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PURPOSE OF THE REPORT

1. On Febmary 26,2021 (the Tiling Date"), Bear Greek Contracting Ltd. (the "Company")filed
a Notice of Intention to Make a Proposal (the "NOI") pursuant to subsection 50.4(1) of the
Bankruptcy and the Insolvency Act, R.S.C., 1985, c. B-3 with the Office of the Superintendent
of Bankruptcy (the "OSB") and Crowe MacKay & Company Ltd. consented to act as trustee
under the proposal of the Company (the "Proposal Trustee").

2. On or about March 3, 2021, the Company, with the assistance of the Proposal Trustee,
prepared and filed a 15-week cash flow projection for the period ending June 13, 2021 with
the OSB.

3. On March 9, 2021, the Company applied for, and this Court pronounced, among others, an
Order extending the time for the filing of a proposal to May 12, 2021.
4. On May 6, 2021, the Company applied for, and this Court granted, among others, an Order
extending the time for the filing of a proposal to June 25, 2021.
5. On June 24, 2021, the Company filed a proposal to its creditors (the "Proposal"). Attached
hereto as Appendix "A" is a copy of the Proposal.
6. The Company is seeking an Order of this Court:

(a)

approving the Contract of Purchase and Sale dated May 10, 2021 (the "Sale
Agreement") between the Company, as vendor, and 1303526 B.C. Ltd. (the
"Purchaser"), as purchaser, and vesting title to the Lands (defined below) as
described therein free and clear of all financial encumbrances(the "Approval and
Vesting Order"). Attached hereto as Appendix "B" is a copy of the Sale
Agreement: and

(b)

a declaration (the "Source Deduction Declaration") that the Company owes no
amount to Canada Revenue Agency ("CRA") on account of unremitted source
deductions.

7. This report (this "Third Report") should be read in conjunction with the Proposal Trustee's
First Report dated March 9, 2021, the Proposal Trustee's Second Report dated May 7, 2021,
and the Proposal Trustee's Report on the Proposal dated June 24, 2021.
8. The purpose of this Third Report is to provide this Court and the Company's stakeholders with
the following:

(a)

background information on the Lands (defined below), along with a summary of
the Company's sale efforts in respect thereof;
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the Proposal Trustee's recommendation in respect of the sale of the Lands
(defined below) under the Sale Agreement and the Approval and Vesting Order;
and

(c)

II.

Information relating to CPA's claim for unremitted source deductions and the
Company's application for the Source Deduction Declaration.

TERMS OF REFERENCE

9. In preparing this Third Report, the Proposal Trustee has necessarily relied upon unaudited

financial and other information provided by the Company's management ("Management"),
the Company's books and records, and discussions with Management (collectively, the
"Information").

10.The Proposal Trustee has not audited, reviewed or otherwise attempted to verify the accuracy
or completeness of the Information in a manner that would wholly or partially comply with
Generally Accepted Auditing Standards pursuant to the Chartered Professional Accountants
Handbook. Accordingly, the Proposal Trustee expresses no opinion and does not provide any
other form of assurance on the accuracy and/or completeness of any information either
contained in this Third Report or othenArise used to prepare this Third Report.
III.

BACKGROUND INFORMATION REGARDING THE LANDS

11. The Company is the registered owner of four contiguous parcels of land (collectively, the
"Lands")located in Terrace, British Columbia. The Lands include the following:
(a)

PID 011-597-496; this parcel comprises approximately 3.86 acres and contains a
helicopter pad and a hangar(the "Hell-Pad Parcel");

(b)

PID 014-296-055; this parcel comprises approximately 2.74 acres and contains

office buildings and storage structures (the "Warehouse Parcel");
(c)

PID 011-268-298; this parcel comprises approximately 0.58 acres of vacant lands
at the intersection of Highway 16 and Crescent Street(the "Corner Parcel"); and

(d)

PID 011-069-821; this parcel comprises approximately 1.21 acres of vacant lands
(the "Vacant Parcel").

Attached hereto as Appendix "0" are copies of the Prince Rupert Land Title Searches in
respect of the Lands (the "LTO Searches").

12. The Company had the Vacant Parcel appraised in May 2020 and the other three parcels (the
Heli-Pad Parcel, the Warehouse Parcel, and the Corner Parcel) appraised in May 2019. Both
appraisals were conducted by Steve Cullis Appraisal Ltd., an independent third-party
322707.00001/95625391.1

LE6AL*53580449.1

In the Matter of the Proposal of
Bear Creek Contracting Ltd.

Proposal Trustee's Third Report

Page 4

appraiser (the "Appraiser"). The appraised value of the Lands is approximately $3.8 million
(the "Appraised Vaiue"). Attached hereto as Appendix "D" are copies of these appraisals
(collectively, the "Appraisals").
13. In or around May 2020, the Appraiser provided the Company with letters which suggested a
combined forced liquidation value of $3,150,000 for the Heli-Pad Parcel, the Warehouse
Parcel, and the Corner Parcel and a forced liquidation value of $270,000for the Vacant Parcel,
for a total forced liquidation value of $3.42 million (the "Forced Liquidation Value").
14. The 2021 BC Assessment value of the Lands is $2,483,600(the "80 Assessment Value"):
(a)

Heli-Pad Parcel: $966,000;

(b)

Warehouse Parcel: $1,237,000;

(c)

Corner Parcel: $99,900; and

(d)

Vacant Parcel: $180,700.

Attached hereto as Appendix "E" are copies of printouts from the BC Assessment website
showing the BC Assessment Value for each parcel.
15. The Company has advised the Proposal Trustee that it does not require the Lands to carry on
its core business, which is heavy construction with a focus on road construction, transport and
excavation services. Although the Proposal Trustee understands that the Company used
certain facilities on the Lands to store equipment in the past, it has been advised by the
Company that that equipment has been relocated.
16. In or around June 2020, the Company listed the Lands on the Multiple Listing Service (the
"MLS") with Bruce Long, a licenced real estate agent, for purchase prices totalling $6.15
million. The Lands were listed on the MLS for the period from June 2020 to about the spring
of 2021. Attached hereto as Appendix "F" are printouts of the relevant listings when they
were active.

17. Initially, the Lands received some interest from potential purchasers and, on July 7, 2020, the
Company received an offer to purchase the Heli-Pad Parcel for $2.2 million. However, the
conditions on that offer were not lifted and, consequently, a sale of the Heli-Pad Parcel was
not completed. Subsequently, interest in the Lands diminished.
18. In or around August 2020, the Company entered into a refinancing agreement (the
"Refinancing Agreement") with, among others. Accord Small Business Finance Corp.
("Accord"). Contemporaneously, Accord and Royal Bank of Canada ("RBC")entered into an
agreement whereby RBC agreed to assign certain loans it had advanced to the Company and
the Company's related entities and its security against the Company and the Company's
322707.00001/95625391.1
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related entities (the "Asslgnmenf). As a result of the Assignment, Accord holds the first and
second mortgages registered against the Lands. The Company also executed an
Acknowledgment of Security and Guarantee Reaffirmation in favour of Accord.
19. In or around fall of 2020, Accord communicated to the Company the urgent need to dispose
of the Lands. The Company has advised the Proposal Trustee that the Company then
aggressively marketed the Lands by canvasing a potential sale to industry and local business
contacts. This marketing by the Company occurred while the Lands were still listed on the
MLS.

20. In or around spring of 2021, the Company's listing agreement expired and the Lands were
removed from the MLS. Although the Lands were not listed on the MLS at the time the
Purchase Agreement was entered into. Management advises that they were in discussions
with the Purchaser when the listing expired, and intended to renew the listing agreement if the
Purchaser decided not to proceed with the purchase.

21. On May 10, 2021, the Company and the Purchaser entered into the Sale Agreement. The
Proposal Trustee understands that the Purchaser is not a related party as defined in the
Bankruptcy and Insolvency Act, R.S.C. 1985, c. B-3.

22. The Sale Agreement contains the following material terms:

(a)

the Purchaser will pay the Company $3.8 million (the "Purchase Price"), which
will be allocated to the various parcels of the Lands on a pro rata basis in
accordance with their respective values in the BC Assessment Value;

(b)

(c)

the Purchaser will pay a deposit totalling $100,000(the "Deposit"). $50,000 of the
Deposit wiil be paid to the Company within two business days of the acceptance
of the Sale Agreement. The remaining $50,000 of the Deposit shall be paid to the
Company within two business days after removal of the conditions precedent;
all conditions precedent to the Sale Agreement must be satisfied or waived by no
later than June 28, 2021;

(d)

the Company will deliver title to the Lands free and clear of all financial
encumbrances;

(e)

the Company will assign certain existing leases of buildings and storage facilities
located on the Heli-Pad Parcel and the Warehouse Parcel to the Purchaser; and

(f)

the Sale Agreement will complete on July 28, 2021.

23. The Company seeks an order to pay the net proceeds of the Purchase Price to Accord in
accordance with its charges as first and second mortgagee. The amount owing by the
322707.00001/95625391.1
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Company to Accord and secured by its charges as first and second mortgagee exceeds the
amount of the Purchase Price. Accordingly, the net proceeds of the Purchase Price are not
expected to satisfy Accord's debt in full, and any creditors with claims subordinate to the
security held by Accord will not receive a distribution from the Purchase Price.

24. The Proposal Trustee has received an independent opinion from its counsel that the first and
second mortgages validly charge the Lands, subject to usual qualifications and assumptions.

IV.

PROPOSAL TRUSTEE'S REVIEW OF SALE OF LANDS

25. Although the Proposal Trustee was not involved in the process leading to the Sale Agreement,
the Proposal Trustee has taken the following steps in relation to the proposed sale of the
Lands;

(a)

reviewed the LTO Searches for each parcel of the Lands to confirm that the
Company is the registered owner;

(b)

reviewed the Refinancing Agreement, the LTO Searches, British Columbia
Personal Property Registry searches,and other loan documents in order to confirm
that Accord's security as against the Lands and other personal property owned by
the Company is valid and enforceable;

(c)

reviewed the Appraisals produced by the Appraiser and determined that the
methodology and findings of the Appraiser in the Appraisals are reasonable;

(d)

held discussions with the Company to discuss the sale efforts both before and after
the Filing Date; and

(e)

reviewed the Sale Agreement and determined that the contents and conditions
therein are reasonable.

26. The Purchase Price of $3.8 million is equal to the Appraised Value and exceeds the Forced
Liquidation Value and the BC Assessment Value by approximately $380,000, and $1.32
million, respectively. Accordingly, the Proposal Trustee believes that the Purchase Price is
reasonable and that the sale is in the interest of creditors as it materially reduces the debt to
Accord and, accordingly, the Company's interest expense on a go-forward basis.
27. In a bankruptcy or receivership scenario, the Proposal Trustee estimates that the sale of the
Lands could realize proceeds of between approximately $3.42 million (the Forced Liquidation

Value)and $3.8 million (the Appraised Value). However,in the Proposal Trustee's experience,
a sale in such a scenario often results in reduced proceeds for two main reasons. First,
purchasers often factor in the debtor's financial distress in their offers and, consequently, offer
less than market value for the debtor's assets. Second, the appointment of a trustee-in322707.0000I/9562539I.I
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bankruptcy or a receiver would add expenses relating to professional fees, marketing costs,
and sales commissions, which would increase the total costs of realization. Accordingly, the
Proposal Trustee has determined that the Sale Agreement will likely generate a higher
realization for the sale of the Lands than a sale in a bankruptcy or receivership.
V.

THE SOURCE DEDUCTION DECLARATION

28. As at the Filing Date, the Company was Indebted to CRA In the amount of $284,984.14 on
account of unremltted source deductions(the "Principal Source Deductions"). The Proposal
Trustee understood that the Principal Source Deductions ranked as a deemed trust claim
against all of the Company's assets and that, accordingly, CRA's claim with respect to the
Principal Source Deductions ranked ahead of the Company's other creditors.
29. At or around the end of April 2021, the Company advised the Proposal Trustee that It had paid
the Principal Source Deductions with funds the Company received through the Canada

Emergency Wage Subsidy program and from a related company pursuant to a partial payment
on account of Intercompany debt owed by that related party to the Company.
30. Subsequently, both the Company and the Proposal Trustee have followed up with CRA to
confirm that the Principal Source Deductions have been paid In full. However, as of the date
of this Third Report, neither the Company nor the Proposal Trustee have received any such
confirmation from CRA.

31. The Proposal Trustee understands that CRA has also assessed penalties and Interest against
the Company in the approximate amount of $29,000 (the "Penalty Amount") for the late
payment of the Principal Source Deductions. The Penalty Amount does not constitute a
deemed trust claim. However, under the Proposal, the Company must pay proven Crown

claims. Including the Penalty Amount, in full within six months of court approval of the
Proposal.

32. The Proposal Trustee has also been advised by Management that there was an administrative
issue on CRA's part with respect to the application of the Company's payment of the Principal
Source Deductions. Specifically, a portion of the payment was applied against amounts owing
by the Company for non-deemed trust amounts. Including arrears. Interest and/or the Penalty
Amount. Accordingly, as of the date of this Third Report, CRA claims a deemed trust balance
of approximately $6,000. The Company advises that they are attempting to correct this Issue
with CRA, but that this may not occur In a timely fashion. Accordingly, the Company has paid
CRA the balance of the deemed trust amount of about $6,000.

33. During the NOI proceedings and pursuant to the Initial Relief Order pronounced on March 15,
2021, the Company sold several redundant vehicles and pieces of equipment for net sale
proceeds of approximately $164,000(the "Equipment Proceeds"). The Equipment Proceeds
were paid to the Proposal Trustee In trust pending receipt of the confirmation of payment of

the Principal Source Deductions. In the event that there is a further deemed trust owing to
322707.00001/9562539!.I
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CRA for the additional $6,000 (approximate), the Equipment Proceeds will be sufficient to
satisfy such a claim in full.
34. The Proposal Trustee is of the view that if the Company were to pay any further amounts to

CRA in excess of amounts owing in respect of the Principal Source Deductions (from the
Equipment Proceeds, the net proceeds from the sale of the Lands, or otherwise), the effect of
such payment would arguably be to prefer the CRA to the Company's other creditors.
VI.

