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Dear Sir: 

Re:    Appraisal of Subdivision Development on  
   20 Serviced & Vacant Lots, Parkinson Road, Port Renfrew, British Columbia   

As requested, we have completed a market value appraisal of the captioned property on an “As 

Is” Basis, taking into consideration the development potential of the site as well as the Gross 

Sell-out value of the proposed twenty (20) vacant residential building lots, assumed fully 

serviced which has been described to us within the proposed development plan provided to us 

by our client.  The “As Is” market valuation has been based on the Subdivision Development 

Approach and the “As Proposed” Gross Sell-out Valuation has been based on the Direct 

Comparison Approach.  The effective date of this report is the date of inspection: February 3, 

2017.   

It is our considered opinion that, subject to the contingent and limiting conditions and 

extraordinary conditions detailed in this report, the value estimates as of February 3, 2017 for 

the existing and proposed development is estimated to be: 

Current “As Is” Market Value of Land:      $2,660,000 

“As Proposed” Gross Sell-out Value of Twenty (20) Vacant Building Lots: $5,000,000 

A detailed description, summary and analysis leading to the conclusion of value is included 

herein.  Should you require further information with regard to this report, please do not hesitate 

to contact us. 

Yours very truly, 

D.R. COELL & ASSOCIATES INC. 
Per: 

Inspected & Prepared By:    Inspected & Prepared By 

    
Mishelle Martin, AACI, P.App, RI   Alanna Gagliani, B.Sc, AIC Candidate 
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EXECUTIVE SUMMARY 

Civic Address: Parkinson Road, Port Renfrew, BC 

Legal Description: PID: 009-565-787 & 000-468-291 

 Part of the Easterly ½ of the North West ¼ of Section 

36, Township 13, Renfrew District, Except that Part 

Shown Coloured Red on Plan 346-R, and Except 

Those Parts in Plans, 22475, 24267, 24755, 29515, 

41154, 50819, and VIP59967 

Electoral Area: Juan de Fuca Electoral Area H 

Lots 20 vacant, serviced, single family building lots 

Total Site Area: 36,671 m2 (394,723 sq. ft.) 

Existing Use: Residential Development Site 

Zoning: CR-1, Community Residential Zone  

Highest & Best Use: As at the appraisal date, the highest and best use of 

the site is concluded to be for a residential 

development, in accordance with proposed 

subdivision plan under the current zoning. 

Valuation Approach: Subdivision Development Approach &  

Direct Comparison Approach 

Effective Date: February 3, 2017 

Final Estimates: 

Current “As Is” Market Value of Land:      $2,660,000 

“As Proposed” Gross Sell-out Value of Twenty (20) Vacant Building Lots:  $5,000,000 
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PURPOSE AND INTENDED USE OF THE APPRAISAL 

The purpose of this appraisal is to estimate the market values of the captioned property 

on an “As Is” Basis, taking into consideration the development potential of the site as 

well as the Gross Sell-out value of the proposed twenty (20) vacant residential building 

lots, assumed fully serviced which has been described to us within the proposed 

development plan provided to us by our client.  The “As Is” market valuation has been 

based on the Subdivision Development Approach; and the “As Proposed” Gross Sell-

out Valuation has been based on the Direct Comparison Approach. The intended use of 

this appraisal is to provide a basis for arranging construction financing for the subject 

lands. 

DEFINITION OF MARKET VALUE 

Market value is defined by the Appraisal Institute of Canada as follows: 

“The most probable price which a property should bring in a competitive and 
open market as of the specified date under all conditions requisite to a fair sale, 
the buyer and seller each acting prudently and knowledgeably, and assuming the 
price is not affected by undue stimulus.” 

Implicit in this definition is the consummation of a sale as of the specified date and the 

passing of title from seller to buyer under conditions whereby: 

1) 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. 

PROPERTY RIGHTS APPRAISED 

The property rights appraised are those of the fee simple interest in the deeded 

property. 

RELEVANT DATES 

Effective Date of Appraisal: February 3, 2017 

Date of Inspection:   February 3, 2017 
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SCOPE OF THE REPORT 

This is a Narrative Appraisal Report and complies with the reporting requirements set 

forth under the Canadian Uniform Standards of the Appraisal Institute of Canada.  As 

such, all relevant material is provided in this report including the discussion of 

appropriate data, reasoning, and analyses that were used in the appraisal process to 

develop the appraiser’s opinion of value of the subject site.  Instructions concerning the 

purpose and intended use of the appraisal were received from Mr. Karl Ablack on behalf 

of Port Renfrew Management Ltd.  Additional supporting documentation concerning the 

data, reasoning, and analyses are retained in the appraiser’s file.  The depth of 

discussion contained in this report is specific to the needs of the client and for the 

intended use stated herein.   

