Value - this is the value of the site, cleared of all buildings and site improvements, available
for development for its Highest and Best Use. The land value was calculated using a Direct
Comparison Approach. Essentially this Approach is a systematic procedure for comparing the
Subject Property with other land sales transactions.

(iii) Property Value - this is the value of the property (land, buildings and site improvements) under its
Highest and Best Use.

Potentially, three alternate approaches are available for measuring the value of an improved
property:

TURNER DRACE € PARLNERD Liw.
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(iv)

(a)

(b)

(c)

Cost Approach - the justification for this approach as a method of vaiuation rests on two,
classical theory underpinnings. First there is the argument that market values in the long
run shouid equal the costs of production. Second, there is the position that reproduction
costs represent a ceiling for market values since investors should not be willing to pay more
for an improvement than the cost of obtaining a substitute in the marketplace.

Under this approach, value is measured by adding to the land value (found by Direct
Comparison) the cost, in current prices, of reproducing the structure and site improvements,
and then subtracting any loss in value due to physical depreciation, functional and external
obsolescence.

We did not use the Cost Approach because it was not a reliable indicator of value in this
instance since the subject property comprises an older structure that would not be rebuilt in
the current market. The cost to construct the building would not be considered in a potential
purchaser’s buying decision.

Income Approach - this approach is based on the assumption from neoclassical theory that
the market value of an interest in real property is equal to the present value of future benefit
flows. This approach first estimates the expected future benefit flows from a property.
These benefit flows are then converted into a market value through a variety of alternative
mathematical techniques for capitalisation.

Direct Comparison Approach - this approach relies on marginal demand theory and
derives the market value of a particular interest in real property through the analysis of the
sale prices of similar properties. The underlying idea is that the marginal demand should
be the same for two similar properties in a real estate market. Therefore, the fact that one
sold for a certain price should indicate that the other property, if offered for sale, would sell
for approximately the same amount (provided that market conditions have not changed).
The approach utilises market information on the prices and characteristics of recently sold
properties to determine the value of the subject property.

Reconciliation and Final Estimate of Value

This is a reconciliation of the values indicated by the various Approaches, in which the alternate
value indications are considered, the relative significance of each is carefully weighed, and a final
estimate of value is then computed. Although reconciliation necessarily involves judgement, the
latter results from a careful logical analysis of the procedures leading to each indication of value.
The analysis is based on several criteria, (appropriateness, accuracy and quantity of evidence)
which result in the formation of a meaningful and defensible conclusion about the final value
estimate.
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HIGHEST AND BEST USE

The "Highest and Best Use" can be defined as "that use which will produce the greatest net return for the
foreseeable future".

Site

We have considered the Highest and Best Use of the site as if vacant, i.e. cleared of all buildings and site
improvements and available for development.

The subject property is located on the periphery of the commercial centre of town on one of the main streets.
The surrounding properties comprise a mix of commercial and community uses as well as residential uses.
The subject is zoned Town Centre (TC) zone which permits a wide variety of uses.

In our opinion, the Highest and Best Use of the site as if vacant, is for commercial, or possibly mixed use
development as permitted by the zoning by-law.

Property

At present the site is improved with a municipal provincial court house purpose built in 1950. The building
still functions for its intended use. However it is generally outdated and in fair condition overall. Whilst the
building structure is solid, the interior finishes are worn and dated and portions of the building are disused
and vacant. However there does not appear to be any pressure to redevelop the site with a higher intensity
use. Based on our analysis, we are of the opinion that the Highest and Best Use of the property is for
possible commercial or mixed use purposes using the existing building and it has been valued on that basis.

TU3NER DIACE & PARTNERD L.



Page 16

MARKET ANALYSIS AND EXPOSURE TIME
Exposure time is the estimated length of time the property interest being valued would have been offered
on the market prior to the hypothetical consummation of a sale at market value on the effective date of the
valuation. Since it is a retrospective opinion based upon an analysis of past events, assuming a competitive
and open market, it can only be estimated after an analysis of the market.

Market Analysis

Prior to, and at the effective date of the valuation, the supply and demand for the subject and competing
properties can be summarised as follows:

(a) Supply: Prior to, and at the effective date of the valuation the supply of this category of property in
the area was fair.

(b) Demand: Prior to, and at the effective date of the valuation demand for this category of property in
the area was weak.

Exposure Time

Our estimate of Exposure Time is 6 to 18 months. This is based on the foregoing Market Analysis and the
data summarised below:

W) Properties similar to the subject property have been listed for sale for between 3 months and 24
months.
(2) Based on our research when we were gathering information on comparable sales it became

apparent that there was a fair demand for commercial properties in the area.

(3) As part of our research we interviewed brokers, buyers and sellers. They indicated that the
marketability of this type of property, prior to the effective date of valuation was fair.
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LAND VALUE
Methodology

The land has been valued by the Direct Comparison Approach. Essentially this Approach is a systematic
procedure for carrying out comparative shopping in which the Subject Property site is "priced" by comparing
it with other, similar parcels of land (Indices) that have sold, been subject to offer or are listed for sale.
Based on our experience working with land sales data, we have determined that the four most significant
independent variables influencing value are Time (Date of Sale), Location, Motivation and Size. The unit
price (ft.?) of each Index (comparable transaction) has first been adjusted when applicable, for the Time
variable. These time adjusted unit prices have then been utilised to value the Subject Property. Zoning is
often a significant variable depending on the breadth of uses allowed within the zoning band, and the
flexibility of the planning authority with respect to variances and rezoning. It is therefore best
accommodated by choosing Indices with similar zoning restrictions and on the weight to be placed on each
Index after the Time adjustment has been applied. The weight placed on each Index as a predictor for the
Subject Property value, is a function of its comparability in terms of Location, Motivation, Size and Zoning.