PROPOSAL TRUSTEE'S RECOMMENDATION

35. The Proposal Trustee respectfully recommends that this Court grant the Approval and Vesting
Order and the Source Deduction Declaration.

DATED AT the City of Vancouver, in the Province of British Columbia, this July 13, 2021.
Crowe MacKay & Company Ltd.
in its capacity as Licensed Insolvency Trustee of the Proposal of
Bear Creek Contracting Ltd. and not in its personal capacity
Per:

Mr. Derek Lai, CPA, CMA, CIRP, LIT, CFE

(Chartered Insolvency & Restructuring Professional)
End.
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TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $ 320000

2021-06-29, 09:55:36
Requestor: Maaji Isobe

**CURRENT AND CANCELLED INFORMATION SHOWN**
Land Title District
Land Title Office

PRINCE RUPERT
PRINCE RUPERT

Title Number
From Title Number

CA145950
TK3630

Application Received

2005-11-23

Application Entered

2005-12-02

Registered Owner in Fee Simple
Registered Owner/Mailing Address:

Taxation Authority

BEAR CREEK CONTRACTING LTD., INC.NO. BC0064751
3752 HIGHWAY 16 EAST
TERRACE, BC
V8G 5J3

Prince Rupert Assessment District

Description of Land
Parcel Identifier:
011-597-496
Legal Description:
LOT 1 DISTRICT LOT 373 RANGE 5 COAST DISTRICT PLAN 4414 EXCEPT PLANS 6426
AND 5259
Legal Notations

NONE

Charges, Liens and Interests
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Cancelled By:
Cancelled Date:

MORTGAGE
PL160639
1997-05-08 13:56
BANK OF MONTREAL
CA152929
2005-12-08

Title Number: CA145950
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TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $ 320000

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Transfer Number:
Registered Owner:
Transfer Number:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Cancelled By:
Cancelled Date:

2021-06-29, 09:55:36
Requestor: Maaji Isobe

MORTGAGE
BB680925
2008-06-26 10:54
ROYAL BANK OF CANADA
BB680925 TRANSFERRED TO CA8395467
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
CA8395467
INTER ALIA
MODIFIED BY CA8147732
EXTENDED BY CA8147733
JUDGMENT
CA7212964
2018-11-27 16:10
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWED BY CA8572165
CA8916207
2021-04-14

Nature:
Registration Number:
Registration Date and Time:
Remarks:

MODIFICATION
CA8147732
2020-04-20 15:59
INTER ALIA
MODIFICATION OF BB680925

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

MORTGAGE
CA8150488
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA

Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:

Title Number: CA145950

ASSIGNMENT OF RENTS
CA8150489
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA
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TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $ 320000

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

2021-06-29, 09:55:36
Requestor: Maaji Isobe

JUDGMENT
CA8489587
2020-10-13 11:41
GITGA'AT MATRIX WORKFORCE SERVICES LTD.
INCORPORATION NO. BC1231925
INTER ALIA

Remarks:
Cancelled By:
Cancelled Date:

JUDGMENT
CA8572165
2020-11-16 13:56
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWAL OF CA7212964
CA8916208
2021-04-14

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

JUDGMENT
CA8655290
2020-12-17 11:15
KON KAST PRODUCTS (2005) LTD.
INTER ALIA

Duplicate Indefeasible Title

NONE OUTSTANDING

Transfers

NONE

Pending Applications

NONE

Corrections

NONE

Title Number: CA145950
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TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $N/A

2021-06-29, 09:56:13
Requestor: Maaji Isobe

**CURRENT AND CANCELLED INFORMATION SHOWN**
Title Issued Under

SECTION 98 LAND TITLE ACT

Land Title District
Land Title Office

PRINCE RUPERT
PRINCE RUPERT

Title Number
From Title Number

TC13540
TB6959
TB6960
TC11869
TC13538

Application Received

1989-07-07

Application Entered

1989-07-07

Registered Owner in Fee Simple
Registered Owner/Mailing Address:

Taxation Authority

BEAR CREEK CONTRACTING LTD., INC.NO. 64751
3086 HIGHWAY 16 EAST
TERRACE, BC
V8G 3N5

Omineca Assessment District

Description of Land
Parcel Identifier:
014-296-055
Legal Description:
LOT 1 DISTRICT LOTS 372 AND 373 RANGE 5 COAST DISTRICT PLAN 12376
Legal Notations
Charges, Liens and Interests
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Cancelled By:
Cancelled Date:

Title Number: TC13540

NONE

MORTGAGE
L11557
1982-09-20 10:58
BANK OF MONTREAL
INTER ALIA PART
COPY FILED PURSUANT TO SECTION 198(3)
LAND TITLE ACT
EXTENDED BY TC13539
BB873634
2008-06-26
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File Reference: 322707.00001
Declared Value $N/A

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Cancelled By:
Cancelled Date:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Transfer Number:
Registered Owner:
Transfer Number:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Cancelled By:
Cancelled Date:
Nature:
Registration Number:
Registration Date and Time:
Remarks:

Title Number: TC13540

2021-06-29, 09:56:13
Requestor: Maaji Isobe

UNDERSURFACE AND OTHER EXC & RES
TC11870
1989-06-20 08:09
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
PART. SEE TC11869
SECTION 47 LAND ACT
MORTGAGE
TC13539
1989-07-07 13:38
BANK OF MONTREAL
PART
EXTENSION OF L11557
BB873635
2008-06-26
MORTGAGE
BB680925
2008-06-26 10:54
ROYAL BANK OF CANADA
BB680925 TRANSFERRED TO CA8395467
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
CA8395467
INTER ALIA
MODIFIED BY CA8147732
EXTENDED BY CA8147733
JUDGMENT
CA7212969
2018-11-27 16:10
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWED BY CA8572166
CA8916225
2021-04-14
MODIFICATION
CA8147732
2020-04-20 15:59
INTER ALIA
MODIFICATION OF BB680925
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File Reference: 322707.00001
Declared Value $N/A

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

2021-06-29, 09:56:13
Requestor: Maaji Isobe

MORTGAGE
CA8150490
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA
ASSIGNMENT OF RENTS
CA8150491
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA
JUDGMENT
CA8489587
2020-10-13 11:41
GITGA'AT MATRIX WORKFORCE SERVICES LTD.
INCORPORATION NO. BC1231925
INTER ALIA

Remarks:
Cancelled By:
Cancelled Date:

JUDGMENT
CA8572166
2020-11-16 13:56
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWAL OF CA7212969
CA8916224
2021-04-14

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

JUDGMENT
CA8655290
2020-12-17 11:15
KON KAST PRODUCTS (2005) LTD.
INTER ALIA

Duplicate Indefeasible Title

NONE OUTSTANDING

Transfers

NONE

Pending Applications

NONE

Title Number: TC13540
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File Reference: 322707.00001
Declared Value $N/A

Corrections

Title Number: TC13540

2021-06-29, 09:56:13
Requestor: Maaji Isobe

NONE
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File Reference: 322707.00001
Declared Value $35,000

2021-06-29, 09:56:43
Requestor: Maaji Isobe

**CURRENT AND CANCELLED INFORMATION SHOWN**
Land Title District
Land Title Office

PRINCE RUPERT
PRINCE RUPERT

Title Number
From Title Number

TG14077
TB6961

Application Received

1993-09-24

Application Entered

1993-09-24

Registered Owner in Fee Simple
Registered Owner/Mailing Address:

Taxation Authority

BEAR CREEK CONTRACTING LTD., INC.NO. 64751
3752 HIGHWAY 16 EAST
TERRACE, BC
V8G 4T1

Omineca Assessment District

Description of Land
Parcel Identifier:
011-268-298
Legal Description:
LOT 7 BLOCK 2 DISTRICT LOT 372 RANGE 5 COAST DISTRICT PLAN 3218 EXCEPT
PLAN 5250
Legal Notations
Charges, Liens and Interests
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Transfer Number:
Registered Owner:
Transfer Number:
Remarks:

Title Number: TG14077

NONE

MORTGAGE
BB680925
2008-06-26 10:54
ROYAL BANK OF CANADA
BB680925 TRANSFERRED TO CA8395467
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
CA8395467
INTER ALIA
MODIFIED BY CA8147732
EXTENDED BY CA8147733
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File Reference: 322707.00001
Declared Value $35,000

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Cancelled By:
Cancelled Date:

2021-06-29, 09:56:43
Requestor: Maaji Isobe

JUDGMENT
CA7212971
2018-11-27 16:11
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWED BY CA8572167
CA8898371
2021-04-06

Nature:
Registration Number:
Registration Date and Time:
Remarks:

MODIFICATION
CA8147732
2020-04-20 15:59
INTER ALIA
MODIFICATION OF BB680925

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

MORTGAGE
CA8150490
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA

Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Title Number: TG14077

ASSIGNMENT OF RENTS
CA8150491
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA
JUDGMENT
CA8489587
2020-10-13 11:41
GITGA'AT MATRIX WORKFORCE SERVICES LTD.
INCORPORATION NO. BC1231925
INTER ALIA
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Page 2 of 3

TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $35,000

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

2021-06-29, 09:56:43
Requestor: Maaji Isobe

Remarks:
Cancelled By:
Cancelled Date:

JUDGMENT
CA8572167
2020-11-16 13:56
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWAL OF CA7212971
CA8898370
2021-04-06

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

JUDGMENT
CA8655290
2020-12-17 11:15
KON KAST PRODUCTS (2005) LTD.
INTER ALIA

Duplicate Indefeasible Title

NONE OUTSTANDING

Transfers

NONE

Pending Applications

NONE

Corrections

NONE

Title Number: TG14077
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TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $ 175000

2021-06-29, 09:56:30
Requestor: Maaji Isobe

**CURRENT AND CANCELLED INFORMATION SHOWN**
Land Title District
Land Title Office

PRINCE RUPERT
PRINCE RUPERT

Title Number
From Title Number

CA2270285
CA584450

Application Received

2011-11-14

Application Entered

2011-11-17

Registered Owner in Fee Simple
Registered Owner/Mailing Address:

Taxation Authority

BEAR CREEK CONTRACTING LTD., INC.NO. BC0064751
3752 HIGHWAY 16 EAST
TERRACE, BC
V8G 5J3

Prince Rupert Assessment District

Description of Land
Parcel Identifier:
011-069-821
Legal Description:
LOT 16 BLOCK 5 DISTRICT LOT 373 RANGE 5 COAST DISTRICT PLAN 3218
Legal Notations

NONE

Charges, Liens and Interests
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Cancelled By:
Cancelled Date:

MORTGAGE
CA584451
2007-09-28 11:41
NORTHERN SAVINGS CREDIT UNION
INTER ALIA
CA2280021
2011-11-22

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Title Number: CA2270285

STATUTORY RIGHT OF WAY
CA2996850
2013-02-18 08:23
TM MOBILE INC.
INCORPORATION NO. A56593

TITLE SEARCH PRINT
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TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $ 175000

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Cancelled By:
Cancelled Date:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Transfer Number:
Registered Owner:
Transfer Number:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Title Number: CA2270285

2021-06-29, 09:56:30
Requestor: Maaji Isobe

JUDGMENT
CA7212973
2018-11-27 16:11
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWED BY CA8572291
CA8916235
2021-04-14
MORTGAGE
CA8147733
2020-04-20 15:59
ROYAL BANK OF CANADA
CA8147733 TRANSFERRED TO LB569822
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
LB569822
EXTENSION OF BB680925
MODIFIED BY CA8147732
MORTGAGE
CA8150488
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA
ASSIGNMENT OF RENTS
CA8150489
2020-04-22 11:15
ACCORD SMALL BUSINESS FINANCE CORP.
INCORPORATION NO. BC0924892
ACCORD SMALL BUSINESS LEASING CORP.
INCORPORATION NO. BC0852495
INTER ALIA
JUDGMENT
CA8489587
2020-10-13 11:41
GITGA'AT MATRIX WORKFORCE SERVICES LTD.
INCORPORATION NO. BC1231925
INTER ALIA
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TITLE SEARCH PRINT
File Reference: 322707.00001
Declared Value $ 175000

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

2021-06-29, 09:56:30
Requestor: Maaji Isobe

Remarks:
Cancelled By:
Cancelled Date:

JUDGMENT
CA8572291
2020-11-16 14:03
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
RENEWAL OF CA7212973
CA8916234
2021-04-14

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

JUDGMENT
CA8655290
2020-12-17 11:15
KON KAST PRODUCTS (2005) LTD.
INTER ALIA

Duplicate Indefeasible Title

NONE OUTSTANDING

Transfers

NONE

Pending Applications

NONE

Corrections

NONE

Title Number: CA2270285

TITLE SEARCH PRINT
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Appendix D

STEVE CULLIS APPRAISALS LTD
2 – 2823 CLARK STREET
TERRACE, BC V8G 3R9

AN APPRAISAL OF
A L IG HT IND U STR IAL P RO P ERTY
3 6 8 6 / 3 7 5 2 H I G H WAY 1 6 E A S T
T E R R AC E , B C V 8 G 5 J 3

FOR
R OYA L B A N K O F C A N A DA

Steve Cullis Appraisals Ltd.
2-2823 Clark Street
Terrace, BC V8G 3R6
1-800-863-5211 or 250-635-5211
E-mail: cullis@citywest.ca

May 29, 2019

Ian Munson
Bear Creek Contracting Ltd
3550 Highway 16 East
Terrace, BC V8G 5J3
Dear Mr. Munson:
Re:

3686/3752 Highway 16 East
Terrace, BC V8G 5J3

As requested, I have performed an appraisal of the aforementioned property. The purpose of the appraisal is to
estimate the market value of the subject property for financing purposes at the Royal Bank of Canada. These
properties are the location of a crane and related business and a helicopter operation.