During the course of preparing this valuation, the following was completed: 

► Inspected the subject property on February 3, 2017 

► Searched the property title at the BC Land Title & Survey Authority; 

► Verification of land use and zoning regulations; 

► Observed neighbourhood and regional real estate activity; 

► A review of available data regarding the local market;  

► A review of sales and listing data on comparable properties 

► Observed area and neighbourhood activity; 

► Valued the property on an “As Is” basis based on the Subdivision Development 

Approach and valued the “As Proposed” Gross Sellout Value of the proposed 

twenty (20) vacant building lots by the Direct Comparison Approach ;  

► The appraiser has relied upon sales and listing activity reported by the Victoria 

and Vancouver Island Real Estate Board, contracted reporting services and the 

appraiser’s own files. 

We did not complete technical investigations such as: 

► an environmental review of the property; 

► a survey of the property; 

► detailed inspections of the building structure, roof, electrical, safety, and 

mechanical systems; 

► detailed investigations into the nature of the soil. 
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SALES HISTORY OF THE PROPERTY 

The proposed development as described herein will be distributed across two parcels.  

The sale history of both those parcels is as follows: 

Current Status: 

Fee simple ownership of the Parcel (009-565-787) is registered in favour of 0983327 

BC Ltd., by a deed deposited on November 13, 2013 (Doc# CA3453118).  The declared 

value was $188,375. 

Fee simple ownership of the Parcel (000-468-291) is registered in favour of 0983327 

BC Ltd., by a deed deposited on November 13, 2013 (Doc# CA3453119).  The declared 

value was $243,375. 

Both of these parcels were a part of a multiple property transaction involving five (5) 

separate.  The declared value was $2,994,000.   

Sales History: 

To the best of our knowledge, the properties appraised are not currently listed for sale.  

The properties have never been listed on the MLS of Greater Victoria. 

Copies of the Title Search Prints are included in the addendum. 

Encumbrances 

D.R. Coell and Associates Inc. is not qualified to conduct a detailed review of charges 

and encumbrances registered against the titles of the subject parcels; for greater 

certainty in this regard, a fully qualified legal review and opinion should be obtained.  

For the purposes of this assignment, any charges or encumbrances are assumed to 

have no adverse or other extraordinary effect on the marketability or market value of the 

property.   
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CONTINGENT AND LIMITING CONDITIONS 

The legal description of the subject property as stated herein is that which is recorded on 

the BC Land Title Survey Authority’s electronic filing system and is assumed to be 

correct and marketable.  This firm assumes no responsibility for matters legal in 

character.  All existing liens and encumbrances have been disregarded and the property 

is appraised as though free and clear with normal financing and under responsible 

management, unless otherwise stated. 

It is assumed that there are no latent defects in the subject site or improvements, that no 

objectionable materials such as Urea Formaldehyde Foam, asbestos, P.C.B.'s, or similar 

materials are present, and that the improvements are structurally sound and in no need 

of immediate repairs unless expressly noted within this report.  This firm has not 

conducted nor been provided with any environmental studies of the subject site unless 

specifically referred to herein.  No soil tests have been provided, nor have tests been 

undertaken on the heating, plumbing, electrical or other systems and, for the purpose of 

this appraisal, they are assumed to be in good working order.  This report should not be 

construed as an environmental audit or a detailed property condition report as such 

reporting is beyond the scope of this report and the qualifications of the appraiser 

The drawings, diagrams and sketches, etc., included in this report are provided to assist 

the reader to visualize the property.  No surveys of the property have been conducted 

and no responsibility is assumed in connection with such matters.  

This firm believes the information mentioned in this report as being furnished by others, 

planning reports, zoning bylaws, client information to be reliable but assumes no 

responsibility for its accuracy.  While inquiries of public officials have been made 

diligently, this firm can assume no responsibility should it be inadvertently misinformed 

and the property is in compliance with the current government regulations. 

Researched market data and viewed property sales.  Sources of market evidence 

included as appropriate are; Land Title data, assessment information, sales and listings 

activity reported by the Victoria Real Estate Board, realtors and office files. 