Discussion of Land Sales

We have researched the sales, offers and listings (Indices) of comparable parcels of land in the locality.
The data was collected from vendors, purchasers, brokers, appraisers, MLS®, public and other sources
deemed to be reliable. The most relevant data has been detailed on the Land Sales Schedule on the
following pages. It was not necessary to adjust the prices in this Land Sales Schedule to the date of
valuation because our research found that prices were static.

The Indices are described in greater detail below:
Index #1

This property was sold in May 2015, approximately 5 years 10 months before the effective date of valuation.
Sales data indicates that prices were stable [time]. The property is situated on the periphery of downtown
town commercial area on a corner lot. The location is considered to be comparable to the Subject Property
[location]. The property was formerly improved with old dwelling which was demolished. The purchaser
owned the contiguous parcel and acquired the property for additional parking. However the price reflects
market levels [motivation]. The parcel was slightly smaller in size than the Subject Property: smaller
parcels typically command higher prices per ft.2 because they attract a large pool of purchasers [size]. The
property is zoned commercial. This zoning is similar to the Subject Property [zoning].

We consider this Index to be an average indicator of value on a time adjusted unit basis for the Subject
Property.

Index #2

This property was sold in July 2018, approximately 2 years 7 months before the effective date of valuation.
Sales data indicates that prices were stable [time]. The property is located on Water Street. The location
is considered to be somewhat comparable to the Subject Property [location]. The property was improved
with an old masonry building which was formerly an auto dealership. However the building has been vacant
and derelict for many years. The building added no value. Nevertheless the property was purchased for
redevelopment for a tap room using the existing structure. We are not aware of any factors that would give
rise to an adjustment for motivation [motivation]. The parcel was smaller in size than the Subject Property:
smaller parcels typically command higher prices per ft.2 because they attract a larger pool of purchasers
[size]. The property is zoned commercial. This zoning is the similar to the Subject Property [zoning].

We consider this Index to be a fair indicator of value on a time adjusted unit basis for the Subject Property.
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Index #3

The property was sold in March 2018, approximately 3 years before the effective date of valuation. Sales
data indicates that prices were stable [time]. The property is situated on King Street in a downtown
commercial area on an interior lot. The location is considered to be comparable to the Subject Property
[location]. The property comprises mainly a fenced commercial lot with an old masonry warehouse
building in poor condition on the rear portion of the land. However the price reflects essentially land value.
We are not aware of any factors that would give rise to an adjustment for motivation [motivation]. The
parcel was smaller in size than the Subject Property: smaller parcels typically command higher prices per
ft.2 because they attract a larger pool of purchasers [size]. The property is zoned commercial. This zoning
is the similar to the Subject Property [zoning].

We consider this Index to be a good indicator of value on a time adjusted unit basis for the Subject Property.
Index #4

This property was sold in February 2011, approximately 10 years before the effective date of valuation.
Sales data indicates that prices were stable [time]. The property is located in the general commercial area
near Exit 5 and in close proximity to the Hants Community Hospital and at the entrance to the developing
Fairfield Park residential subdivision. The location is considered to be superior to the Subject Property
[location]. The property was subsequently developed with a commercial building. We are not aware of
any factors that would give rise to an adjustment for motivation [motivation]. The parcel was larger in size
than the Subject Property: larger parcels typically command lower prices per ft.? because they attract a
smaller pool of purchasers [size]. The property is zoned commercial. This zoning is the similar to the
Subject Property [zoning].

We consider this Index to be a fair indicator of value on a time adjusted unit basis for the Subject Property.
Conclusion

The time adjusted unit prices for the Indices range from $2.62 to $7.91 with a median of $5.45 per ft.%.
Having regard to all of the variables (time, location, motivation, size, zoning) we are of the opinion that
Indices # 1 and #3 are the most reliable indicators of value for the Subject Property. Their time adjusted
unit prices range between $4.00 and $7.91 and have an arithmetic mean of $5.96/ft.2. The subject property
has a corner location and has frontage to three streets. In our opinion the unit value of the Subject Property
lies near toward the high end of this range.

Having regard to the foregoing we are of the opinion that the value of the land, as a cleared site, is as
follows:

16,100 ft.2 @ $7.00/ft.2 $ 112,700

Rounded to $ 113,000
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377 Albert St May. 2015
Windsor

Hants County, NS

PID #45058971

Dana Cortbin to Lohnas-Damont
Funeral Service Lid.

Water St. Jul. 2018
Windsor

Hants County, NS

PID #'s 45056959, 45227824

Derak Littlejohn to James Roue
Bavarage Company Limited

22 King St. Mar. 2018
Windsor

Hants County, NS

PID #'s 45057718, 45363561

3225823 Nova Scotla Limitad to
R & D Dunham Holdings Limited

Lot C-2 Payzant Rd, Fab. 2011
Windsor, NS
PID 445383775

Gatoway Investments, lo CPT
Harvie Property Managemant
Inc.

$ 60,000

$ 32,000

$100,000

§115,000

LAND SALES SCHEDULE

15,000 1.

1223012

1264412

16,7081.2

$4.00

$2.62

$7.01

$6.89

$4.00

$2.62

$7.91

$6.89

Vacant corar lot. Purchased by adjoining owner.
Zonad Town Centre (commercial )

Oid masonty bulldings on slte of no value.
Purchased for redavelopment. Zoned Town Centre
(commerclal )

Two adjoining parcals, Fully tanced cleared parcel,
Rear parcal Improved with old warehouse In poor
condtion. Zoned Town Cantre (commerclal )

Sarviced  commaercial  lot,  Zoned  Ganeral
Commarcial,

6] abed
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INCOME APPROACH
Methodology

The Income Approach is based on the premise that the value of the property to an investor is the present
worth of the income stream it is capable of generating.