The property rights being appraised are those of the "Fee Simple" owner. This appraisal has been completed in
conformity with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP).

To estimate the market value of the subject property, I made a personal inspection and analyzed all sales and
other pertinent information.

The estimated value of the subject property as of May 9, 2019 is $3,500,000.

THREE MILLION, FIVE HUNDRED THOUSAND DOLLARS

Enclosed herewith is an appraisal report which describes my methods of approach and contains data gathered
during my investigations which, to the best of my knowledge, are correct and subject to the assumptions and
limiting conditions herein set out.

Respectfully submitted,

Steve R Cullis, AACI, P.App., FRI
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EXECUTIVE SUMMARY
Type of Property

Shops with Offices, Helicopter Hangar

Property Address

3686/3752 Highway 16 East, Terrace, BC

Date of Appraisal

May 9, 2019

Lot Size

Rem. of Lot 1, Plan 4414 ±3.86 acres

Building Size

Lot 1, Plan 12376

±2.74 acres

Lot 7, Plan 3218

± .58 acres

Northern Crane Building ±9,500 ft2
Others – see building description page 13
Folio 10386.800

10423.000

10364.000

2019 Actual Value*

Land $ 339,000

$443,000

$99,900

* as per BC Assessment Authority

Impr.

686,000

522,000

nil

Total $1,025,000

$965,000

$99,900

2018 Property Taxes

$17,363.81

$11,061.38

$1,986.67

Zoning

M-1, Light Industrial

Highest and Best Use

Light Industrial Shop with Associated Offices

Value Conclusions


Cost Approach

Not Applicable



Direct Comparison Approach

$3,762,000



Income Approach

$3,249,000

Final Estimate of Value

$3,500,000

Recent Sales History

None

Reasonable Exposure Time

6 months

Summary
The subject property comprises three separate parcels, but they are integrated into the overall operations
of several entities. The helicopter office building is on a different lot than the hangar and the vacant lot is
being used by the businesses within 3752 Highway 16 East. Therefore, the subject property has been
appraised as one large site.
Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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DEFINITION OF THE APPRAISAL PROBLEM

PURPOSE OF THE APPRAISAL
The purpose of this appraisal is to estimate the market value of the subject property as of May 9, 2019.

DESCRIPTION OF LAND
Parcel Identifier: 011-268-298
Legal Description: Lot 7, Block 2, District Lot 372, Range 5, Coast District, Plan 3218, Except Plan 5250
Parcel Identifier: 014-296-055
Legal Description: Lot 1, District Lots 372 & 373, Range 5, Coast District, Plan 12376
Parcel Identifier: 011-597-496
Legal Description: Lot 1, District Lot 373, Range 5, Coast District, Plan 4414, Except Plans 6426 & 5259

PROPERTY RIGHTS APPRAISED
The property rights being appraised in this report are all of the rights of "Fee Simple" owner.

DEFINITION OF FEE SIMPLE
A fee simple is defined by Funk & Wagnall's dictionary as: "An estate in land inheritable by the heirs
generally of the owner of the estate without any restriction to any particular class of heirs."

EFFECTIVE DATE OF THE APPRAISAL
The inspection of the property was made on May 9, 2019. The effective date of this appraisal is also May
9, 2019.

RECENT SALES
There are no recent sales or listings to the best of my knowledge. The last sale concerning any of the
three parcels being appraised occurred in November 2005 when 3686 Highway 16 was purchased for
$320,000. The other parcels were purchased in 1989 and 1993.

FUNCTION OF APPRAISAL
This appraisal is to be used by Ian Munson of Bear Creek Contracting Ltd for financing purposes at the
Royal Bank of Canada (RBC).

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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SCOPE OF APPRAISAL

To appraise the subject property, I have performed an inspection of the sites and have viewed the
buildings. However, this should not be considered as a detailed inspection such as that carried out by an
engineer or qualified building inspector.

Sales of other properties have been reviewed and inspected where possible to make a comparison with
the subject and to determine a capitalization rate.

The appraisal has been performed completely by the author except for the clerical work necessary to put
the report together.

The appraisal being performed on the subject property is in a current narrative format.

An environmental assessment of the subject property has not been carried out by this firm.

Information concerning the subject has been obtained from my on site inspection, files at Steve Cullis
Appraisals Ltd, BC Assessment Authority data, the Land Title and Survey Authority and from the owner.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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DEFINITION OF MARKET VALUE

Market value is defined by the Canadian Uniform Standards of Professional Appraisal Practice 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 under conditions whereby:

1.

The 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.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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LIMITING CONDITIONS

This appraisal of 3686/3752 Highway 16 East, Terrace, BC V8G 5J3 is subject to the following limiting
conditions:

This report is prepared at the request of Ian Munson of Bear Creek Contracting Ltd for financing purposes
at RBC. It is not reasonable for any person other than Mr. Munson, other representatives of Bear Creek
Contracting Ltd and the Royal Bank of Canada to rely on this appraisal without first obtaining written
authorization from the client and this appraiser. The report is prepared on the assumption that no other
person will rely on it for any purpose and that all liability to such persons is denied.

It is assumed that the legal description is correct. (Furnished by Land Title and Survey Authority)

No responsibility is taken regarding matters of a legal nature, and no opinion is offered regarding the title
which is assumed to be marketable.

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

This appraisal should not be regarded as a detailed building inspection with respect to the condition of the
structures. If the client has concerns regarding the soundness of any structure, an engineer or qualified
building inspector should be consulted. The author is not qualified to give engineering advice.

It is assumed that the improvements lie entirely within the subject lots, and that no encroachments exist
from without.

All opinions, estimates, data and statistical information supplied for the preparation for this appraisal are
assumed to be correct.

The estimate of value arrived at in this appraisal, applies only to the improvements and site described.

Maps and plans contained within this report are included for the sole purpose of visual reference and
should not be considered as legal surveys. The author is not a qualified surveyor.

The final estimate of value is not based on the completion of any public improvements.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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The compensation for services rendered in this report does not include a fee for court preparation or court
appearance, which must be negotiated separately. However, neither this nor any other of these limiting
conditions is an attempt to limit the use that might be made of this report should it properly become
evidence in a judicial proceeding. In such a case, it is acknowledged that it is the judicial body which will
decide the use of the report which best serves the administration of justice.

The property rights appraised herein exclude mineral rights, if any.

The value estimate contained herein is expressed in Canadian dollars.

This report is valid only if it bears the original signature of the author.

Market data has been obtained, in part, from documents at the Land Title and Survey Authority, sales
reports of the BC Assessment Authority and/or from real estate board reports. Except as noted herein, a
reasonable attempt has been made to verify this information.

No opinion as to the environmental condition of the site is expressed or implied. If there is a concern as to
the environmental integrity of the site, a qualified consultant should be employed to conduct an
assessment.

Because market conditions, including economic, social and political factors, change rapidly and, on
occasion, without warning, the market value expressed as of the date of this appraisal cannot be relied
upon to estimate the market value as of any other date except with further advice of the appraiser.

The appraisal has been prepared on the premise that the appraised property is free and clear of all liens
or encumbrances.

The distribution of the total valuation between land and improvements applies only under the current
program of property utilization and is invalidated if the appraisal is used for any other purpose.

EXTRAORDINARY LIMITED CONDITION
The cost approach has not been a reliable method of appraising commercial and light industrial properties
in this area for a lengthy period. Therefore, it is not included in this report. Costs generally exceed market
values at present.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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CITY AND REGIONAL DATA

Terrace is incorporated as a city and according to the 2016 census the population increased marginally to
11,643, up from 2011 when it was 11,486. It is noted that BC Stats indicates that Terrace had a population
of 12,248 in 2018. The City of Terrace website claims a trading area population of ±70,000. Terrace is
located ±700 kilometres north of Vancouver by air.

The area is served by Air Canada, Central Mountain Air, WestJet and other smaller companies at the
Northwest Regional Airport. Other forms of transportation include rail service to Prince George and farther
east and a ferry system which runs from Prince Rupert (±145 kilometres west) to Haida Gwaii and Port
Hardy on Vancouver Island. The Alaska ferry system also connects Prince Rupert with Alaska. A
government run bus line is now in operation for the area.

Historically, the largest employer has been the forest industry, but Terrace is now a government centre for
many agencies and therefore, the public sector also has a large employment base. It is the service centre
for the region.

Educational facilities are considered good as Terrace is served by primary, elementary and secondary
schools, both public and private. The main campus of Coast Mountain College is located in the city. The
University of Northern BC has a satellite campus in Terrace.

Recreational facilities are also considered good. Terrace has the following: an indoor swimming pool,
tennis courts, curling rink, two ice arenas and an 18 hole golf course. Fishing is among the best in the
world. There is a ski hill located at Shames Mountain, ±24 kilometres west of Terrace.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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Terrace has radio, cable television service, local newspapers and two papers from Vancouver. Pacific
Northern Gas, BC Hydro and telephone service the community.

o

o

The mean summer temperature is 16.2 C, winter is -4.5 C with an average annual precipitation of 129.5
cm.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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REAL ESTATE TRENDS

Activity and prices in the real estate market had been increasing following an earlier period of decline
caused by the global downturn and the Eurocan closure in Kitimat. However, prices for most types of real
estate decreased slightly between the middle of 2014 and 2017. Developments in the area such as the
Northwest Transmission Line and the Rio Tinto Alcan modernization project were positive influences on
prices, but they are now complete. There has been a decrease in workers in the past three years with the
completion of these projects, but this is in the process of changing.
The recently announced positive final investment decision by LNG Canada for their project in Kitimat
should have a significant effect on prices and economic activity. This project will bring many workers to the
Kitimat/Terrace area. The estimated number varies from 4,500 to 7,500 people, with the exact number yet
to be determined. Workers will also be needed through northern BC for the associated pipeline to be built
by Trans Canada Pipelines. The activity should have a positive effect on real estate for the next number of
years.
Also, proposals for Prince Rupert such as further expansion of the port and proposed developments such
as LNG Export Terminals would affect the real estate market in a positive manner. It is noted that four of
the LNG proposals for Prince Rupert were cancelled. Three propane export terminals are proposed for
Prince Rupert with construction of two in progress. Mining activity in the region may be poised to increase,
partly because the Northwest Transmission Line was completed in 2014. The Brucejack mine north of
Stewart has commenced commercial production and other mines are proposed. Developments are
expected south of Terrace in the Skeena Industrial Development Park (SIDP), but the exact entities are
not known at this time. Trees have been cleared in the SIDP and other work is proposed. Construction
work for the second tunnel at Kemano is in progress and a propane export facility is being considered for
Kitimat.
The vacancy rate for main floor commercial space in Terrace's downtown core is estimated to be ±5%. The
vacancy rate for space on floors above ground level is slightly higher. It appears that light industrial
buildings in Terrace and Thornhill (rural Terrace) have a vacancy rate of ±5%.
The overall vacancy rate for manufactured home parks in the Terrace area is relatively low and there has
not been a vacancy problem for many years. The overall rate appears to be less than 5%.
The last CMHC apartment vacancy survey for Terrace from October 2018 was 5.2% which is down from
one year earlier when the rate was 6.5%. In October 2016 the rate was 4.3%. That was up from October
2015’s rate of 2.5% and from April 2015 when it was 4.1%. In October 2014, the rate was 3.2%, in April
2014, the rate was 0.8% and in October 2013 it was 0%. Vacancies have been 6.5% or lower since October
2011 and there have only been fairly small fluctuations since then. However, in April 2010 the rate was
13.7%. CMHC started releasing vacancy survey once per year (previously twice per year) starting in 2016.
Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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NEIGHBOURHOOD DATA

The subject property is situated in an area known as Thornhill. This neighbourhood is located to the east
of Terrace and is comprised of a wide range of properties.

The immediate vicinity is primarily a light industrial area that is located on each side of Highway 16.
Properties in the general area consist of workshops, single family homes, warehouses, a small mini
storage facility, residential rental properties, retail stores, gas bars, schools, motels, mobile home parks,
card locks and other entities. New construction in recent years consists of a Holiday Inn Express, a PetroCanada Card Lock and a large shop occupied by Entrec Cranes.

Thornhill has an area population of over 4,000 people. The main residential area is situated south east of
Highway 16 East away from commercial and industrial developments. The population of the entire rural
area outside of Terrace, including Thornhill is over 7,000 people.

This strip along the highway is classed as being above average for a commercial/light industrial business
that requires easy access and some exposure, but not a downtown location.

This neighbourhood is protected by the Thornhill Fire Department. Local services include: water, hydro,
natural gas, cablevision and telephone. However, sewer is not available to this section of Thornhill.
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DESCRIPTION OF SITE

There are three separate parcels of land being appraised. According to the BC Assessment Authority, the
lot sizes are as follows;


Rem. of Lot 1, Plan 4414 ±3.86 acres



Lot 1, Plan 12376

±2.74 acres



Lot 7, Plan 3218

± .58 acres

The plan below is in a reduced format, but it shows the configuration of each lot;

The Remainder of Lot 1, Plan 4414 is the site of the helicopter pad and hangar operated by Lakelse Air.
The lot is well developed for this type of use and there are concrete helipads adjoining the structure. The
site comprises approximately 3.86 acres and it is fenced with chain link fencing.

The site is level and highly useable with access off of the Highway 16 Frontage Road. The configuration is
slightly irregular, but it results in more highway frontage. According to information on file, the property has
over 440 feet of frontage. It is the most southerly of the three lots.

Lot 1, Plan 12376 is the location of Northern Crane Services, Wajax and associated buildings and offices.
It is situated to the immediate north of The Remainder of Lot 1, Plan 4414 and this property also has two
other significant structures. One of the other buildings has the offices of Lakelse Air and another structure
is used for storage.
Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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This site comprises approximately 2.74 acres and it is highly useable and fenced. The property has ±388
feet of fronting onto the Highway 16 Frontage Road. This property is slightly irregular in shape, but it is
level with no detrimental factors.