This report involves the gathering, investigation and analysis of material inherent to the 

purpose of this report.  As part of this investigation, it was found necessary to utilize both 

verbal and documented evidence.  A concerted effort has been put forward to verify the 

accuracy of the information contained herein.  The information is believed to be reliable 
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and correct and has been gathered according to procedures which are recognized by the 

Appraisal Institute of Canada. 

Possession of this report, or a copy thereof, does not convey the right of publication or 

reproduction without obtaining the consent of the appraiser and then only in its entirety. 

The compensation for services rendered in preparing this report does not include a fee 

for court/arbitration hearing appearance and the appraiser shall not be require to appear 

in any court or arbitration hearing with reference to the property appraised unless prior 

arrangements for such services have been made. 

This report is prepared at the request of the client and for the specific use referred to 

herein.  It is not reasonable for any other party to rely on this appraisal without first 

obtaining written authorization from the client and D.R. Coell and Associates.  Liability is 

expressly denied to any party other than the client and those who obtain written consent 

and, accordingly, no responsibility is accepted for any damage suffered by any such 

party as a result of decisions made or actions based on this report. 

The contents of this report are confidential and will not be disclosed by the author to any 

party except as provided for by the provisions of the Canadian Uniform Standards of the 

Professional Appraisal Practice (CUSPAP) and/or when the property is entered into 

evidence of a duly qualified judicial or quasi-judicial body.  The appraiser 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 CUSPAP 

and in accordance with the appraiser’s privacy policy. 
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CRITICAL ASSUMPTIONS 

The subject parcels’ boundaries and sizes are relied upon the provided land survey 

prepared by J.E. Anderson and Associates. 

The value estimates contained in this report are projected values only.  The appraiser 

reserves the right of review on completion of the proposed subdivision as described 

herein.  In developing the lot value estimates, the appraiser has assumed the following: 

(1) Construction of the subdivision will be to a good workmanlike standard. 

(2) The subdivision will be constructed in accordance with plans provided to 

the appraiser and details as related by the developer. 

(3) The subdivision development will be under prudent and responsible 

management and will be completed without undue delay. 

(4) The value estimate of the lots upon completion is as if the subdivision was 

completed as of the date of appraisal. 

It is a critical assumption of this report that there is adequate servicing for the existing 

development and potential future development, and that the proposed gross sell-out 

value estimate assumes each lot is fully serviced for development.  

It should be noted that this report assumes all upfront water and sewer 

infrastructure is in place and available for hook up to all potential lots on the site.  

There is an existing agreement between the CRD and our client to provide such 

infrastructure.  After incurring the upfront servicing infrastructure costs, it has 

been estimated by J.E. Anderson & Associates and supplied to us by our client 

that the remaining servicing cost are $33,422 per lot ($34,000 rounded).  We have 

utilized this amount within our analysis.  We assumed this information to be true.  

If any of this information is deemed incorrect, we have the right to revise our 

value. 
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AREA DESCRIPTION 

Port Renfrew 

Port Renfrew lies on the southern tip of Vancouver Island and is a part of the Capital 

Regional District.  The community is located on the south side of Port San Juan 

Harbour, near the confluence of Port San Juan Harbour and San Juan River.  Port 

Renfrew is located approximately an hour and a half (1.5h) west of Victoria along 

Highway 14.  Port Renfrew can also be reached by travelling through Lake Cowichan 

via Harris Creek and the San Juan River Valley.  To the northeast, situated on the broad 

low floodplain of the San Juan River, lies the Pacheedaht First Nations community, as 

well as a small cluster of properties next to the reserve known as "Elliottville". 

Port Renfrew is 107 km west of Victoria through Sooke or 80 km from Duncan through 

Lake Cowichan, on the south coast of Vancouver Island.  Widely known features of the 

area include the commencement of the south end of the 75 km West Coast Trail and 

Botanical Beach.  The San Juan Trail, from Port Renfrew to Sooke, is also very popular 

in this area. 

The town site was originally developed by B.C. Forest Products in conjunction with 

major logging operations.  These activities have since shifted to other areas such as 

Lake Cowichan and industrial activity is somewhat limited.  The remaining forestry 

activity, fishing and tourism form the current economic base.  Property values tend to 

vary with the demand for waterfront or view sites for recreational use and fluctuations in 

tourist visits.  There are limited fee simple lands in the area since Tree Farm Licenses 

and Crown Lands encompass most of the land mass. 