The income stream (net operating income) has been calculated by estimating the potential rental income
on a net absolute to landlord basis, as if fully leased, and then deducting therefrom an allowance for vacancy
and credit loss, structural allowance and cost of vacancy.

The income stream has been expressed on a “stabilised” basis i.e. the projected income has been adjusted
to reflect a normal or average year reflective of the remaining economic life of the property.

The income stream has been converted into a market value by using an Overall Capitalisation Rate. The
latter is an income rate which represents the ratio of a single year's income amount to capital value.
Analysis and Conclusion

(1) Estimated Net Rental Income

Basement: Unfinished Space 5,640 ft.2 @ $2.00/ft.2 $ 11,280
Ground Floor:  Unfinished Space 3,990 ft.2 @ $6.00/ft.2 $ 23,940
Second Floor:  Unfinished Space 3,990 ft.2 @ $5.00/ft.2 $ 19,950
Total Potential Net Rental Income $ 55170
(2) Less Vacancy & Credit Loss @ 10% $ 5,517
Estimated Effective Gross Income (EGI) $ 49,653

Less Outgoings

(3) Structural Allowance @ $0.40/ft.2 GFA $ 3,156

(4) Cost of Vacancy $ 6,025
Total Outgoings $ 9,181 $ 9,181
Net Operating Income $ 40472

(5) Overall Capitalisation Rate @ 9% + 0.09
Capital Value $ 449,689
Rounded to $ 450,000
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Notes:

(1)

(2)

Q)

(4)

Estimated Net Rental Income

The subject property comprises dated office and ancillary space currently utilized as a courthouse.
However it is adaptable to other commercial/office uses. The rental rates are based on an analysis of
comparable commercial properties, details of which are included on the Space Rental Schedule on the
following pages. We have analysed the rents on a “net” basis, i.e. the tenant pays all outgoings,
including real estate taxes. We note that there is little interest in commercial office spaces, particularly
on upper floors in the locality. Accordingly, the estimated market rent for the subject space is at the
low end of the range.

The indicated rental rates range from $6.13/ft.2 for upper storey office space in Windsor to $12.10/ft.
for good quality office space in Kentville. The remaining rents range from $8.00 to $10.00. We would
expect that the market rent for the subject would fall toward the low end of the range as a result of its
age, dated finishes and lack of handicap access. Having regard to the attributes of the subject property
and the foregoing we have estimated the market rent for the ground floor (3,990 ft.2 GFA) at $6.00/ft.?
and the second floor (3,990 ft.2 GFA) at $5.00/ft.2. We have estimated the Market Rent for basement
space (5,640 ft.2) at $2.00ft.2 reflecting its condition and limited utility for alternative uses.

Total estimated Market Rent equates to $55,170 per annum. (i.e. $7.00/ft.2 of GFA).

Vacancy and Credit Loss
We have stabilized the overall vacancy and credit loss allowance for the building at 10% of total

potential gross income for valuation purposes based on the general market vacancy for rental space
in the locality.

Structural Allowance

The Structural Allowance is utilised to finance a sinking fund to cover major capital repairs, and is based
on our experience with similar properties. We have stabilized this expense at $0.40/ft.> of GFA.
Cost of Vacancy

Real Estate Taxes - Based on 2021 Assessment $17,660
Insurance - Market allowance. $ 3,000
Water & Sewer - Market allowance $ 1,500
Management - 5% x EGI $49,653 $ 2,483
Heating - 13,620 ft2 @ $1.25ft.2 $17,025
Repairs & Maintenance at - 10% x EGI $49,653 $ 4,965
Electricity - 13,620 ft2 @ $1.00/t.2 $13.620
Total Operating Expenses $60,253
Vacancy @ 10 % x_0.10
Cost of Vacancy $ 6.025

Our CompuVai® Knowledge Base contains information on the Operating Expenses of office, industrial,
retail and commercial buildings in Atlantic Canada, disaggregated into the main categories detailed in
the Outgoings Table. For each building it allows us to compare each expense category (1) as a
percentage of Total Operating Expenses, (2) as a percentage of Effective Gross Income and (3) show
increases/decreases over time. In addition CompuVal® allows us to conduct longitudinal (time series)
analysis on each expense category, for a selected group of buildings, to determine the
increase/decrease over time using linear regression and exponential smoothing. We have used the
foregoing information and tools to establish each Stabilised Annual Expense.
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(7) Overall Capitalisation Rate

The Overall Capitalisation Rate has been computed using the Ellwood Mortgage Equity Technique and
the following assumptions:

(@)

(b)

(c)

(d)

Mortgage Financing:

Type of Loan - Conventional Loan Canadian Funds
Loan to Value Ratio - 70%
Interest Rate (Stated Annual Rate) -5%
Amortisation Period - 20 years
Equity Data:
Equity Investment - 30% of Market Value
Equity Yield Rate - 15%
Time Horizon - 10 years

Capital Growth:
Annual Compound Appreciation/Depreciation - 0%

*Overall Capitalisation Rate:
Rounded to -9%

**The Overall Capitalisation Rate has been verified by comparison with the sales of other income
producing properties, a selection of which are detailed on the Capitalisation Rate Analysis Schedule
on the following pages. The Indices have the most comparable risk profile to the Subject Property
since they comprise single and multiple tenant commercial properties and are similar in size to the
Subject Property. Their small market locations are similar to the Subject Property: the quality of their
tenant covenant is similar. The average indicated capitalization rate is 9.07%. Having regard to all
of the foregoing we are of the opinion that their Overall Capitalisation Rates reflect a similar level of
risk than the Subject Property. We are therefore satisfied that our computed Overall Capitalisation
Rate is supported by the market

TURNES DRACE £ PARTNERD L.
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12-16 Cotnwallis St
Kantvile

11 Crescent Or
Now Minas

23 Aberdeen St.
Kantvite

2,432

6,533

1.150

18 June 17

Current

Current

1 Jan. 19

SPACE RENTAL SCHEDULE

19 May 22

31 Mar. 21

Current

Current

Current

31 Dec 24

$10.27

$11.13

$18.00

$12.50

$15.00

$10.00

$11.00

$18.10

$1027

$ 613

Single storey fex bullding comprased of
finishod retal space and unfnished
warehousa'shop space. Currenfly an
opetating Speody Glass contre.