Lot 7, Plan 3218 is located to the immediate north of the previously described lot and it comprises ±.58
acres. It is level, usable and fenced. This lot is located near the junction of Highway 16 East and Crescent
Street. This property is also being used by the occupants of the building to the immediate south on Lot 1,
Plan 12376.

The property as a whole is serviced with water, electricity from BC Hydro, natural gas (PNG) and
cablevision would be available if desired. There is no sewer in the immediate area, but apparently, the
subject has a septic system.

There are no negative features evident with any of the lots, but an environmental assessment has not
been performed by this office.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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DESCRIPTION AND ANALYSIS OF IMPROVEMENTS

The following is a brief description of the components of the various buildings.

3752 Highway 16 East - Main Structure
Building Type

One storey steel frame structure with a smaller second
storey

Building Size

±8,000 ft2 site coverage with ±1,500 ft2 on the second
floor for a total area of approximately 9,500 ft2

Actual Age

±38 yrs original section with a ±20 year old addition and
other upgrading

Effective Age

25 years

Remaining Economic Life

35 years

Foundation

Poured concrete

Roof Cover

Metal

Exterior Walls

Metal clad

Insulation

Roof and walls are insulated where visible

Heating

N/G heat supplemented with electric baseboards in some
rooms. The building is air conditioned

Electricity

Phase three wiring - 200 Amps

Windows

Twin seal-units

Floor Finish

Carpet, ceramic and vinyl (shop is concrete)

Wall Finish

Drywall in the office area, panel in the second floor suite,
plywood and open to insulation in shop and parts areas

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9
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Ceiling Finish

T-bar, tiles and other

Building Summary:
The subject is well set up for its current use. There is a large area used as a shop that has a useable
height of ±24 feet. The area occupied by the offices is in good condition and the quality of finish is also
relatively good.

The upstairs has offices, storage areas and a residential suite. The finish in the suite appears to be older
and inferior to the rest of the building. Overall, this building is considered to be in reasonably good
condition.

3752 Highway 16 East – Office Structure – Used by Lakelse Air
This structure is in good condition and it was erected in the mid 1990’s. The building has been maintained
to a high standard and as a result, the effective age is considered to be 15 years, with a remaining
economic life of 45 years.

The main floor of this structure comprises a reception area, offices and a washroom. The basement has
three bedrooms, offices, a living area, kitchen, 3 piece bathroom and a laundry/furnace room. This building
has a natural gas furnace and electric baseboards, the electrical main is 200 amps and the plumbing is
copper for the water lines.

There are carpets and ceramic tiles on the floors, the walls are drywall and the ceilings have suspended Tbar. The exterior walls have metal siding and the roof cover is also metal. There is an enclosed entry at
the front and the rear features a deck with an enclosed basement entry underneath. The foundation is
poured concrete. This building comprises 1,792 ft2 on the main floor and the basement is the same size
for a total size of 3,584 ft2. The enclosed entry comprises ±105 ft2.

Summary
The building is well set up for its dual use as the operations offices and short term accommodation for
pilots. The condition is good and this structure forms an integral part of the helicopter business that
operates from the property.

Other Improvements at 3752 Highway 16 East
In addition to the two main structures, there is also a 3,264 ft2 shop that is partly heated, septic tanks and
drain fields and chain link fencing on the property.
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Improvements at 3686 Highway 16 East
The main improvement at this site is the helicopter shop and hangar used by Lakelse Air. This structure
was formerly used by a transport company. However, it has been renovated, added onto and remodeled
for use as a hangar. The actual age of this building is not known for certain, but an old appraisal on file
indicates that the structure may have been erected in the 1970’s. BC Assessment shows a date of
erection from 1973. However, the alterations are extensive and an addition was made in recent years that
increased the size by ±4,396 ft2. It has also decreased the effective age considerably to 15 years, with a
remaining economic life of 45 years.
This is a concrete block structure that comprises approximately 7,379 ft2 of helicopter hangar, 640 ft2 that
is set up for use as office space and a 640 ft2 basement. The total area is ±8,659 ft2 including the
basement. The original structure has a flat roof, but the addition has a low slope metal roof cover.
The building has been renovated to accommodate helicopters and as a result, large overhead doors have
been installed to provide easy access. The hangar section is heated by way of radiant natural gas heaters,
but the office area was set up to have electric baseboards to supplement the heat in that area. There is a
2 piece washroom and the main breaker is 200 amps. The building has a poured concrete foundation. A
large concrete heli-pad is located to the south to accommodate the fleet of helicopters. The Google Earth
view below shows the layout, but the concrete slab has been extended.

In summary, 3686 Highway 16 East is well set up for its current use as a helicopter operation with offices,
hangar and heli-pad. The site also has a septic system and the lot is fenced.
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ZONING

The subject site is currently zoned M-1, Light Industrial under the provisions of Zoning Bylaw No. 194.
The permitted uses under the M-1 zoning designation allow for many industrial and semi-industrial entities.
Various industrial uses are allowed in this zone. Repair shops and manufacturing facilities are specifically
mentioned within this zone under sub section 1.6.3 (a). Please see addendum for a complete list of uses
and regulations.

Therefore, the current uses of the subject property are considered to be legal and conforming to Bylaw
194.
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HIGHEST AND BEST USE

The highest and best use may be described as "the use which, at the time of the appraisal, is most likely
to produce the greatest net return in money or other amenities over a given period of time."

The predominant factors determining the use of real estate are the legal aspects, namely zoning
regulations in effect, the trend of surrounding uses, government control and the possibility of economic
transition from a lesser to a more profitable use. These transitions arise out of supply and demand,
anticipation, balance, surplus productivity, contribution and competition.

AS IMPROVED
This large level site with exposure from the highway and frontage on two streets is highly desirable for the
current uses by a crane company and a helicopter operation. The site provides a large cleared area for
landing helicopters and the highway location provides exposure for the businesses. The shops and offices
also benefit from the highway exposure and the accessibility is good for large trucks and equipment.

Therefore, it is concluded that the current use of the site is also considered to be the highest and best use
of the property, as improved. The highest value of the subject property is considered to be as one large
property because the uses overlap and there are buildings on each lot that are used by the helicopter
operation. The helicopter offices are situated on a different lot than the hangar and the vacant lot to the
north is used in conjunction with 3752 Highway 16 East.

AS VACANT
The same considerations would be made if the sites were vacant. There are no other uses that would be
better than the current utilization of the property. It is consistent with other uses nearby and the current
M1, Light Industrial zoning allows these entities.

Therefore, it is concluded that the current use or a different light industrial use of the sites would also be
the highest and best use of the property if the lots were vacant. The property is level and has a high level
of visibility.
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PREAMBLE TO THE THREE APPROACHES TO VALUE

The three generally accepted approaches to value are as follows:

COST APPROACH - This method is based on the reproduction cost of a property's improvements less
accrued depreciation from all sources. The resulting figure is added to the estimated land value as if
vacant.

DIRECT COMPARISON APPROACH - This approach employs sales of comparable properties with
adjustments being made for justifiable differences.

INCOME APPROACH - The income approach is based on the property's net income which is capitalized
by the correct rate. The capitalization rate is based on the market evidence.

SUMMARY
These approaches are connected in part because they are based on the general market. The cost
approach is based on the market value of the land as well as the market value or cost of the various
components and trades.

The direct comparison approach examines the size and other units of comparison.

The income approach is based on a property's net income. However, sales of properties are utilized to
obtain capitalization rates. Market rents, expenses and vacancy rates must be analyzed from the market
place.
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COST APPROACH

The following statement is taken from the Appraisal Institute's official text: "The Principle of Substitution
which affirms that when a property is replaceable, its value tends to be set by the cost of acquiring an
equally desirable substitution property, assuming no costly or unnecessary delay is encountered when
making the substitution." This principle gives credence to this approach since it is important to know what
it would cost to replace the subject's improvements.

The following steps must be taken to arrive at a value using the cost approach:

1.

Estimate the value of the site as if vacant.

2.

Estimate the cost of reproducing the improvements on the subject site.

3.

Consider all pertinent causes of depreciation, estimate the amount applicable to the
subject and deduct this amount from the estimate of reproduction cost new.

4.

Add the estimated value of the site to the depreciated cost of the improvements.

The result of these steps is the estimated value of the subject property based on the cost approach.

The cost approach has not been a reliable method of estimating commercial and industrial property values
in the Terrace area for many years. This is because costs have been significantly greater than market
value for typical commercial and industrial buildings. Therefore, it has not been included in this report.
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DIRECT COMPARISON APPROACH

The direct comparison approach is based on the Principle of Substitution which states that an informed buyer
would not pay more for a given piece of property than it would cost to purchase another piece of property of
equal value and utility. To best utilize this approach, it is desirable to find sales of directly comparable
properties. If sale properties are not directly comparable, then adjustments must be made to equalize their
differences. These adjustments are often difficult to support which may weaken this approach to value.

The following steps are taken in using the direct comparison approach:

1.

Survey the area to find any and all indicators of market value. These indicators are usually
sales, but could include listings and offers to purchase.

2.

Check the information on each sale, listing or offer to ensure that the information supplied is
correct.

3.

Analyze all data to determine the reasons any properties may have sold at other than market
value.

4.

Compare each sale with the subject and make any adjustments that are necessary to
reasonably compare the properties.

5.

Finally, correlate the information and based on the comparability of the sales, estimate the
value of the subject.

There is sufficient market evidence available to employ this approach. The direct comparison approach
follows on subsequent pages.
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INDEX 1

Address:

4635 – 4645 Greig Avenue, Terrace

Sale Date:

January 2019

Sale Price:

$2,888,000

Building Size:

±20,300 ft2 in 2 buildings, see comments

Price/ft²:

$142.27

Zoning:

C1-A, Urban Commercial

Net Income:

±$210,000 (projected, old info on file)

Indicated Cap. Rate:

±7.27%

Net Income/ft²:

±$10.34

Comments: This property is made up of a building that is currently operated as an insurance
agency that was converted from its original design as a Robin’s Donuts restaurant and a larger
structure that is currently operated as a Staples store. The size of the lot is fairly large, but it is
much smaller than the subject site. The buildings are newer than most of the subject and the
location is more valuable. However, this lot comprises approximately 1.552 acres and is much
smaller than the subject’s site. Overall, a higher price would apply to the property being appraised.
The income is estimated and adjusted, based on old information on file. The capitalization rate
should be taken as approximate.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9

22

INDEX 2

Address:

3970 DesJardins Avenue, Terrace

Sale Date:

January 2018

Sale Price:

$790,000

Building Size:

±5,096 ft2

Price/ft²:

$155.02

Zoning:

M-1, Light Industrial

Net Income:

$55,383

Indicated Cap. Rate:

7.01%

Net Income/ft²:

$10.87

Comments: This property is situated in Thornhill near the subject, but it is not on the highway. In
that regard it is inferior to the subject. The lot is 1 acre and it is completely level and fenced. This
building is much newer than most of the improvements on the site and because it is smaller, the
value per square foot may not be reliable. However, the subject has more finish and the site is
much larger. It appears that a premium may have been paid for this property, but prices have
increased since it occurred.
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INDEX 3

Address:

4620 Keith Avenue, Terrace

Sale Date:

November 2018

Sale Price:

$790,000

Building Size:

±4,726 ft² including covered shelter

Price/ft2 :

$167.16

Zoning:

C3, Service Commercial

Net Income:

$54,500

Indicated Cap. Rate:

6.90%

Net

Income/ft2

$11.53

Comments: This is the sale of the former Greyhound Bus Depot. The building size includes the
bus shelter on the east side. It is located in a commercial area close to downtown. Approximately
45% of the building size is only covered and not finished or heated. This sale occurred after the
LNG Canada FID and consequently prices are similar to when it took place. The subject’s location
is less valuable, but its site is much larger. This property is .626 acres. Overall, a lower price per
ft2 would apply to the property being appraised, even though it is much more valuable overall.
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INDEX 4

Address:

103-4910 Greig Avenue, Terrace

Sale Date:

October 2018

Sale Price:

$331,000

Building Size:

±1,916 ft2

Price/ft²:

$172.76

Zoning:

C3, Service Commercial

Net Income:

±$20,000 (projected)

Indicated Cap. Rate:

6.04%

Net Income/ft²:

$10.44

Comments: This property is situated in a service commercial area of Terrace outside of the
downtown core. The sale occurred after the LNG Canada announcement and consequently, it
takes the market increase into account. Prices have increased substantially in Terrace since
October 2, 2018, when the formal announcement was made. This is a strata building with paved
parking at the front and a paved area at the rear accessing the warehouse. This is a one storey
building, but the subject’s large lot needs to be considered since this is only a strata lot with a
small amount of parking at the front and rear. Overall, a higher price would apply to the property
being appraised, but on a price per ft2 basis the subject is less valuable.
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INDEX 5

Address:
Sale Date:
Sale Price:
Building Size:
Price/ft2:
Zoning:
Net Income:
Indicated Cap. Rate:
Net Income/ft2:

5012-16 Hwy 16 W & 5011 Park Ave, Terrace
April 2017
$1,940,000
±16,477 ft2 total of 2 buildings
$117.74
C-3, Service Commercial
$152,000 (projected)
7.84%
$9.22

Comments: This property has a large site made up of three lots. The subject’s site is larger, but this
zoning and location would be classed as slightly superior. There are two buildings and the size
includes both structures. The larger building at the front is in below average condition and the smaller
shop at the rear is in better condition. As one parcel, there is frontage at the front and rear (Hwy 16
and Park Avenue). This site has ±4.22 acres made up of three lots. The subject would have a higher
value because of the lot size and prices have increased since this sale occurred.
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Adjustment Chart –Main Structures
INDEX
#
1

SALE
DATE
January
2019

SALE
PRICE

PRICE
PER FT2

TIME
ADJ.