Population 

The total population within the planning boundary is approximately 200 persons, with an 

additional 100 First Nations members living immediately adjacent to the town.  This 

figure has remained relatively unchanged over the last 30 years.  Services include a 

general store, gift/craft shops, recreation centre, motel, hotel, neighbourhood 

pub/restaurant, bed and breakfast, boat launch, marinas and recreational vehicle 

facilities (campgrounds and strata R.V. lots).  The only automotive service station 

closed in 2000.  A number of fishing charters and eco-tourism services operate out of 

this area and a new gas station is currently under construction.  
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Economy 

There is little information available on the employment characteristics of Port Renfrew 

due to its small population base.  Based upon discussions with the local community-

planning group, most of the employed persons in the area either worked in or work in 

forestry related enterprises or similar resource based activities.  Some employment 

exists in the tourism service sector such as bed and breakfast operations, hotel, pubs, 

restaurants and small retail outlets.  A majority of the business activities are small in 

scale or home based and will continue to be so until the tourist potential of the area is 

developed.  

There has been a recent shift in the economic landscape in Port Renfrew. Dan Hager, 

president of the Port Renfrew Chamber of Commerce, said in a recent Times Colonist 

article that “his community’s economy has shifted from logging to tourism — first sport 

fishing, but more recently as a big-tree destination with draws like Big Lonely Doug and 

the Red Creek Fir.  Since Avatar Grove was protected in 2012, area accommodation 

providers report increased demand of about 75 to 100 per cent each year, Hager said. 

And while tourism used to drop significantly in winter months — off-season for sport 

fishing — activity has steadily increased even when fishing charters are not operating.”1 

“Thanks to the trees, Port Renfrew is no longer a one-industry tourism town and has 

been able to successfully brand itself the ‘Tall Tree Capital of Canada,” said Hager, who 

co-owns Handsome Dan’s cottage rentals.  Hager sponsored the old-growth protection 

resolution. 

The Federal Government Wharf in Port Renfrew is administered by a local harbour 

committee.  Recent upgrading of the wharf and installation of floats (±20 slips) provides 

for public boat moorage, eco-tourism and fishing purposes.  The main highway to the 

area (Hwy 14) has recently undergone several upgrades including new bridges and 

road widening.  This has decreased travel times to the area.  The upgrades were 

originally expected to be completed for 2010, however due to recent surveying and 

stability concerns all improvements were completed in 2014.  

                                            
1
 http://www.timescolonist.com/news/local/b-c-chamber-of-commerce-hugs-old-growth-trees-1.2267701 
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In 2016 the new Pacific Gateway Marina was constructed to provide a full service 

marina open year-round for long and short term moorage.  The marina can 

accommodate vessels up to 70’.  Marine grade gas and diesel will be available on the 

dock.  

The West Coast Trail, the premier hiking route on Vancouver Island, commences at 

Port Renfrew.  It is administered by Parks Canada and is open from May to September 

by permit only.  It attracts a wide variety of Canadian and international tourists to the 

area.  Other nearby features includes Sombrio Beach, Botanical Beach, the Juan de 

Fuca Trail, and the Pacific Rim National Park. 
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AREA MAP 

 

SUBJECT 



7626-V/GSO-SA-LMS896A 

 

12 

NEIGHBOURHOOD MAP 

 
 

SUBJECT  

LANDS 



7626-V/GSO-SA-LMS896A 

 

13 

SITE PHOTOGRAPHS 

    

VIEW OF SITE 

    

VIEW OF SITE 

    

VIEW OF SITE 



7626-V/GSO-SA-LMS896A 

 

14 

SITE SURVEY PLAN 
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DESCRIPTION OF SITE AREA 

Lot Breakdown:  

Lot Size m2 

SL 1 1,122 

SL 2 1,123 

SL 3 1,160 

SL 4 1,259 

SL 5 1,149 

SL 6 1,362 

SL 7 1,080 

SL 8 1,237 

SL 9 1,148 

SL 10 1,049 

SL 11 1,133 

SL 12 1,062 

SL 13 2,397 

SL 14 1,429 

SL 15 1,103 

SL 16 1,220 

SL 17 1,230 

SL 18 1,293 

SL 19 1,124 

SL 20 1,169 

Total Net Area: 24,849 m2 (267,472 sq. ft.) 

Topography: Varying sloping levels for each parcel.  Some are at higher 

elevation which provides excellent views of San Juan 

Harbour. 

Services: Services will be available to the site include paved road, 

internet, cable T.V., hydro, telephone, community water, fire 

and police protection, and sewage disposal provided via an 

onsite sanitary sewer system that is adequate for the 

existing development.  An agreement has been arranged 

between the CRD to support smaller lot sizes if the 

developer (our client) were to provide a water and sewer 

system to each lot.  It is under the appraisers understanding 

that this agreement has been approved and under contract.  