Asking rent, Finished 2 foor offics
space, Fert quoled on gross basis
Tenant pays own heat

$10.00

=$ 850

$ 900

$12.10

Retall ang office space. Landiord pays
for taxes and operatng except
electricty.

Langlord pays for CAM, utibes and
taxes. The tenant pays HST.

¢z obed
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Crescert Dr.
New Minas

g obed

SPACE RENTAL SCHEDULE

s 6,631 Currert Currert $11.00 $300 - $800 ~— - Semi gross rent Modesn retall space
Tenant pays heat and power.

'i
;

gwI0oErM—

Additional Revenue

Industrial,

Flex Space (Industrial — Retall -~ Ofice).
Locker Storage.

Mixed OFicoWarehouse.

Office Space.

Restaurant,

Retall Store.

Warehouse (Storage Space).
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CAPITALISATION RATE ANALYSIS SCHEDULE

1. 8927 Commerclal Street 28,710 Sept, 2016
New Minas
Kings County, NS
PID #55214852

Dorian Properties Ltd. to ATS Consultants
Inc.

2. 84-94 Main Street 7317  Feb, 2018
Yarmouth
Yarmoauth County, NS
PID #'s 90196718, 90196726, 90196734,
90196742, 90194119, 90194127

Freshco Retail Malntenance Inc, to
Rennduprat Design & Fabrication Inc,

3. 11 Crescent Drive 3,488 Sept, 2019
New Minas
Kings County, NS
PID #55204341

Carline Strong to Wanda Lynn Balsor

4. 16 Church Street 39,336  Aug. 2017
Amherst
Cumberland County, NS
PID #25369489

3105152 NS Ltd. to Avison Young, Michael
Brown

8. 360-370 Main Street 24,655  June 2015
Wolfville
Kings County, NS
PID #'a 55278758 and 55278766

Landmark Developments 2006 Limited to
3255781 Nova Scotia Limited

$4,000,000

$ 630,000

§ 200,000

$2,299,000

$2,200,000

§139.32

§ B6.10

$ 57.33

§ 5845

§ 89.23

9.01%

9.00%

8.14%

8.00%

12,45%

Multi-tenant strlp mall located In New Minas, Located
along a major commaerclal thoroughfare,

Three separate commercial buildings converted Into
one, Older commercial buildings.

Ground floor retail with two apartments above.

Martime Block Professional Centre, Three-storey
building bullt in 1907 and refurbished in 1989, In
good condition, Has HVAC heat pump systems for
each unit,

Warehouse Mall in Wolfville. Sale also includes Tim
Horton's.  Mixed-use plaza Including free-standing
pad, retall strip and second floor reskdential unis,

Gz ebed
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5110 St. Margarets Bay Road
Upper Tantalion

St. Margaret's Square Lid. to Pro Reit
Acquisition (1) Inc.

188 Robie Street 8,781
Truro

Colchester County, NS

PID #'s 20148144, 20461034, 20298212

3246491 Nova Scotia Limited to 3240402
Nova Scotia Limited

336 Kings Road 34,271
Sydney

Healthcare Properties Holdings Lid. to
Membertou Properties Inc,

300 Horseshoe Lake Drive 22,646

Halifax

3103146 Nova Scotia Limited (Banc) to
Investors Real Property Fund

Apr. 2013

Dec. 2015

Jan. 2015

CAPITALISATION RATE ANALYSIS SCHEDULE

$4,300,000 $168.48 7.79%

$1,200,000 $13666 7.86%

$4,130,000 $120.51  7.50%

$6,800,000 $300.27 6.95%

25523 Apr.2016

Single-tenant  industrial building, pre-enginesred
steel frame with metal panel exterior walls and roof,
Grade lovel loading doors and 22 fi. clear heights.

The ste is improved with a single storey commercial
building.

Modern two storey medical office building. Major
Tenants: Island Physiotherapy, Victorian Order of
Nurses, CBDOHA

Total Sales Price.
Major Tenants: Access Nova Scotia,

9z abed
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DIRECT COMPARISON APPROACH
Methodology

The Direct Comparison Approach is based on the premise that properties with the same characteristics will
transact at the same selling price since knowledgeable purchasers "comparison shop" when buying
property.

Essentially this Approach is a systematic procedure for carrying out comparative shopping in which the
Subject Property is “priced” by comparing it with other, similar properties (Indices) that have sold, been
subject to offer or are listed for sale. With most “improved” property, building size is taken as the unit of
comparison because most of the property’s value usually resides in the structure, rather than the land.
Based on our experience working with property sales data, we have determined that the five most significant
independent variables influencing value are Time (Date of Sale), Location, Quality (Fit for Purpose),
Motivation and building Size. The unit price ( ft.2 Gross Floor Area of each Index (comparable transaction)
has first been adjusted, when applicable, for the Time variable. These time adjusted unit prices have then
been utilised to value the Subject Property. The weight placed on each Index as a predictor for the Subject
Property value, is a function of its comparability in terms of Location, Quality, Motivation and Size.