TIME ADJ
SP/FT2

$2,888,000

$142.27

Nil

$142.27

2

January
2018

$790,000

$155.02

+30%

$201.53

3

November
2018

$790,000

$167.16

Nil

$167.16

4

October
2018

$331,000

$172.76

Nil

$172.76

5

April
2017

$1,940,000

$117.74

+30%

$153.06

OTHER
ADJUSTMENTS
+10% overall, primarily for
lot size
-20% overall, may have
sold high, much smaller
lot
Nil - high visibility, smaller
lot, partly open
-5%, many differences,
much smaller building &
lot
+5% inferior buildings,
and lot vs location, zoning

ADJ.
SP/FT2
$156.50
$161.22
$167.16
$164.12
$160.71

The five sales have adjusted values that range from $156.50/ft2 to $167.16/ft2, but when the high and low
sales are eliminated, the range tightens considerably. The revised range is $160.71/ft 2 to $164.12/ft2 with
a mid-point of $162.41/ft2. The median rate is $161.22/ft2. Taking everything into account, a value range of
$160/ft2 to $162/ft2 should be applied to the main structures and a value of $161/ft2 will be used. These
buildings have a total size of ±21,743 ft2. The shop at the rear of the site has an estimated contributory
value that is ±50% of the other buildings. Part of the reason is that the large site is factored into the main
buildings’ value. A rate of $80/ft2 (rounded) will be applied to the rear shop and it is ±3,264 ft2.

The value is calculated as follows:

±21,743 ft2 @ $161/ft2 = $3,500,623
±3,264 ft2 @ $80/ft2 =

261,120

Total $3,761,743
Rounded to $3,762,000

The estimated value of all three properties by the direct comparison approach is $3,762,000.

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9

27

INCOME APPROACH-Overall Capitalization Method

This approach to value is based on the premise that a given piece of property has a value relative to the
amount of income that it is capable of producing. Therefore, this approach is generally given the most
weight when valuing income producing properties.

The following steps are used to estimate the market value of a property by the income approach:

1.

Estimate the potential gross income that the property is capable of producing.

2.

Make an allowance for vacancies and bad debts; then, deduct this amount from the gross
income, arriving at the effective gross income.

3.

Estimate the total annual expenses and deduct this amount from the effective gross
income arriving at the net operating income.

4.

Select the correct capitalization rate and divide the net operating income by this rate to
arrive at a value by the income approach.

This method of valuation is best suited for income producing properties and therefore, will be used in this
appraisal.
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INCOME APPROACH - OVERALL CAPITALIZATION METHOD

POTENTIAL GROSS INCOME
The buildings are currently rented to three different tenants. They are Lakelse Air, Northern Crane Services
Inc and Wajax. However, the buildings rented by Lakelse Air are on more than one of the sites and
consequently, the income approach is based on the total income attributable to all three lots.

According to information supplied to me, Northern Crane Services inc. rents ±4,993 ft2 for $60,000 per annum.
This works out to a rate of ±$12/ft2 on a triple net basis. The lease supplied to me ended August 31, 2018, but
there was a right to extend the lease based on market rent. It appears that the current market rent would be
slightly higher because of the large site. Information obtained from the owner indicates the total rentable area
to be ±9,375 ft2, but this building was previously measured and a size of ±9,500 ft2 was obtained. These sizes
are similar and considering that part of the area is upstairs and difficult to measure, they are essentially the
same. The total area will be based on ±9,500 ft2 as measured, leaving ±4,507 ft2 attributable to the remaining
space occupied by Wajax. These areas could vary slightly, but the total size of the building should be fairly
accurate. Wajax has a triple net lease in place for $55,000 per annum which works out to ±12.20 ft2, which is
essentially the same as the other section of the building. The lease expires on November 30, 2019 and the
base rent may be renegotiated at that time to reflect current market rental conditions.

The other lease is to Lakelse Air Ltd for $120,000 per annum until July 31, 2023. Apparently, there are three
buildings being rented in this price and they cover two lots. The main two building associated with Lakelse Air
Ltd. total ±12,243 ft2 for a total area of ±21,743 ft2 the three main buildings. The building at the rear is ±3,264
ft2. However, since the leases are essentially at market rates (although one may have changes slightly since it
expired), the actual rents shown will be used in this approach. Other similar rental properties are difficult to
find because of the large sites, but there are some being rented for similar amounts. The subject’s rents may
be at the lower end of the market range. This will be considered in the selection of the capitalization rate.

The subject’s potential gross income is calculated as follows;

Northern Crane Services Inc.
Wajax
Lakelse Air Ltd.
Total

$ 60,000
55,000
120,000
$235,000

The estimated potential gross income of the subject property is $235,000.
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VACANCY ALLOWANCE
The subject property had been mostly owner occupied for many years and it is currently 100% leased,
although the Wajax section appears vacant or under utilized. The vacancy rate is essentially 0%. The vacancy
rate for industrial properties in Terrace and Thornhill as a whole is less than 5% and good properties such as
the subject have a vacancy rate of close to 0%. Taking everything into account, a vacancy rate of 4% is
appropriate.

The vacancy allowance is calculated as follows;

$235,000 x .04 = $9,400
The allowance for vacancies is $9,400.

EFFECTIVE GROSS INCOME
After the vacancy allowance is deducted from the potential gross income, the resulting effective gross income
is $225,600 ($235,000 - $9,400).

EXPENSES
Typically, expenses for this type of building range from 8% to 20% of the effective gross income, but
sometimes the appropriate expense level is outside this range. The appropriate expenses are broken down as
follows:

EXPENSE

LOW

HIGH

SUBJECT

AMOUNT

Repairs/Maintenance

3%

9%

4%

$ 9,024

Management

3%

8%

4%

9,024

Miscellaneous (includes accounting/legal)

2%

3%

2%

4,512

Total

8%

20%

10%

$22,560

Repairs/Maintenance
This expense refers to repairs and maintenance of a structural nature only. Other maintenance would be at
the expense of the tenant with a triple net lease. The appropriate expense allowance for repairs and
maintenance is considered to 4%. This is below average, which is attributable to the type of construction, low
level of finish in parts of the structures and the large site. A significant amount of the income is attributable to
the site and very little repairs and maintenance are needed to this component. Four percent of the effective
gross income is $9,024.
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Management
The main structures are essentially one or two tenant buildings. The management expense may increase with
the number of tenants and the allowance of 4% considers the cost as being below average. Four percent of
the effective gross income is $9,024.

Miscellaneous
There are very few miscellaneous expenses, but the owner of this structure may incur expenses for
accounting, legal and licences. An allowance of 2% has been made for these items. This is considered to be
slightly below average. Two percent of the effective gross income is $4,512.

Therefore, the total expenses are estimated to be $22,560.

NET OPERATING INCOME
After the estimated expenses are deducted, the indicated net operating income is $203,040 ($225,600 $22,560). This amount must be capitalized by the correct rate as taken from market evidence. The chart that
follows indicates the capitalization rates that have been obtained from the sales in the direct comparison
approach.

CAPITALIZATION RATE
The index properties contained in the direct comparison approach indicate the following capitalization
rates:
INDEX

SALE

SALE

NET

CAPITALIZATION

#

DATE

PRICE

INCOME

RATE

1

January 2019

$2,888,000

$210,000

7.27%

2

January 2018

$790,000

$55,383

7.01%

3

November 2018

$790,000

$54,500

6.90%

4

October 2018

$331,000

$20,000

6.04%

5

April 2017

$1,940,000 $152,000

7.84%

The five sales listed above indicate capitalization rates from 6.04% to 7.84%. The median rate is 7.01%
and the mid-point of the range is 6.94%. It is noted that parts of the site aren’t being used intensively and
the leases may be at the lower end of their range. There is some potential to increase the rents.
Consequently, a capitalization rate at the low end of the range is appropriate. The rate for the subject
should be between 6.0% and 6.5%. A capitalization rate of 6.25% will be used.
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CAPITALIZATION PROCESS
The subject’s projected net income is $203,040 and the selected capitalization rate is 6.25%. The value is
estimated as follows:
$203,040 ÷ .0625 = $3,248,640
Rounded to $3,249,000

Summary of the Overall Capitalization Rate Method
Potential Gross Income

$235,000

Less Vacancy Allowance

-

Effective Gross Income

$225,600

Less Estimated Expenses

- 22,560

Indicated Net Income

$203,040

9,400

Capitalized @ 6.25% ($203,040 ÷ .0625) = $3,248,640
Rounded to $3,249,000

The estimated value of the subject property by the income approach is $3,249,000.
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RECONCILIATION

The final estimates of value indicated by the three approaches to value are:

Cost Approach

Not Applicable

Direct Comparison Approach

$3,762,000

Income Approach

$3,249,000

COST APPROACH
This approach was not employed.

DIRECT COMPARISON APPROACH
There was sufficient market evidence to employ this method and it will be considered in conjunction with
the income approach.

INCOME APPROACH
The income approach is usually given the most credence when valuing a property capable of generating a
cash flow. It is given considerable weight in this appraisal, but consideration is also given to the direct
comparison approach. The range is wider than average, but it is a unique property made up of multiple
lots and buildings.
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FINAL ESTIMATE OF VALUE

In arriving at a final estimate of value, consideration has been given to the subject's age, condition,
location and the general economic climate in the Terrace area. The income approach is usually the most
reliable method of valuing this type of property, but the direct comparison approach is also taken into
account because there are some recent sales. Consideration is given to both approaches.

The estimated value of the subject property as of May 9, 2019 is $3,500,000.

THREE MILLION, FIVE HUNDRED THOUSAND DOLLARS
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EXPOSURE TIME

The following comments on exposure time are taken from the appraisal standards as outlined in the
Appraisal Institute of Canada’s Professional Standards:

Exposure time is referred to in most market value definitions. In an appraisal, the term means the
estimated length of time the property interest being appraised would have been offered on the market
before the hypothetical consummation of a sale at market value on the effective date of the appraisal; a
retrospective estimate based upon an analysis of past events assuming a competitive and open market. It
is always presumed to have preceded the effective date of the appraisal. Exposure time is different for
various types of real estate and under various market conditions. The overall concept of reasonable
exposure time encompasses not only adequate, sufficient and reasonable time, but also adequate,
sufficient and reasonable marketing effort. The distinction between exposure time (i.e. past) and marketing
time (i.e. future) must be made clear if both are referred to in the report.

The difference between exposure time and marketing time is as follows: exposure time immediately
precedes the effective date of the appraisal and marketing time follows it.

The appropriate exposure time for the subject property is 6 months at the appraised value.
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CERTIFICATION

3686/3752 Highway 16 East, Terrace, BC V8G 5J3
I have personally inspected the subject and considered all factors affecting the value thereof. The subject
property was inspected on May 9, 2019.

The information contained in this report is true and factual to the best of my knowledge and has been
checked where possible. I have no past, present or contemplated future interest in the property being
appraised and no personal interest or bias with respect to the parties involved.

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

This appraisal has been completed in conformity with the Canadian Uniform Standards of Professional
Appraisal Practice. No one provided significant professional assistance to the person signing this report.

The Appraisal Institute of Canada has a Mandatory Recertification Program for designated members. As
of the date of this report, I have fulfilled the requirements of the program.

Neither the employment to make the appraisal nor the compensation is contingent upon the amount of the
valuation reported.

The estimated value of the subject property as of May 9, 2019 is $3,500,000.

THREE MILLION, FIVE HUNDRED THOUSAND DOLLARS

____________________________
Steve R Cullis, AACI, P.App., FRI

May 29, 2019
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ADDENDUM
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CURRICULUM VITAE
STEVE CULLIS, AACI,P.App.,FRI
2 – 2823 CLARK STREET
TERRACE, BC V8G 3R9
EMAIL cullis@citywest.ca
PHONE 1-250-635-5211/FAX 1-250-635-7931
TOLL FREE AT 1-800-863-5211

Qualifications of Steve Cullis

- Accredited Appraiser, Canadian Institute, Professional Appraiser (P.App.)
- Fellow of the Real Estate Institute of Canada (FRI)
- Certificate in Financial Management from Cornell University
- Business Skills Certificate from Thompson Rivers University

January 1984 to Present
Since opening the appraisal practice in 1984, appraisals and real estate consulting have been performed
on a wide range of properties. These assignments have mainly been performed in northwest BC from
Smithers to Prince Rupert.

However, specific projects have taken place from Haida Gwaii (Queen

Charlotte Islands) to Fort Nelson and most of the communities in northern British Columbia, including
Prince George. Appraisals have also been completed in Whitehorse, Yukon. Testimony has been given
as an expert witness at various courts and tribunals.