We have assumed all servicing infrastructure for the 

development is in place as of the effective date of the 

appraisal.   
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Access: Vehicular access is presently provided via Parkinson Road 

on to the subdivision road proposed to be Beach View Drive. 

Zoning: CR-1, Community Residential Zone 

Density: Minimum lot size of 0.1 ha (0.25 acres) when the parcel is 

hooked up to a community sewer and water system which 

will be provided by the developer and One Single Family 

Dwelling per lot. 

Soil Conditions: Assumed to be suitable in drainage and load-bearing 

qualities to support a proposed development without undue 

site preparation works.  An assumption of this report is that 

the site is free of environmental contamination. 
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SITE PHOTOGRAPHS 
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DESCRIPTION OF PROPOSED DEVELOPMENT SITE 

The proposed development site located off of Parkinson Road as zoned CR-1, 

Community Residential will be comprised of single family dwelling sites.  The 

development will be composed of strata titled lots with partial and distant ocean views of 

the San Juan Harbour at varying elevations. 

It should be noted that the minimum lot size under this current zoning is 0.1 Ha (0.25 

acre).  This minimum lot size is only permissible when the parcel is hooked up to a 

community sewer and water system as per the Capital Regional District Restriction.  A 

supportive agreement was made between the CRD to support smaller lot sizes if the 

developer (our client) were to provide a water and sewer system to each lot.  We have 

assumed all servicing infrastructure is in place as of the effective date of the appraisal.  

Considering the size proposed development site, the surrounding community is in the 

process of upgrading nearby resources to accommodate such a large development in 

an efficient and functional manner.  To support such a large development, recent plans 

have been approved for the construction of a local gas station and grade school (K to 

12) in the neighbouring area.  The recently constructed Pacific Gateway Marina located 

on the San Juan Harbour which houses many marina amenities including Bridgemans 

Bistro/pub located on the breakwater.  

There is one minor restriction negatively impacting use of the property as the 

Pacheedaht First Nations have requested a preservation of a sacred site within the 

development site plan (labelled as Lot CP).  This request is considered nominal and will 

have no effect on the value of the property. 
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ASSESSMENT AND TAXATION 

Properties in British Columbia are assessed every year for taxation purposes.  

Assessments are to be at actual value, which is synonymous with market value, as of 

July 1 of the previous year.  The Subject Development site crosses two parcels as 

outlined to follow.  The property was assessed as of July 1, 2016 for 2017* taxes as 

follows:   

 PID:  009-565-787  000-468-291 

 Roll #:   29076830      29076831 

 Land:   $730,000       $623,000 

 Improvements:    $           0       $           0 

 Assessed Value:    $730,000       $623,000 

 2016 Property Taxes: $    3,909        $   3,332 

*2017 taxes are not levied by the government until spring of 2017. Taxes are subject to change after 

subdivision. 
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LAND USE CONTROLS 

The following zoning bylaw information is as stated within the Capital Regional District 

Bylaw No. 3109 and is pertinent to the Subject Development as zoned CR-1. 

CR-1 (Community Residential – One) Zone Permitted Uses  

a)  Dwelling unit;  

b)  Religious centres;  

c)  Bed and breakfasts;  

d)  Home based business; 

e)  Retail establishments.  

Permitted accessory uses and buildings on any parcel includes the following:  

f) Any accessory buildings or structures to any of the above listed uses, including 

one or more dwelling units in the rear of or above a retail establishment;  

g) One-cottage in conjunction with the above permitted uses, provided that the 

cottage does not exceed 83 square metres (900 square feet).  

Minimum Parcel Size for Subdivision Purposes  

a) The minimum parcel size is 1.0 Ha (2.5 acres) when there is no community 

sewage or water system to hook into or the owner decides not to hook into 

both a community sewage and water system.  

b) The minimum parcel size is 0.1 Ha (0.25 acres) when the parcel is hooked 

up to a community sewer and water system. 

 

Under the Subdivision Approach, this report assumes that each parcel is hooked up to a 

community sewer and water system.  Please see addenda for full zoning extract. 

Location of 
Development 
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HIGHEST AND BEST USE 

Highest and best use is defined in The Appraisal of Real Estate, Third Canadian 

Edition (2010) as follows: 

The reasonably probable and legal use of vacant land or an improved 
property, which is physically possible, appropriately supported, financially 
feasible, and that results in the highest value. 