Discussion of Building Sales

We have researched the sales, offers, and listings of comparable commercial properties in the area. The
data was collected from vendors, purchasers, brokers, appraisers, MLS®, public and other sources deemed
to be reliable. The most relevant data has been detailed on the Building Sales Schedule on the following
pages. We have adjusted the prices in the Building Sales Schedule to the date of valuation to reflect an
annual compound increase of 2%. This is based on a general study of prices in the area.

In analysing this data, we have divided the total selling, offer or asking price by the building gross floor area
in the building to provide an indication of the sale, offer or asking price on a building unitised basis.

These unitised figures vary considerably depending on the size, type, location, physical condition and
revenue of the building, in addition to the circumstances of the particular transaction. None of them prove
conclusively the value of the Subject Property. However, they do paint the background against which the
Subject Property can be viewed. Valuation in this instance is by way of interpolation and synthesis.

We have also investigated whether there have been any prior offers, sales, options, Agreements of Sale or
listings of the Subject Property within the past three years. We understand that there has been no such
activity.

Our analysis is included in the Building Sales Schedule on the following pages. The Indices are discussed
in greater detail below:

Index #1

This property was sold in April 2019, approximately 1 year 11 months before the effective date of valuation.
Sales data indicates that prices were fairly stable [time]. The property is situated in downtown Kentville on
a corner lot. The location is considered to be superior to that of the subject property [location]. The
building is a two-storey structure used for retail and office purposes. It has a retail office (travel agent)
tenant on the ground floor and average quality office space above. The building has a masonry fagade and
masonry side and rear elevations. It was built in the 1950’s. It is in average condition. The building is of
similar quality to the subject property [quality]. We are not aware of any factors that would give rise to an
adjustment for motivation [motivation]. The building was approximately ¥z the size of the Subject Property:
smaller buildings typically command higher prices per ft.2 because they attract a larger pool of purchasers
[size].

We consider this Index to be an average indicator of value on a time adjusted unit basis for the Subject
Property.

tU3INER DRACE £ PARUNERD LLb.
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Index #2

This property was sold in November 2020, approximately 4 months before the effective date of valuation.
Sales data indicates that prices were fairly stable [time]. The property is situated in Wolfville on a corner
lot. The location is considered to be superior to that of the subject property [location]. The building is a
partial two storey dwelling converted to and formerly used as a funeral home. It has finished space on the
ground floor with 2 apartments on the upper floor. The building has a wood siding fagade and wood siding
side and rear elevations. It was built in the 1930’s. It is in fair to average condition. It had been vacant for
several years. The building is inferior quality to the subject property. There is also a detached garage on
the property [quality]. The vendor operated the property as a funeral home until consolidating operations
to another location in Coldbrook. The purchaser intends to repurpose the property to a mixed
commercial/residential use. We are not aware of any factors that would give rise to an adjustment for
motivation [motivation]. The building was approximately % the size of the Subject Property: smaller
buildings typically command higher prices per ft.2 because they attract a larger pool of purchasers [size].

We consider this Index to be a good indicator of value on a time adjusted unit basis for the Subject Property.

Index #3

This property sold at the effective date of valuation. [time]. The property is situated in Windsor in a mixed
area nearby to the subject. The location is considered to be similar to that of the subject property [location].
The building is a historic 2% storey building that was used as an inn. It was more recently used as a
restaurant and lounge with upper floor bedrooms and offices until it closed in 2019. The building has a
wood siding fagade and wood siding side and rear elevations. It is in average condition. The building is of
inferior quality to the subject property [quality]. We are not aware of any factors that would give rise to an
adjustment for motivation [motivation]. The building was similar in size to the Subject Property: similar
buildings typically command similar prices per ft.2 because they attract a similar pool of purchasers [size].

We consider this Index to be a good indicator of value on a time adjusted unit basis for the Subject Property
Index #4

This property was sold in February 2019, approximately 2 years 1 month before the effective date of
valuation. Sales data indicates that prices were fairly stable [time]. The property is situated in the periphery
of the downtown commercial area on an interior lot. The location is considered to slightly superior to the
subject property [location]. The buildings comprise a masonry two storey structure and a single storey
wood frame structure. The buildings were originally industrial which were subsequently renovated to
multiple commercial use. The buildings were in average condition at the time of sale. The buildings are of
inferior quality to the subject property [quality]. The property was sold under foreclosure [motivation].
The buildings were approximately the same size of the Subject Property: similar buildings typically
command similar prices per ft.2 because they attract a similar pool of purchasers [size].

We consider this Index to be a fair indicator of value on a time adjusted unit basis for the Subject Property.

Index #5

This property was sold in April 2015, approximately 4 years 11 months before the effective date of valuation.
Sales data indicates that prices were fairly stable [time]. The property is situated on the periphery of the
downtown commercial area on a corner lot. The location is considered to be similar to that of the subject
property [location]. The building is a one storey structure former retail store re-purposed to a lounge. The
building has a masonry and glass fagade and masonry side and rear elevations. It was built in 1962. ltis
in average condition. The building is of similar quality to the subject property [quality]. The sale was
between related parties. However the sale price reflects market value [motivation]. The building was
approximately % the size of the Subject Property: smaller buildings typically command higher prices per
ft.2 because they attract a larger pool of purchasers [size].

tUINER DRACE & PARLNERS LiD.
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We consider this Index to be an average indicator of value on a time adjusted unit basis for the Subject
Property.