1982 to 1984
Approximately two years was spent at the B.C. Assessment Authority in Terrace immediately prior to
opening the appraisal practice. Additional training was obtained working at Cullis Appraisals in Quesnel
before 1982.
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TITLE SEARCH
Title CA145950
Declared Value $320,000.00
**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**
Land Title District
PRINCE RUPERT
Land Title Office
PRINCE RUPERT
Title Number
CA145950
From Title Number
TK3630
Application Received
2005-11-23
Application Entered
2005-12-02
Registered Owner in Fee Simple
Registered Owner/Mailing Address:
BEAR CREEK CONTRACTING LTD., INC.NO.
BC0064751
3752 HIGHWAY 16 EAST
TERRACE, BC
V8G 5J3
Taxation Authority
Prince Rupert Assessment District
Description of Land
Parcel Identifier:
011-597-496
Legal Description:
LOT 1 DISTRICT LOT 373 RANGE 5 COAST DISTRICT PLAN 4414 EXCEPT PLANS 6426 AND 5259
Legal Notations
NONE
Charges, Liens and Interests
Nature:
MORTGAGE
Registration Number:
BB680925
Registration Date and Time:
2008-06-26 10:54
Registered Owner:
ROYAL BANK OF CANADA
Remarks:
INTER ALIA
Nature:
JUDGMENT
Registration Number:
CA7212964
Registration Date and Time:
2018-11-27 16:10
Registered Owner:
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
Duplicate Indefeasible Title
NONE OUTSTANDING
Transfers
NONE
Pending Applications
NONE
Title TC13540
Declared Value N/A
**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**
Title Issued Under
SECTION 98 LAND TITLE ACT
Land Title District
PRINCE RUPERT
Land Title Office
PRINCE RUPERT
Title Number
TC13540
From Title Number
TB6959 TB6960 TC11869 TC13538
Application Received
1989-07-07
Application Entered
1989-07-07
Registered Owner in Fee Simple
Registered Owner/Mailing Address:
BEAR CREEK CONTRACTING LTD., INC.NO.
64751
3086 HIGHWAY 16 EAST
TERRACE, BC
V8G 3N5
Taxation Authority
Omineca Assessment District
Description of Land
Parcel Identifier:
014-296-055
Legal Description:
LOT 1 DISTRICT LOTS 372 AND 373 RANGE 5 COAST DISTRICT PLAN 12376
Legal Notations
NONE
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Charges, Liens and Interests
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
PROVINCE OF BRITISH COLUMBIA
Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:
Nature:
Registration Number:
Registration Date and Time:
Registered Owner:
INCORPORATION NO. A0076979
Duplicate Indefeasible Title
Transfers
Pending Applications

UNDERSURFACE AND OTHER EXC & RES
TC11870
1989-06-20 08:09
HER MAJESTY THE QUEEN IN RIGHT OF THE
PART. SEE TC11869 SECTION 47 LAND ACT
MORTGAGE
BB680925
2008-06-26 10:54
ROYAL BANK OF CANADA
INTER ALIA
JUDGMENT
CA7212969
2018-11-27 16:10
BURNCO ROCK PRODUCTS LTD.
NONE OUTSTANDING
NONE
NONE

Title TG14077
Declared Value
**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**
Land Title District
PRINCE RUPERT
Land Title Office
PRINCE RUPERT
Title Number
TG14077
From Title Number
TB6961
Application Received
1993-09-24
Application Entered
1993-09-24
Registered Owner in Fee Simple
Registered Owner/Mailing Address:
BEAR CREEK CONTRACTING LTD., INC.NO.
64751
3752 HIGHWAY 16 EAST
TERRACE, BC
V8G 4T1
Taxation Authority
Omineca Assessment District
Description of Land
Parcel Identifier:
011-268-298
Legal Description:
LOT 7 BLOCK 2 DISTRICT LOT 372 RANGE 5 COAST DISTRICT PLAN 3218 EXCEPT PLAN 5250
Legal Notations
NONE
Charges, Liens and Interests
Nature:
MORTGAGE
Registration Number:
BB680925
Registration Date and Time:
2008-06-26 10:54
Registered Owner:
ROYAL BANK OF CANADA
Remarks:
INTER ALIA
Nature:
JUDGMENT
Registration Number:
CA7212971
Registration Date and Time:
2018-11-27 16:11
Registered Owner:
BURNCO ROCK PRODUCTS LTD.
INCORPORATION NO. A0076979
Duplicate Indefeasible Title
NONE OUTSTANDING
Transfers
NONE
Pending Applications
NONE
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ZONING
4.6.2

M-1

(LIGHT INDUSTRIAL) ZONE

(a)

Permitted Uses:
(i)
warehouse industrial as per section 1.6.3 (a)
(ii)
automotive commercial as per section 1.6.2 (f)
(iii)
public services A as per section 1.6.4 (d)
(iv)
public services B as per section 1.6.4 (e)
(v)
service commercial as per section 1.6.2 (g)
(vi)
printing plant
(vii)
dog kennels and veterinary clinics
(viii)
sash and door mills
(ix)
one single family dwelling in conjunction with and as a structural part of the industrial building for manager or
caretaker
(x)
office uses in conjunction with industrial uses
(xi)
utilities as per section 1.6.4 (c)

(b)

Regulations of Use:
(i)
Any use which requires unsightly exterior storage shall be screened with thick natural landscaping or a solid
fence no less than two metres in height.

(c)

Siting Requirements:
No building or structure or part thereof shall be located within the following setback from a property line.
Front
13.5 metres
Rear
3.0 metres
Side
3.65 metres on one side, zero on the other side

(d)

Parking Requirements: as per section 3.7.0 - 3.7.6

(e)

Signs and Notices: as per section 3.6.3

(f)

Maximum Site Coverage: 60% of the site area

(g)

Maximum Floor/Site Ratio: 1.0

(h)

Height Restriction: No building or structure shall exceed 11 metres in height.

REFERENCE POINTS
1.6.3

Referring to Point (i) (a)
(i)
(ii)
(iii)
(iv)
(v)
(vi)
(vii)
(ix)
(x)
(xi)
(xii)
(xiii)
(xiv)
(xv)
(xvi)
(xvii)
(xviii)
(xix)
(xx)
(xxi)
(xxii)

Warehouse
wholesale warehouse
storage and cartage
truck depot
transit depot
utility stores yard and depot
builder’s material wholesale/retail
farm and logging supplies and equipment sales
milk depot
machinery sales and service
equipment storage and repair shop
sale of petroleum products
machine shops
septic tank services
mobile home manufacturing and sales
machine and welding shop
tire vulcanizing
bottling and beverage distributors
wholesale bakery
autobody shop
muffler shop
manufacture of wood products

1.6.2

Referring to Point (ii)
(i)
(ii)
(iii)
(iv)
(v)
(vi)

(f)
Automotive
automobile, boats and trailer sales
tire sales
auto accessory sales
repair garage
muffler shop
autobody repair
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SITE PLAN
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BUILDING SKETCH
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LOCATION MAP
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LAKELSE AIR

LAKELSE AIR
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LAKELSE AIR

LAKELSE AIR
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LAKELSE AIR
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LAKELSE AIR
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LAKELSE AIR

LAKELSE AIR
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3752 HIGHWAY 16 E

3752 HIGHWAY 16 E
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3752 HIGHWAY 16 E

3752 HIGHWAY 16 E
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3752 HIGHWAY 16 E

3752 HIGHWAY 16 E

Steve Cullis Appraisals Ltd. 2 – 2823 Clark Street, Terrace, BC V8G 3R9

52

VIEW FROM CRESCENT STREET

CRESTCENT STREET
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HIGHWAY 16 E

HIGHWAY 16 E
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INTERIOR - LAKELSE AIR
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INTERIOR - LAKELSE AIR
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INTERIOR - LAKELSE AIR
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INTERIOR 3752 HIGHWAY 16 E
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INTERIOR 3752 HIGHWAY 16 E
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Steve Cullis Appraisals Ltd.

File No. Lot16-PRP3218-Crescent

APPRAISAL OF

A LIGHT INDUSTRIAL SITE

LOCATED AT:
Lot 16, Block 5, Plan PRP3218, Crescent Street
Terrace, BC V8G 082

FOR:
Accord Small Business Finance Corporation
c/o Ian Munson, Bear Creek Contracting Ltd.
3550 Hwy 16 East, Terrace, BC V8G 5J3

BORROWER:
Bear Creek Contracting Ltd.

AS OF:
May 11, 2020

BY:
Steve R. Cullis
AACI,P.APP,FRI

2 - 2823 Clark Street, Terrace, BC V8G 3R9, (250)635-5211

Client Reference No.:

File No.: Lot16-PRP3218-Crescent

Steve Cullis Appraisals Ltd.
2-2823 Clark Street
Terrace, BC V8G 3R9
250-635-5211 / 800-863-5211

May 14, 2020

Accord Small Business Finance Corporation
James Jang
c/o Ian Munson, Bear Creek Contracting Ltd.
3550 Hwy 16 East, Terrace, BC V8G 5J3

Address of Property:

Lot 16, Block 5, Plan PRP3218, Crescent Street
Terrace, BC V8G 082

Market Value: $

$300,000

The estimated value of the subject property is $300,000 with an anticipated selling range is $285,000 to $315,000. The
estimated forced sale value is $270,000, but these value estimates are based on sales that occurred prior to the COVID19 pandemic. Please note that the following information is contained in the Extraordinary Limiting Conditions in this
report.
"COVID-19 Statement: The COVID-19 outbreak has affected the world economy in a negative manner and the stock
markets have been volatile. It is unknown at this time how this will affect the real estate market, but there is potential to
cause a significant decline in value. The sales contained in the report are historical and any decline in market conditions
caused by this outbreak is not reflected in these prices. Consequently, the appraised value may need to be reconsidered
when new market evidence occurs."
Note: In addition to the estimated market value, a forced sale value has also been requested based on a shorter
marketing time of 90 days. The forced sale value estimate is based on conditions not normally encountered with
traditional marketing including a reduced marketing time. The following is taken from CUSPAP.
Canadian Uniform Standards of Professional Appraisal Practice ©Appraisal Institute of Canada, Effective January 1,
2020.
FORCED SALE VALUE: A Forced Sale Value implies a reduced selling period and a compulsion to sell Real Property.
Also known as: "liquidation value", "distress sale" or "power of sale". A Forced Sale Value reflects a situation where: the
seller is under compulsion to sell (and may be an unwilling seller); consummation of the sale is within a short period of
time; and normal marketing time is not possible due to a brief exposure time.
Respectfully submitted,

Steve R. Cullis
AACI,P.App.,FRI
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RESIDENTIAL LAND APPRAISAL REPORT
REFERENCE:

FILE NO.:

Lot16-PRP3218-Crescent

AIC MEMBER: Steve R. Cullis
Accord Small Business Finance Corporation
COMPANY: Steve Cullis Appraisals Ltd.
ATTENTION: James Jang
ADDRESS: 2-2823 Clark Street
ADDRESS: c/o Ian Munson, Bear Creek Contracting Ltd.
Terrace, BC V8G 3R9
3550 Hwy 16 East, Terrace, BC V8G 5J3
E-MAIL:
E-MAIL:
cullis@citywest.ca
IMunson@bearcreekgroup.ca
PHONE:
FAX: 1-250-635-7931
PHONE:
FAX:
1-250-635-5211
250-635-3407
PROPERTY ADDRESS:
PROVINCE: BC
POSTAL CODE: V8G 082
Lot 16, Block 5, Plan PRP3218, Crescent Street CITY: Terrace
LEGAL DESCRIPTION: Lot 16, Block 5, Plan PRP3218, DL 373, Range 5, Coast District, PID 011-069-821
Source: Land Title and Survey Authority
MUNICIPALITY AND DISTRICT: Thornhill
ASSESSMENT:
Land $ 180,700
Assessment Date: 2020
Taxes $ 3,823.03
Year 2019
EXISTING USE: Essentially vacant, but there is chain link fencing present with privacy slats.
NAME: Bear Creek Contracting Ltd.
Name Type: Borrower
PURPOSE:
X To estimate market value
And also to estimate the Forced Sale Value
INTENDED USE: X First mortgage financing only
Second mortgage financing only
Conventional
INTENDED USERS (by name): Client Above
REQUESTED BY: X Client above
Other
VALUE:
Retrospective
Prospective
X Current

ASSIGNMENT

SUBJECT

APPRAISER

CLIENT

CLIENT:

Update of original report completed on
PROPERTY RIGHTS APPRAISED:

X

Fee Simple

with an effective date of
Leasehold

IS THE SUBJECT A FRACTIONAL INTEREST, PHYSICAL SEGMENT OR PARTIAL HOLDING?

EXTRAORDINARY ASSUMPTIONS & LIMITING CONDITIONS

JURISDICTIONAL EXCEPTION

X

TYPE OF DISTRICT:

X

NEIGHBOURHOOD
SITE AND IMPROVEMENTS

Size:

Residential

Commercial

X

YES (see attached addendum. A hypothetical condition requires an extraordinary assumption)
YES (see attached addendum)

Industrial

Agricultural

Rural

Recreational

X Mixed Ind./Res.

Improving

X Suburban
X Stable

Transition

Deteriorating

Over 75%

25 - 75%

Under 25%

Rural

Similar

Smaller

Vacant with fencing

Urban

TREND OF DISTRICT:

CONFORMITY

Yes (if yes, see comments)

X YES (see attached addendum)

NO

X NO
X NO

HYPOTHETICAL CONDITIONS

BUILT-UP:

X No

X DIRECT COMPARISON APPROACH

APPROACHES USED:

NATURE OF DISTRICT:

File No.