The principle of highest and best use is fundamental to the concept of value in real 

estate.  The decision made as to a property's highest and best use must be a legal one 

from the standpoint of zoning, health regulations and the like, and there must exist a 

demand for the use. 

Legal Permissibility: The proposed residential development is a permitted use 

within the applicable zoning and/or land use bylaw 

requirements affecting the property.  There is one minor 

restriction negatively impacting use of the property as the 

Pacheedaht First Nations have requested a preservation of a 

sacred site.  This request is nominal and therefore, the 

proposed use is legally permissible. 

Physical Possibility: The site is of a sufficient size, configuration, and topography 

to accommodate a large development site of an efficient and 

functional manner.  To support such a large development, 

recent plans have been approved for the construction of a 

local gas station and grade school (K to 12) in the 

neighbouring area.  Furthermore, an agreement was made 

between the CRD to support smaller lot sizes if the 

developer were to provide a water and sewer system to each 

lot.  Therefore, the proposed use is physically possible. 

Financial Feasibility: Based on our investigations and market projections, the 

proposed twenty (20) lot residential development provides a 

sufficient return such that development of the property as 

proposed would be considered financially feasible. 
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Maximum Productivity: Of the various legally permissible, physically possible, and 

financially feasible uses available, proposed residential use 

represents the maximum productivity of the property. 

Market Conditions: The Greater Victoria market has been very active for sale 

and listings for residential and commercial properties with 

prices increasing over the past 12 months.  It has been 

forecasted that the market will remain strong, with consumer 

confidence in the market as people continue to purchase 

properties.  There have been numerous project starts within 

Port Renfrew including neighbouring subdivisions, the 

marina and plans to build a new grade school (K to 12).  An 

investor spillover from Vancouver and increased demand for 

single family dwelling, due to record low vacancy, have 

driven the development in the Greater Victoria area including 

rural areas such as Port Renfrew.  Residential parcels of this 

size are in good demand and there is virtually no new supply 

in the area, suggesting the subject would be well received in 

the market 

Conclusion: The Highest and Best Use of the Subject site is site 

development with a twenty (20) lot residential subdivision as 

indicated by the proposed development plan that would 

maximize the utility of the underlying lands. 
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VALUATION PROCEDURE 

In completing an appraisal assignment and formulation an opinion of the fair market 

value of a property, consideration must be given to the method of valuation.  There are 

three traditional and relevant valuation techniques, the Cost, Income and Direct 

Comparison Approaches.  The decision to apply any one or all of the three common 

valuation approaches is a function of the property type and the highest and best use.   

Cost Approach 

A set of procedures through which a value indication is derived for the fee simple 

interest in a property by estimating the current cost to construct a reproduction of (or 

replacement for) the existing structure, including an entrepreneurial profit, deducting 

depreciation from the total cost, and adding the estimated land value.  Adjustments may 

be made to the indicated fee simple value of the subject property to reflect the value of 

the property interest being appraised.  The cost approach was utilized in this appraisal 

assignment. 

Income Approach 

A method through which an appraiser derives a value indication for an income-

producing property by converting its anticipated benefits (cash flow and reversion) into 

property value.  This conversion can be accomplished in two ways.  One year’s 

(stabilized) income expectancy can be capitalized at a market-derived capitalization rate 

or at a capitalization rate that reflects a specified income pattern, return on investment, 

and change in the value on the investment.  Alternatively, the annually cash flows of the 

holding period and the reversion can be discounted at a specified yield rate.  The 

Income Approach to value is utilized to estimate real estate value of income-producing 

or investment properties.  The Income Approach will not be utilized. 

The Direct Capitalization Method is based on the conversion of current earnings directly 

into an expression of market value.  The net income for the current or forthcoming fiscal 

year is capitalized with an overall rate, which reflects the investment characteristics 

offered by the asset.  The capitalization rate used is based on the analysis of sales and 

interviews with people active in the market. 
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Subdivision Development Analysis allows the appraiser to take into account the costs 

and revenues associated with undertaking a complex subdivision.  Furthermore, this 

analysis takes into account the time period over which development will take place, as 

well as how long it will take for the marketplace to absorb the finished product.  Finally, 

factors such as construction financing and developer’s profit are also taken into 

account. 

Direct Comparison Approach (DCA) 

A process in which a value indication is derived by comparing the property being 

appraised to similar properties that have been sold recently, applying appropriate units 

of comparison, and making adjustments to the sale prices if the comparables based on 

the elements of comparison.  The DCA may be used to value improved properties, 

vacant land, or land being considered as though vacant.  It is most common and 

preferred method of land valuation when comparable sales data is available. 