Index #6

This property was sold in October 2017, approximately 3 years 4 months before the effective date of
valuation. Sales data indicates that prices were fairly stable [time]. The property is situated in the
downtown commercial area on a corner lot. The location is considered to be superior to the subject property
[location]. The building is a two storey structure. It was extensively refurbished to ground floor
commercial/office and a social club/restaurant on the second floor. However the building had been mostly
vacant for several years prior to the sale. The building has a masonry fagade and masonry side and rear
elevations. It was built in the 1940’s but was re furbished in 1996. It is in fair to average condition. The
building is of similar quality to the subject property [quality]. We are not aware of any factors that would
give rise to an adjustment for motivation [motivation]. The building was approximately 1/3 the size of the
Subject Property: smalier buildings typically command higher prices per ft.> because they attract a larger
pool of purchasers [size].

We consider this Index to be an average indicator of value on a time adjusted unit basis for the Subject
Property.

Conclusion

The time adjusted unit prices for the Indices range from $25 to $80 with a median of $48 per ft.2. Having
regard to all of the variables (time, location, quality, motivation, size) we are of the opinion that Index
#s 2, 3, 5 and 6 are the most reliable indicators of value for the Subject Property. Their time adjusted unit
prices range between $41 and $ 81 and have an arithmetic mean of $54/ft.2. In our opinion the unit value
of the ground floor and second floor areas (GFA) of the Subject Property lies below the average of this
range. The basement space is comprises mostly outdated space which we would expect to indicate much
lower value. We have adopted unit rate of $20/ft.? for this space,

Based on our analysis it is our opinion that the indicated value of the Subject Property is as follows:

Building Value
Basement 5,640 ft2 @ $ 20/ft.2 $ 112,800
Ground Floor GFA 3,990 ft.2 @ $ 50/ft.2 $ 199,500
Second Floor GFA 3,990 ft* @ $ 40/ft> $ 159,600
Total GFA 7,980 ft2 § 59/ft2 $ 471,900
Rounded to $ 472,000

Note: Site Improvements are included in the building value.

TURNER DRACE & PARTNER LD,
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BUILDING SALES SCHEDULE

341 Main St. Apr. $510,000 4,888 6,600 $77 $80 Two storey masonry building with ground

Kentville 2019 floor commercial space and offices to second

Kings County, NS fioor. No parking.

PID #'s 565246904, 55502652

C Kent & H Duffett to Laumor

Properties Limited

568 Main St. Nov. $610,000 21,590 7.579 $80 $81 Former funeral home. Older partial two storey

Wolfvilie 2020 wood frame. Detached garage. Vacant at

Kings County, NS time of sale. 2 x 3 bedroom apariments on

PID #55279459 second floor. Corner lot. Zoned commercial.
Purchaser repurposing property. Closing

Serenity Cremation & Funeral February 2021.

Specialists (2013) Inc. to ?

523/535 Albert St. Apr. $400,000 21,632 9,000 $44 $44 2 14 storey, Bult 1905. Formerly operated as

Windsor 202 restaurant  and lounge. Upper floors

Hants County, NS bedrooms and offices. Corner location.

PID #'s 45058872, 45058880

3101967 NS Ltd. 10 ?

14 Water St. Jul, $250,000 32,300 10,330 $24 $25 Dufferin Place, Two storey masonry and

Windsor 2019 a one wood frame building. Renovated

Hants County, NS to mixed commercial space. Sold under

PID £45056835 foreclosure.

Royal Bank Canada to Pro

Line Sports Ltd.

0¢ obed
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BUILDING SALES SCHEDULE

143 Gerrish St /King St. Apr. $305,000 14,940 6,681 $46 §52 One storey masonry building. Built 1962
Windsor 2015 Former retall building renovated to
Hants County, NS Tommy Gun's lounge. Sale between
PID #'s 45057783 & related parties.

45057791

Eimer's & Casablanca

Restaurant Limited to

3027016 Nova Scotia

Limited

11 Water St. Oct. §175,000 4,425 4,600 $38 S41 Two storey masonry buiding. Fully
Windsor 2017 renovated and refurbished in 1996
Hants County, NS Ground floor commercial/office space.
PID #45057700 Second floor was finished as a club

Earl Pineo to R&D Dunham
Holdings

space. Vacant attime of sala.
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Summary

RECONCILIATION AND FINAL ESTIMATE OF VALUE

The market value indicated by the various approaches is as follows:

Income Approach $450,000

Direct Comparison Approach $472,000

Reliability of the Various Approaches as an Indicator of Value

The strengths and weaknesses of the valuation approaches utilised in this assignment are as follows:

Income Approach -

Direct Comparison

Approach -

The Income Approach can provide a reliable indicator of value for
properties which are acquired as investment vehicles. The value of the
property is determined by its ability to generate revenue.

This approach is less reliable when applied to properties which are not
likely to be rented to a tenant. When the property is to be utilised by an
owner/occupier the Income Approach may not produce the most reliable
indicator of value.

The Direct Comparison Approach can provide a reliable indicator of value
when there is comparable sales data available.

This approach is less reliable when sales data is sparse or when the
various sales are not truly comparable to the subject thereby requiring
extensive adjustments.

Reconciliation and Final Estimate of Value

We place the equal weight in the Direct Comparison Approach and Income Approach in this instance
because of the good quality of market data available. There have been recent sales of similar historic
properties in area which offer evidence to support the valuation. The Income Approach is equally reliable.
Although the subject does not represent a typical investment type property, it could be adaptable to a
commercial property and market rental data is available,

Indicated Value
Rounded to

Final Estimate of Value

CUINER DIACE & PARUNERD LTD.