Condominium/Strata

Larger

X

From

To

60+
PRICE RANGE OF PROPERTIES:
$ 200,000
$ 5,000,000+
Ranges from homes to industrial/Commercial
MARKET OVERVIEW:
Supply:
High
Average
X Low
Demand:
High
Low
X Average
PRICE TRENDS:
Increasing X Stable
Declining
AGE RANGE OF PROPERTIES (years):

5

COMMENTS:
Value trends, market appeal, proximity to employment and amenities, anticipated public/private improvements, apparent detrimental conditions (railroad tracks, unkempt properties, major traffic arteries, hydro facilities, commercial/industrial sites, landfill sites)

The subject is situated in a mixed use area that has dwellings and light industrial properties. In general, there is a transition towards
being more industrial than residential and that is consistent with the Official Community Plan. There are no adverse influences
evident for this type of property. It is noted that although this strip of Crescent Street has shops and homes, the subject borders
properties along the Thornhill Frontage Road that are highly visible from Highway16. Along this stretch of the highway are industrial
shops and commercial businesses including motels and hotels.
SITE DIMENSIONS: Irregular, see attached
UTILITIES:
Storm Sewer
Sanitary Sewer
Septic
X Telephone
X Natural Gas
LOT SIZE:
Unit of Measurement Acres
Holding Tank
1.21
X Open Ditch
Source:
WATER SUPPLY: X Municipal
Private Well
Land Title and Survey Authority
The subject is currently
TOPOGRAPHY:
Level
vacant, but the services mentioned above are in close proximity.
FEATURES:
Gravel Road
Lane
Sidewalk
Curbs
X Paved Road
CONFIGURATION: Slightly irregular
Street Lights
X Cablevision
ELECTRICAL:
Underground
X Overhead
ZONING:
LANDSCAPING:
Good
Fair
Poor
M1, Light Industrial
X Average
Source: Regional District
CURB APPEAL:
Good
Fair
Poor
X Average
OTHER LAND USE CONTROLS (see comments): None
USE CONFORMS:
NO (see comments)
X YES
ASSEMBLAGE
YES (see comments)
X NO
TITLE SEARCHED:
NO (see comments and limiting conditions)
X YES
COMMENTS:

The subject comprises a light industrial lot that fronts onto Crescent Street to the east and the rear backs onto other properties that
have the same owner. There are no adverse influences present and the lot does not have any negative features evident. However, it
has been used for light industrial purposes and an environmental assessment has not been completed by this firm. The property is
±1.21 acres and the lot has ±136.6 feet of frontage on Crescent Street. This site is slightly irregular in shape and the configuration
does not prevent development. The depth varies from ±250.8 feet on the south side to ±293.2 feet along the north boundary.
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RESIDENTIAL LAND APPRAISAL REPORT
REFERENCE:

HIGHEST AND BEST USE

EXISTING USE:

FILE NO.:

ANALYSES AND COMMENTS:

The location and zoning make this a desirable lot for light industrial development. This is considered to be the highest and best use
of the site as vacant. Since the property is not improved with a building, the highest and best use as improved is not applicable.

COMPARABLE NO. 1
SUBJECT

Lot 16, Block 5, Plan PRP3218, Crescent St.
Terrace, BC V8G 082
DATA SOURCE
Inspection
DATE OF SALE
Not Applicable

Description

COMPARABLE NO. 2
$ Adjustment

SALE PRICE

$

3446 River Drive
Terrace, BC V8G 3P1
Inspection/MLS
07/11/18 *
85,000
$ 340,000

DAYS ON MARKET

N/A

On/offstartJuly2017
* Pre LNG Canada

Frontage

Thornhill
1.21 Acres
M-1
Level
N/A
136.6 feet

Nearby-part Hwy
1.25 acres
C-3 and RUM
Level
N/A
River Dr/Hwy16

Features

Fenced

House of no value

LOCATION
SITE DIMENSIONS/LOT SIZE
ZONING/LAND USE CONTROLS
TOPOGRAPHY
VIEW

DIRECT COMPARISON APPROACH

Lot16-PRP3218-Crescent

Vacant Lot

ADJUSTMENTS (Gross$, Net$)

Gross: $

ADJUSTMENTS (Gross%, Net%)

Gross:

ADJUSTED VALUES

$

230,000
67.6 %

Net: $
Net:

Description

COMPARABLE NO. 3
$ Adjustment

Description

$ Adjustment

3355 River Drive
3720 River Drive
Terrace, BC V8G 3P2
Terrace, BC, V8G 3N9
MLS
Inspection
10/04/18 *
32,500 12/20/19
$ 130,000
$ 432,500
162 days
Private Sale
*Deal made Pre
Post LNG Canada
LNG Canada
-68,000 Thornhill
Thornhill
1.39 acres, poor
-2,000 1.45 acres, good
-5,000
-17,000 M-1
M-1
Below Road/Poor
75,000 Level
N/A
-50,000 2 streets,1 useable
453 feet
-50,000
10,000 Vacant

-40,000
-11.8 %
300,000

Gross: $
Gross:

119,500
91.9 %

$

10,000 Small shop/house*
*both old and poor
Net: $
Net:

115,500
88.8 %
245,500

Gross: $
Gross:

130,000
30.1 %

$

Net: $
Net:

-75,000

-130,000
-30.1 %
302,500

ANALYSES AND COMMENTS:

The three properties are located in very close proximity, but two have improvements. Sale 2 appears to have sold low.
The estimated value of the subject property is $300,000, but refer to the Extraordinary Limiting Conditions regarding a COVID-19
statement. The value should be taken as approximate.
FORCED SALE VALUE
The estimated forced sale value of the subject property is $270,000. This is a 10% discount from the indicated market value. Both
of these values should be taken as approximate because the full effects of the COVID-19 pandemic are not known at present.

ESTIMATED VALUE BY THE DIRECT COMPARISON APPROACH

(rounded): $

300,000
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RESIDENTIAL LAND APPRAISAL REPORT
REFERENCE:

FILE NO.:

SUBJECT SOLD WITHIN 3 YEARS OF EFFECTIVE DATE:

YES

X

Lot16-PRP3218-Crescent

NO

ANALYSES OF SALE TRANSFER HISTORY: (minimum of three years)

HISTORY

No recent sales. The last transaction dates back to November 2011 when the property was purchased for $175,000. Prices were
much lower at that time.
SUBJECT LISTED WITHIN 1 YEAR OF EFFECTIVE DATE:

YES

X

NO

SUBJECT CURRENTLY LISTED:

YES

X

NO

ANALYSES OF AGREEMENTS FOR SALE, OPTIONS, LISTINGS OR MARKETING OF THE SUBJECT: (minimum of one year)

Not Applicable.

EXPOSURE TIME

ANALYSES OF REASONABLE EXPOSURE TIME:

The appropriate exposure time under current conditions is six months for the estimated market value of $300,000 and the marketing
time needed for the forced sale value of $270,000 is estimated to be 90 days.

RECONCILIATION AND FINAL VALUE

RECONCILIATION AND FINAL ESTIMATE OF VALUE:

The estimated value of the subject property is $300,000 with an anticipated selling range is $285,000 to $315,000. The estimated
forced sale value is $270,000.

UPON REVIEWING AND RECONCILING THE DATA AND ANALYSES AND CONCLUSIONS, THE MARKET VALUE OF THE INTEREST IN THE SUBJECT PROPERTY
AS AT
COMPLETED ON

May 11, 2020
May 14, 2020

(Effective Date of the Appraisal)
(Date of Report)

IS ESTIMATED AT $

300,000

As set out elsewhere in this report, this report is subject to assumptions and limiting conditions, the verification of which is outside the scope of this report.

DEFINITIONS

DEFINITION OF MARKET VALUE: The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely revealed terms, for which the specified property rights should sell after reasonable exposure in a
competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal of Real Estate, Third Canadian Edition.2010)

Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: buyer and seller are typically motivated; both parties are well informed or well advised, and acting
in what they consider their own best interests; a reasonable time is allowed for exposure in the open market; payment is made in terms of cash in Canadian dollars or in terms of financial arrangements comparable thereto; and 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.
DEFINITION OF MARKET RENT (if applicable): The estimated amount for which an interest in real property should be leased on the valuation date between a willing lessor and a willing lessee on appropriate lease terms in an arm’s length
transaction, after proper marketing and where the parties had each acted knowledgeably, prudently and without compulsion. (International Valuation Standards 2017)
DEFINITION OF HIGHEST AND BEST USE: The reasonably probable use of real property, that is physically possible, legally permissible, financially feasible, maximally productive and that results in the highest value. (CUSPAP 2018)

The scope of the appraisal encompasses the due diligence undertaken by the appraiser (consistent with the terms of reference from the client, the purpose and intended use of the report) and the necessary research and analyses to prepare a report
in accordance with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) of the Appraisal Institute of Canada. The following comments describe the extent of the process of collecting, confirming and reporting data and its
analyses, describe relevant procedures and reasoning details supporting the analyses, and provide the reason for the exclusion of any usual valuation procedures.
The appraisal issue that is the focus of this engagement has been discussed and defined with the client, the work required to solve the issue planned, and the necessary market data acquired, analyzed and reconciled into an estimate of market
value in a manner typically expected in a "form" report.

SCOPE

The specific tasks and items necessary to complete this assignment include a summary of the following:
1.
2.
3.
4.
5.
6.
7.
8.

assembly and analyses of relevant information pertaining to the property being appraised, including listing and acquisition particulars if acquired within three years prior to the effective date of the appraisal;
a site visit and observation of the subject property and the surrounding area;
assembly and analyses of pertinent economic and market data;
an analyses of land use controls pertaining to the subject property;
an analyses of "Highest and Best Use", or most probable use;
a discussion of the appraisal methodologies and procedures employed in arriving at the indications of value;
inclusion of photographs, maps, graphics and addendum/exhibits when deemed appropriate; and
reconciliation of the collected data into an estimate of the market value or the market value range as at the effective date of the appraisal.

All data considered appropriate for inclusion in the appraisal is, to the best of our knowledge, factual. Due to the type of property being appraised and the nature of the appraisal issue, the findings have been conveyed in this "form" format.
Other:
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RESIDENTIAL LAND APPRAISAL REPORT

ASSUMPTIONS, LIMITING CONDITIONS, DISCLAIMERS AND LIMITATIONS OF LIABILITY

Lot16-PRP3218-Crescent
REFERENCE:
FILE NO.:
The certification that appears in this appraisal report is subject to compliance with the Personal Information and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal Practice ("CUSPAP") and the
following conditions:
1. This report is prepared only for the client and authorized users specifically identified in this report and only for the specific use identified herein. No other person may rely on this report or any part of this report without first obtaining consent from
the client and written authorization from the authors. Liability is expressly denied to any other person and, accordingly, no responsibility is accepted for any damage suffered by any other person as a result of decisions made or actions taken
based on this report. Liability is expressly denied for any unauthorized user or for anyone who uses this report for any use not specifically identified in this report. Payment of the appraisal fee has no effect on liability. Reliance on this report
without authorization or for an unauthorized use is unreasonable.
2. Because market conditions, including economic, social and political factors, may change rapidly and, on occasion, without warning, this report cannot be relied upon as of any date other than the effective date specified in this report unless
specifically authorized by the author(s).
3. The author will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The property is appraised on the basis of it being under responsible ownership. No registry office search has been
performed and the author assumes that the title is good and marketable and free and clear of all encumbrances. Matters of a legal nature, including confirming who holds legal title to the appraised property or any portion of the appraised
property, are outside the scope of work and expertise of the appraiser. Any information regarding the identity of a property's owner or identifying the property owned by the listed client and/or applicant provided by the appraiser is for
informational purposes only and any reliance on such information is unreasonable. Any information provided by the appraiser does not constitute any title confirmation. Any information provided does not negate the need to retain a real estate
lawyer, surveyor or other appropriate experts to verify matters of ownership and/or title.
4. Verification of compliance with governmental regulations, bylaws or statutes is outside the scope of work and expertise of the appraiser. Any information provided by the appraiser is for informational purposes only and any reliance is
unreasonable. Any information provided by the appraiser does not negate the need to retain an appropriately qualified professional to determine government regulation compliance.
5. No survey of the property has been made. Any sketch in this report shows approximate dimensions and is included only to assist the reader of this report in visualizing the property. It is unreasonable to rely on this report as an alternative to a
survey, and an accredited surveyor ought to be retained for such matters.
6. This report is completed on the basis that testimony or appearance in court concerning this report is not required unless specific arrangements to do so have been made beforehand. Such arrangements will include, but not necessarily be limited
to: adequate time to review the report and related data, and the provision of appropriate compensation.
7. Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent conditions (including, but not limited to: its soils, physical structure, mechanical or other operating systems, foundation, etc.) of/on the subject
property or of/on a neighbouring property that could affect the value of the subject property. It has been assumed that there are no such conditions. Any such conditions that were visibly apparent at the time of inspection or that became apparent
during the normal research involved in completing the report have been noted in the report. This report should not be construed as an environmental audit or detailed property condition report, as such reporting is beyond the scope of this report
and/or the qualifications of the author. The author makes no guarantees or warranties, express or implied, regarding the condition of the property, and will not be responsible for any such conditions that do exist or for any engineering or testing
that might be required to discover whether such conditions exist. The bearing capacity of the soil is assumed to be adequate.
8. The author is not qualified to comment on detrimental environmental, chemical or biological conditions that may affect the market value of the property appraised, including but not limited to pollution or contamination of land, buildings, water,
groundwater or air which may include but are not limited to moulds and mildews or the conditions that may give rise to either. Any such conditions that were visibly apparent at the time of inspection or that became apparent during the normal
research involved in completing the report have been noted in the report. It is an assumption of this report that the property complies with all regulatory requirements concerning environmental, chemical and biological matters, and it is assumed
that the property is free of any detrimental environmental, chemical legal and biological conditions that may affect the market value of the property appraised. If a party relying on this report requires information about or an assessment of
detrimental environmental, chemical or biological conditions that may impact the value conclusion herein, that party is advised to retain an expert qualified in such matters. The author expressly denies any legal liability related to the effect of
detrimental environmental, chemical or biological matters on the market value of the property.
9. The analyses set out in this report relied on written and verbal information obtained from a variety of sources the author considered reliable. Unless otherwise stated herein, the author did not verify client-supplied information, which the author
believed to be correct.
10. The term "inspection" refers to observation only as defined by CUSPAP and reporting of the general material finishing and conditions observed for the purposes of a standard appraisal inspection. The inspection scope of work includes the
identification of marketable characteristics/amenities offered for comparison and valuation purposes only.
11. The opinions of value and other conclusions contained herein assume satisfactory completion of any work remaining to be completed in a good and workmanlike manner. Further inspection may be required to confirm completion of such work.
The author has not confirmed that all mandatory building inspections have been completed to date, nor has the availability/issuance of an occupancy permit been confirmed. The author has not evaluated the quality of construction,workmanship
or materials. It should be clearly understood that this visual inspection does not imply compliance with any building code requirements as this is beyond the professional expertise of the author.
12. The contents of this report are confidential and will not be disclosed by the author to any party except as provided for by the provisions of the CUSPAP and/or when properly entered into evidence of a duly qualified judicial or quasi-judicial body.
The author acknowledges that the information collected herein is personal and confidential and shall not use or disclose the contents of this report except as provided for in the provisions of the CUSPAP and in accordance with the author's
privacy policy. The client agrees that in accepting this report, it shall maintain the confidentiality and privacy of any personal information contained herein and shall comply in all material respects with the contents of the author's privacy policy
and in accordance with the PIPEDA.
13. The author has agreed to enter into the assignment as requested by the client named in this report for the use specified by the client, which is stated in this report. The client has agreed that the performance of this report and the format are
appropriate for the intended use.
14. This report, its content and all attachments/addendums and their content are the property of the author. The client, authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no permission is expressly or implicitly
granted or deemed to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape, database scrape, exploit, reproduce, decompile, reassemble or participate in any other activity intended to separate, collect, store, reorganize,
scan, copy, manipulate electronically, digitally, manually or by any other means whatsoever this appraisal report, addendum, all attachments and the data contained within for any commercial, or other, use.
15. If transmitted electronically, this report will have been digitally signed and secured with personal passwords to lock the appraisal file. Due to the possibility of digital modification, only originally signed reports and those reports sent directly by the
author can be reasonably relied upon.
16. This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by AIC members in good standing. Use by any other person is a violation of AIC copyright.
17. Where the intended use of this report is for financing or mortgage lending or mortgage insurance, it is a condition of reliance on this report that the authorized user has or will conduct lending, underwriting and rigorous due diligence in
accordance with the standards of a reasonable and prudent lender or insurer, including but not limited to ensuring the borrower's demonstrated willingness and capacity to service his/her debt obligations on a timely basis, and to conduct loan
underwriting or insuring due diligence similar to the standards set out by the Office of the Superintendent of Financial Institutions (OSFI), even when not otherwise required by law. Liability is expressly denied to those that do not meet this
condition. Any reliance on this report without satisfaction of this condition is unreasonable.
I certify that, to the best of my knowledge and belief that:
1. The statements of fact contained in this report are true and correct;
2. The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting conditions and are my impartial and unbiased professional analyses, opinions and conclusions;
3. I have no past, present or prospective interest in the property that is the subject of this report and no personal and/or professional interest or conflict of with respect to the parties involved with this assignment;
4. I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment;
5. My engagement in and compensation is not contingent upon developing or reporting predetermined results, the amount of value estimate, a conclusion favouring the client, or the occurrence of a subsequent event;
6. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP);
7. I have the knowledge and experience to complete this assignment competently, and where applicable this report is co-signed in compliance with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP);
8. X No one has provided professional assistance to the members(s) signing this report;
The following individual provided the following professional assistance:
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RESIDENTIAL LAND APPRAISAL REPORT
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ATTENTION:
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FILE NO.:

Accord Small Business Finance Corporation
James Jang
c/o Ian Munson, Bear Creek Contracting Ltd.
3550 Hwy 16 East, Terrace, BC V8G 5J3
IMunson@bearcreekgroup.ca
FAX:
250-635-3407

AIC MEMBER:

APPRAISER

CLIENT

CLIENT:

COMPANY:
ADDRESS:

E-MAIL:
PHONE:

Lot16-PRP3218-Crescent

Steve R. Cullis
Steve Cullis Appraisals Ltd.
2-2823 Clark Street
Terrace, BC V8G 3R9
cullis@citywest.ca
FAX: 1-250-635-7931
1-250-635-5211

EXTRAORDINARY ASSUMPTIONS & LIMITING CONDITIONS

An extraordinary assumption is a hypothesis, either supposed or unconfirmed, which, if not true, could alter the appraiser's opinions and conclusions (e.g. an absence of contamination where such contamination is possible, the presence of a
municipal sanitary sewer where unknown or uncertain). An extraordinary limiting condition is a necessary modification or exclusion of a Standard Rule which must be explained and justified by the appraiser (e.g. exclusion of one or more valuation
approaches). The appraiser must conclude before accepting the assignment which involves invoking an Extraordinary Limiting Condition that the scope of the work applied will result in opinions and conclusions which are credible. Both must
accompany statements of each opinion/conclusion so affected.

"COVID-19 Statement: The COVID-19 outbreak has affected the world economy in a negative manner and the stock markets have
been volatile. It is unknown at this time how this will affect the real estate market, but there is potential to cause a significant decline
in value. The sales contained in the report are historical and any decline in market conditions caused by this outbreak is not reflected
in these prices. Consequently, the appraised value may need to be reconsidered when new market evidence occurs."
Note: In addition to the estimated market value, a forced sale value has also been requested based on a shorter marketing time of
90 days.
The forced sale value estimate is based on conditions not normally encountered with traditional marketing including a reduced
marketing time. The following is taken from CUSPAP.

EXTRAORDINARY ITEMS ADDENDUM

Canadian Uniform Standards of Professional Appraisal Practice ©Appraisal Institute of Canada, Effective January 1, 2020.
FORCED SALE VALUE: A Forced Sale Value implies a reduced selling period and a compulsion to sell Real Property. Also known
as: "liquidation value", "distress sale" or "power of sale". A Forced Sale Value reflects a situation where: the seller is under
compulsion to sell (and may be an unwilling seller); consummation of the sale is within a short period of time; and normal marketing
time is not possible due to a brief exposure time.

HYPOTHETICAL CONDITIONS

Hypothetical conditions may be used when they are required for legal purpose, for purposes of reasonable analyses or for purposes of comparison. Common hypothetical conditions include proposed improvements, completed repairs, rezoning, or
municipal services. For every Hypothetical Condition, an Extraordinary Assumption is required. Following is a description of each hypothetical condition applied to this report, the rationale for its use and its effect on the result of the assignment.

JURISDICTIONAL EXCEPTION

The Jurisdictional Exception permits the appraiser to disregard a part or parts of the Standards determined to be contrary to law or public policy in a given jurisdiction and only that part shall be void and of no force or effect in that jurisdiction. The
following comments identify the part or parts disregarded, if any, and the legal authority justifying these actions.
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ADDENDUM
Borrower: Bear Creek Contracting Ltd.
Property Address: Lot 16, Block 5, Plan PRP3218, Crescent Street
City: Terrace
Lender: Accord Small Business Finance Corporation

File No.: Lot16-PRP3218-Crescent
Case No.:
Province: BC
Postal Code: V8G 082

SUMMARY
The subject is situated in a mixed use area that has dwellings and light industrial properties. In
general, there is a transition towards being more industrial than residential and that is consistent
with the Official Community Plan. There are no adverse influences evident for this type of property.
The subject comprises a light industrial lot that fronts onto Crescent Street to the east and the rear
backs onto other properties that have the same owner. There are no adverse influences present
and the lot does not have any negative features evident. However, it has been used for light industrial
purposes and an environmental assessment has not been completed by this firm. The property is
±1.21 acres and the lot has ±136.6 feet of frontage on Crescent Street. This site is slightly irregular
in shape and the configuration does not prevent development. The depth varies from ±250.8 feet on
the south side to ±293.2 feet along the north boundary.
The estimated value of the subject property is $300,000 with an anticipated selling range is $285,000
to $315,000. The estimated forced sale value is $270,000.
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Borrower: Bear Creek Contracting Ltd.
Property Address: Lot 16, Block 5, Plan PRP3218, Crescent Street
City: Terrace
Lender: Accord Small Business Finance Corporation

Prov.: BC

File No.: Lot16-PRP3218-Crescent
Case No.:
P.C.: V8G 082

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: May 11, 2020
Appraised Value: $ 300,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE

COMPARABLE PROPERTY PHOTO ADDENDUM
Borrower: Bear Creek Contracting Ltd.
File No.: Lot16-PRP3218-Crescent
Property Address: Lot 16, Block 5, Plan PRP3218, Crescent Street
Case No.:
City: Terrace
Prov.: BC
P.C.: V8G 082
Lender: Accord Small Business Finance Corporation

COMPARABLE SALE #1

3446 River Drive
Terrace, BC V8G 3P1
Sale Date: 07/11/18 *
Sale Price: $ 340,000

COMPARABLE SALE #2

3355 River Drive
Terrace, BC V8G 3P2
Sale Date: 10/04/18 *
Sale Price: $ 130,000

COMPARABLE SALE #3

3720 River Drive
Terrace, BC, V8G 3N9
Sale Date: 12/20/19
Sale Price: $ 432,500

Borrower: Bear Creek Contracting Ltd.
Property Address: Lot 16, Block 5, Plan PRP3218, Crescent Street
City: Terrace
Lender: Accord Small Business Finance Corporation

Prov.: BC

File No.: Lot16-PRP3218-Crescent
Case No.:
P.C.: V8G 082

Alternate View Of Site

Haaland Avenue-Across From Site

Google Earth View Of Site

PLOT MAP
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Lender: Accord Small Business Finance Corporation

Prov.: BC

File No.: Lot16-PRP3218-Crescent
Case No.:
P.C.: V8G 082
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Prov.: BC
Lender: Accord Small Business Finance Corporation

File No.: Lot16-PRP3218-Crescent
Case No.:
P.C.: V8G 082
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Borrower: Bear Creek Contracting Ltd.
Property Address: Lot 16, Block 5, Plan PRP3218, Crescent Street
City: Terrace
Lender: Accord Small Business Finance Corporation

Prov.: BC

File No.: Lot16-PRP3218-Crescent
Case No.:
P.C.: V8G 082

2 - 2823 Clark Street, Terrace, BC V8G 3R9, (250)635-5211

Steve Cullis Appraisals Ltd.

Member

2-2823 Clark Street
Terrace, BC V8G 3R6
1-800-863-5211 or 250-635-5211
E-mail: cullis@citywest.ca

May 14, 2020

James Jang, Business Financing Specialist
Accord Small Business Finance Corporation
c/o Ian Munson
Bear Creek Contracting Ltd
3550 Highway 16 East
Terrace, BC V8G 5J3

Dear Mr. Jang:

Re:

3686/3752 Highway 16 East
Terrace, BC V8G 5J3

As requested, I have reviewed the appraisal that was completed on the aforementioned property to
determine what the forced sale value would be. That appraisal had an effective date of May 9, 2019 and
the appraised value at the time was $3,500,000. That report should be used in conjunction with this letter
because this current information regarding the forced sale value does not meet the criteria of an appraisal
as defined by the Canadian Uniform Standards of Appraisal Practice (CUSPAP). This letter is to be used
for First Mortgage Financing purposes by Accord Small Business Finance Corporation.

At present there is no local sales evidence of similar properties that has occurred during the COVID-19
pandemic restrictions. Since that time, COVID-19 pandemic has affected real estate markets throughout
much of the world. Consequently, at present it is not possible to determine what effect this has had.

Prior to March 1, 2020 the market in northwest BC and specifically, the Terrace/Kitimat area had remained
very strong, primarily because of the LNG Canada project in Kitimat. However, there are also industrial
projects in progress in Prince Rupert which affected the Terrace market in a positive manner.

The purpose of this letter is to provide an indication of the forced sale value. However, with the effect of the
COVID-19 pandemic still unknown, it may not apply at present. Consequently, all appraisals completed at
present contain a statement known as an Extraordinary Limiting Condition. This condition will also apply to
this letter and the forced sale value must be taken as approximate.

The statement included in current appraisals covering COVID-19 which should also be considered in this
letter is as follows:

EXTRAORDINARY LIMITING CONDITION
“COVID-19 Statement: The COVID-19 outbreak has affected the world economy in a negative
manner and the stock markets have been volatile. It is unknown at this time how this will affect the
real estate market, but there is potential to cause a significant decline in value. The sales contained
in the report dated May 9, 2019 are historical and any decline in market conditions caused by this
outbreak is not reflected in these prices. Consequently, the appraised value may need to be
reconsidered when new market evidence occurs.”

The forced sale value estimate is based on conditions not normally encountered with traditional marketing
including a reduced marketing time.

The following is taken from CUSPAP.

Canadian Uniform Standards of Professional Appraisal Practice ©Appraisal Institute of
Canada, Effective January 1, 2020.
FORCED SALE VALUE: A Forced Sale Value implies a reduced selling period and a compulsion to sell
Real Property. Also known as: “liquidation value”, “distress sale” or “power of sale”. A Forced Sale Value
reflects a situation where: the seller is under compulsion to sell (and may be an unwilling seller);
consummation of the sale is within a short period of time; and normal marketing time is not possible due to
a brief exposure time.
A forced sale is a description of the situation under which a sale takes place, resulting in a value that does
not fully meet the definition of Market Value as contained in the May 9, 2019 appraisal attached.
Taking everything into account, it is concluded that the marketing time would need to be 90 days or less to
meet the definition for a property such as the subject. In the appraisal dated May 9, 2019, the exposure
time for this property was estimated to be approximately six months. Consequently, the forced sale value
is based on the property being sold in a time frame that is approximately 50% shorter than normal.

Forced Sale Value
If the COVID-19 pandemic is not considered, a reasonable reduction in value due to a forced sale situation
would be approximately 10% of the market value. This is a highly desirable site located along the eastern
approach to the Greater Terrace area. Highway traffic heading west to Terrace, Kitimat and Prince Rupert
as well as east bound traffic heading to Smithers and Prince George must pass this location and
consequently, there is significant exposure from vehicular traffic.
Since this is being considered in conjunction with the May 9, 2019 appraisal, this conclusion is based on
market conditions at that time, which was prior to the effects of the COVID-19 pandemic. The forced sale
value of the subject property would have been calculated as follows:
Appraised Value as of May 9, 2019

$3,500,000

Less Forced Sale Discount (10%)

-

Indicated Forced Sale Value

$3,150,000

350,000

The estimated forced sale value of the subject property based on the conditions that were present as of the
effective date of the appraisal of May 9, 2019 prior to the COVID-19 pandemic is $3,150,000.

If you have any questions, please feel free to contact me.

Respectfully submitted,

Steve R Cullis, AACI, P.App., FRI
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