Method(s) Applied: 

We will be determining the current land value by the Subdivision Development 

Approach, taking into consideration the development potential.  When there is 

insufficient sales data available to value a property by the Direct Comparison Approach, 

the Subdivision Development approach is the preferred method.  Within this approach, 

the proposed Gross Sell-out value of the proposed twenty (20) vacant residential 

building lots, assumed fully serviced will be valued by the Direct Comparison Approach. 
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THE SUBDIVISION DEVELOPMENT APPROACH  

Given the subdivision development potential that is realized, the Subdivision 

Development Approach will be utilized to value the subject development on an ‘as 

proposed’ basis (a twenty (20) lot subdivision).  This approach is the superior basis 

upon which to estimate the market value of a developable property, provided that the 

development yield is already determined and an engineer quantifies all major 

development costs.  Within this technique, the Direct Comparison Approach is used to 

estimate the prospective market value of the individual lots, the total of which is referred 

to as the prospective gross sell-out value.  From the latter, all necessary development, 

sales and financing/holding costs are deducted in order to identify the market value of 

the subject property, as it exists.  Implicit in these costs is an allowance for the 

developer’s profit, which is usually dependant on the level of risk of the development.   

For residential building lots, purchasers generally rationalize their decisions based on 

“per lot” basis.  The transactions summarized and analysed in the following pages are 

considered to be suitably comparable to the subject proposed vacant residential lots 

with respect to the characteristics below and therefore provide a reasonable and reliable 

indication of value. 

Due to limited sales data in Port Renfrew, we have utilized vacant building lot sales 

within neighbouring and similar areas in relation to Port Renfrew.  The following sales 

have been selected and are considered the most relevant for analysis. 
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Index No. 1 

Spirit Bay, Beecher Bay First Nation, BC 

 

Location 

Spirit Bay is located off Beecher Bay within the Scia’new First Nation Indian Reserve 

(Metchosin/Sooke).  The lands are bounded by East Sooke Road to the North, the 

ordinary high water mark of Beecher Bay to the South, the ordinary high water mark of 

Beecher Bay to the West (stopping at the edge of the current Campground), and a line 

parallel to and 100 meters east of Charles Road to the East.  The current Cheanuh 

Marina, Marina Building, and adjacent infill reclaimed land are not included in the Sprit 

Bay Development. 

The Sooke region encompasses close to 60% of the Capital Regional District’s (CRD) 

total land area of 2,317 square kilometres.  The majority of this area is forest land and 

development is concentrated in the southeast around Sooke Village.  The Sooke region 

is part of several electoral areas and incorporated municipalities comprising what is 

often referred to as the ‘Western Communities’ of the CRD.  Sooke is located 34 

kilometres southwest of Victoria’s Inner Harbour and is bordered by the Juan de Fuca 

Electoral Area to the west and north, Langford and Metchosin to the east, and Juan de 

Fuca Strait to the south. 
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Development Description 

The concept plan for the 47 lot single family residential subdivision, known as Phase 1 

of Spirit Bay, consists of waterfront lots ranging from 2,973 sq. ft. to 9,205 sq. ft. and in 

land lots ranging from 1,225 to 7,104 sq. ft.  Nearly all lots will have views.  In addition 

to the residential lots, it is proposed to have a ±3,000 sq. ft. clubhouse and heated pool.  

The clubhouse will include a kid’s room, games room, fitness centre and hot tub. 

Pricing and Absorption 

The following sales information was provided by the developer, as of December 2016. 

As indicated below, there have been a total of 21 fully serviced lots sold within the first 

Phase of Spirit Bay.  These sales represent vacant serviced lots.  Development pre-

sales began mid-2014.  The 21 sales range in value from $140,000 to $435,000.  The 

range is value differ due to market conditions, location of lots (In-land to waterfront and 

near waterfront), site size, property influences (view exposure) and topography. 