$461,000
$460,000

$460,000
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CERTIFICATION
Re: PID# 45059987, Hants County Court House, 226 King Street, Windsor, Nova Scotia
| certify that, to the best of my knowledge and belief:
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;

neither |, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with
the property that is the subject of this report, other than this assignment;

neither |, nor Turner Drake & Partners Ltd., have received any fees, in connection with the purchase of the
property the subject of this report, within twelve months preceding the date of valuation. Turner Drake &
Partners Ltd. have not received, nor will they receive, an introductory, mortgage financing or any other fees
in connection with such a purchase. They have not negotiated the purchase on behalf of the client;

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with
the customer, client, or any parties contemplated to be involved in any transaction resulting from this
assignment other than previous valuation assignments on other properties for the client;

neither |, nor Turner Drake & Partners Ltd., share any fiduciary interest with the client. Turner Drake &
Partners Ltd. has a prior relationship with the client.

during the twelve months preceding the date of valuation the total fees paid by the client to Turner Drake &
Partners Ltd. represented a minimal (< 5%) proportion of Turner Drake & Partners Ltd.'s gross income;

my compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favours the cause of the client, the amount of the value
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this report;

my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Royal Institution of Chartered Surveyors’ Valuation Standards [2017 Edition] (RICS Red Book), the
International Valuation Standards (IVS), the Uniform Standards of Professional Appraisal Practice
(USPAP), and the Canadian Uniform Standards of Professional Appraisal Practice;

| have made a personal inspection of the property that is the subject of this report;

no one provided significant professional assistance to the person signing this report;

| have sufficient current local, national and international knowledge of the market, and the skills and
understanding, to undertake this valuation in a competent manner,

all Extraordinary Assumptions and/or Hypothetical Conditions detailed in this report were agreed with the
party to whom this report is addressed;

| certify that the use of this report is subject to the requirements of the professional institutes of which | am
a member, relating to review by their duly authorised representatives;

as of the date of this report, | have completed the requirements of the continuing education programs of the
professional institutes of which | am a member;

TURNER DRACE & PARTNERD LLD.
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that the Market Value of the Fee Simple Interest in the subject property, premised on the basis that it will be
utilised for its Highest and Best Use with vacant possession as of the 12!" March 2021, subject to the Limiting
Conditions and Assumptions contained herein and a Reasonable Exposure Time of 6-18 months, is the
sum of $460,000.

that the Market Rent of the subject property, on a net absolute to landlord basis (i.e. assuming that the
lessee pays for the property taxes and all operating expenses other than structural repairs) for a typical
term of 5 years as of the 12" March 2021 subject to the Limiting Conditions and Assumptions contained
herein and a Reasonable Exposure Time of 6 -18 months, is the sum of $55,170 per annum (i.e. $7.00/ft.?
of GFA).

30 April 2021 o
Date

RICHARDY-ESCOTT, BES, MRICS, AACI
NSREAA #213480

tU3NER DIACE &€ PATNERD Ld.



TERMS OF ENGAGEMENT

O Rel 7114912703014 HOURE

TURKER DRAKE & PARTHERD LIBITED
TERMS OF ENGAGEMENT

THIG AGREEMENT madae the b gay of Jaraary, A D 221

HETWEEN Turtgr Ormen & Parinee Lid
hewinghio: rofored b an "TURNER DRAKE® OF THE FIRSY PART

arvf

WindgoaWyasl Hants Heghal Munlchsality
neranafine redamod to an b "CUSTOMER® OF THE SECOND PART

VAETNESHETH THAT for corgadenation, TURKNER DRANE ngress 1 provide. suljsol 50 1he terms and
curnfilion sut el In this Agmemen, e servdoes described betow ang any nddfioral serdess be may be
raguested by e CUSTOMER ard acoepbed by TURNER DRACE In tha couree of this Agresesn

O Thae CLIENT foe thls sssignmerd is Windsor'West Harts Regloral Municipatty

102 TURNER DRAKE shall prepane ard provide to the CUSTOMER 1 eiscdronic cooy in pdf fornat. of @
stamenary valustion sepan or the Fos Srple slevet

Windsor Municipst C S0 AGDATTAZ, 100 King Streel, Winduwr, Nove Boots
Weat an murm;»c Comgplax, PIDAS14ETH, 14 Morison Drive, Windasr, Kove Bcotle
Hanks Courdy Caunt House, DD 45059887, 226 King Sheel Wadsor, Nove Scolls

(harrainafoer retorred 1o o the *PROPEATIES") for the fumpoess of malatdatung s value for Laase
wuf Swe p wih vacard p v Liss of the valuafion repoat foe olber purposes of by
oiher portms oy imvalilate he consiusions. The RICS Valualion Stardanda requie thal we [repare
o e Topoet € tha CLIENT, indended user, dide, of gurpose of the essigrmand, is changed

1OR Bince Bw purpose of & draf valuston repont ls Beguently asinterpreted by he CLIENT (e party
rebyitgg upan e Bt valiation sepan refarred Lo In Paragraph § 027, he valuation feport will rol be
prapared intaly . et format

L4 The sfectve d«h oﬂrsﬁc vetuetion of the PROPERTIES ks o be date of mapoction 2021 Tha valus
wit b exp sy

U6 The PROPERTIES comgries munaipal office baikdirgs

106 The basie of the valustion ls Market Valus [Higheat and Best Use) sed Market Redtal Vaius

P47 The reported sralyses. opinlons B0d sonctusions will be developed In sctordence wilh e Roys
vatitution of Chactered Sorveynns' Valution Standecds [2017 Edition] (RICE Red Book), ared the
wmatiorsl Valustion Stwadards (IVE) The velustion report will coanform with the Uiiform
Standants of Professonal Apprales Practios [USPAP] The oorhes of the sssigrenerd mnd Bie
prapartion of the repod wit also comply wah the Canadian Urifarm Btendarts of Professionnl
Appralsn Practics  The rapoct ol o will b aubiject fo the ot of the Cods af
Prafussions B of the professians! me!m el which t?w sulfies of the repovt bs @ waebar, which
irchinde provision fos peer review,

108 The Valisetr for the will havve sulfictent curent looal, cabonal and Indeerations
kntatpdge o the market, and fha akilis and undersy 1. b undurtake the val i s compatend
rativer, arsd wilf sct as an Extecnal Valuer

?

CUATEY DAACE £ PANITIEN LID. o

TURNER DIACE € PARTNERD L.

Page 35




Page 36

108

110

141

1.3%

143

Ea)

242

Eie]

204

Payge 2
furmza PHAKE wil undarives 8 detsied onrata inspection of Pae PROPERTIES and the
howd vichading e et and iberor of the bulding sltiuated tharean thal knpact e

vme ot PROPERTIES

TURKER ORAKE will underiake such feca jtysleal snd lege hvmlgmlmt B e racessay and
prudent ta aritea 8l the vadus of Wq PROPERTIER  This res nwil nol nelude sn Aigatt

o %0, & proparly sureey. 19 OF BNyl diws of the Innd and structures, o teats
0 detprmine whether mw a6 &Wy of patable weder of that the property s, of will suppoet, @
Uy funl tom The PROPEATIES wi be vabad on B pssumption hat
they arg niod, Md rrm [ bsten, satbdact by srvlranmeentad contasinabo, ard Bl 4 b rot in sich
gg:tﬂxg% o gnothar cordsmivated propeffy as o advecasly mpact the value of Pw aubject

OPERTIES

TURNER DRAKE pollcipatus uliising the Cost. Dreot Sales Compadson and | Agy fy
1o wadun, on this asslgriment,

TURKER DRAKE, ¥ oder o veue the PROPERTIES, will ur ke flach It igatiars a8 are
nwemvy angd prudent to vﬂfy B inforration suppsied by e CLJ.:TWCZ R ihe CLIENT pnd othar
parioy, is raliable pnd n. F {Pwiae totrs misy be Pniled by prvasy laghslslion
@il 1k abs of pidilisy 1 fratd, swies ond rardel dade 1 wel he necsssary, i e,
by upmin beswasy dala

TURNER DRAKE bavs na matarisl wvovement (past, corant, oc futuee) with the PROPERTIES other
it the sssignenent contiengiated iy thase TERME OF ENGAGEMENT

TURNER DRAXKE has no matenal dwovamerd (pasl, currerd, of Tidare) with the CLIENT, e
CUSTOMER, or any parlies comperplabas 16 be ivvolvad in sy bamaction resultng fam thass
TERME OF ENGAGEMENT oltes B previous valualion assipnmants for e chiand

Tha valuation repot wil comaln suoh confelentn info on ag is it e
anadyaes, opindors and corcusins soeteiied herale. 1 ey aleo be subiec! &: Fxtrﬁmam
hasumptions sndiar Hymmml Condtiors rafemnos o the oo by any publiehed docuieent
withad  an i saoous reference o theas Exirsorsinary Assurrplions o
Hypomw Corditions wuad be misk 3 aad is peohibiad  For theve reasens, aod %0 prodact

thye tegrily of the tapart, TURNER mAK‘E M!l r&mm enpyrght 1o the sapor, reproshaction o while
of pat wk be proqibita without thalt witten parmission

Thae vislapton rapon has & be used in e entirsly soue suds takeor ot of contexd mny be mislaading
Use of the repart will be subect to Ihe slatements, lerited condBong, assumptions aref ot lurme
sl orth i the rapart. The repoet, oe any parts thareal, ray nol be uned i sy purposs other s
111t for whicn it i undestaken and wi bo furrshed for the esciualve uae of the CLIENT Al Habiity
fo any party othee then the CLIENT wili be denled.

Tuerwr Drake & Portrors Lid (TURNER DRAKE } s regatiatod by RICS (Royal instiutnn of Charteed
Burveyars) tor e provieon of surveying Le. peeperly c-onw%ﬁfsm smﬁ:as ‘mi& IGAE WA Agre %
wphihd thie RICH Rutes of Contuct far Fams and ef atbar spple
recqiiremanty of RICS, which car be found of waw tisaong As an RICS mumw furm wes have
corerdBied by conguratiog wilth BICH i snputing complanes with s slarvtands The fir's nomrinated
RICE Responaibie Principal i Mask Blak ‘mmw f"tmdlnl Ervigd ummmmm% e
TURANER Dml:’ P bmam upon A, in govey qunlity
b & Ihe inl il Iﬁﬁ 8001 ?0‘5 slandand  n mm. TURHF‘*( MK i
wb{m m prmtﬁdal ﬁ:-m weh respact & & appresal and brokemge serdccas

Thame TERMS OF ENGAGEMENT will be irguded n and tnm part of %he veluation tepent

TURTEY DUACE £ ATV LT, e

tUINES DIACE £ PARTNERD LTD.
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anm m%lsm.mmmdhmmmnuhnm1wmbmnan
DRAKE.

(8) Afpsol
Windsor Municipal Complax, 100 King Strest, Windsor: $ 5,000
West Hants Municipsl Complex, 76 W Drive, Windeor: § 4,200
Totwl $9.200
Hante County Court House, 226 King Strest, Windsor 34,500
These feas do not Incluge HE T

(b) Dab nts, fo be involoed at sctual cost, are Included in the above fee

(e} A roteiner In the amount of SN
(d) Al accounis afe payable on recalpt and Intecest e charped st 2% per moeth (24% par annum)
on outstanding Involoos

Accopled ” The above Is agreed lu by TMER
TURNER ?Bxs 3 mmyms LD

L . S Par;

ol : Authormet Sigring

Tte: Sae o ot v Thie:

Date Y JM! [2e0. Date
PO

tU3INER DIACE &€ PARTNERD LTd.
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