Address Lot # Lot ft2 Sale Price Sale Date 

1107 Marina Drive 113 3,186 $360,000  04/01/2016 

1142 Marina Drive 48 2,852 $290,000  03/01/2016 

1117 Spirit Bay Rd 134 2,314 $140,000  01/22/2016 

105 Hilltop Crescent 138 2,713 $140,000  11/30/2015 

1104 Spirit Bay Rd 81 4,381 $175,000  12/21/2016 

1201 Spirit Bay Rd 111 3,337 $175,000  08/07/2014 

133 Hilltop Crescent 55 3,983 $193,500  10/28/2015 

129 Hilltop Crescent 56 4,618 $230,000  10/23/2015 

1108 Spirit Bay Rd 82 3,681 $140,000  9/7/2016 

106 Hilltop Crescent 137 2,917 $185,000  7/29/2016 

102 Hilltop Crescent 136 3,649 $188,000  7/6/2016 

113 Hilltop Crescent 60 5,759 $265,000  4/17/2016 

127 Marina Crescent 123 3,724 $400,500  2/2/2016 

1115 Marina Drive 115 2,788 $359,000  10/9/2015 

109 Marina Crescent 119 2,422 $301,000  8/12/2015 

129 Marina Crescent 124 5,500 $435,000  6/16/2015 

108 Marina Crescent 129 2,788 $192,500  6/11/2015 

117 Hilltop Crescent 59 7,104 $245,000  4/12/2015 

119 Marina Crescent 121 2,734 $311,500  10/8/2014 

121 Hilltop Crescent 144 5,005 $154,000  7/24/2014 

125 Hilltop Crescent 57 3,788 $200,000  4/4/2014 

Average: 
 

3,773 $241,905  
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Index No. 2 

Lighthouse Point Road, Shirley, BC - VIS6679 

 

Location and Description 

This is a south facing oceanfront homesite in brand new Sheringham Point strata 

subdivision. Private gated community located 15.5 kilometres beyond Sooke.  You’ll 

enter the Shirley District at Anderson Road.  Views include BC coast with Olympic 

Mountain Range. 

Strata fees are $63/month.  The site is improved with a meandering driveway through 

the trees which leads to a sunny levelled building lot with panoramic views.  This 

development is located next to the famous Sheringham Point Lighthouse with a 3 km 

forest trail.  Services include drilled well and community sewer.  Walk to French Beach 

and several West Coast beaches.  Approximately 1 hour to downtown Victoria, 1 hour to 

Swartz Bay ferry terminal, and 20 minutes to Sooke's commercial amenities.   
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Pricing and Absorption 

As indicated below, there have been a total of 4 fully serviced waterfront lots sold from 

April 2015 to the present date.  This equates to an absorption of ±0.2 lots per month. 

Lot Address PID Lot Size Sale Date Sale Price 

20 
Lighthouse 
Point Road 

028-233-034 54885.60 sq. ft./1.26 acres 10/03/2016 $565,000 

16 
Lighthouse 
Point Road 

027-684-709 54014.40 sq. ft./1.24 acres 11/13/2015 $430,000 

12 
Lighthouse 
Point Road 

027-684-661 47480.40 sq. ft./1.09 acres 11/05/2015 $383,000 

3 
Lighthouse 
Point Road 

027-684-423 50529.60 sq. ft./1.16 acres 04/15/2015 $510,000 

Average: 51727.50 sq. ft./1.19 acres  $472,000 
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Index No. 3 – 6676 Queesto Drive & 6657 Klannanith Street 

 

Location and Description: 

The following sales are the most recent vacant building lots located in close proximity to 

the Subject Parcels located off of Parkinson Road, in the Port Renfrew area of the 

Capital Regional District, located on the south west coast of Vancouver Island.  

The location is accessible at the end of Highway 14 which runs from Sooke to Port 

Renfrew.  Port Renfrew is a community on the west coast of Vancouver Island, British 

Columbia, Canada, located approximately 1.5 hour drive west of Victoria, British 

Columbia. Port Renfrew is the western terminus of the Juan de Fuca Trail. 

These lots are the result of independent sales not located within a subdivision 

development.  

6657 Klannanith St 
6676 Queesto Dr 

http://en.wikipedia.org/wiki/Vancouver_Island
http://en.wikipedia.org/wiki/British_Columbia
http://en.wikipedia.org/wiki/British_Columbia
http://en.wikipedia.org/wiki/Canada
http://en.wikipedia.org/wiki/Victoria,_British_Columbia
http://en.wikipedia.org/wiki/Victoria,_British_Columbia
http://en.wikipedia.org/wiki/Juan_de_Fuca_Trail
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Pricing and Absorption: 

These are the most recent vacant building lot sales from March 2015 until present date: 

Index Address Lot Size Sale Date Sale Price 

1 6657 Klannanith Street 10,973.14 sq. ft. / 0.25 acres 03/27/2015 $155,000 

2 6676 Queesto Drive 7,789 sq. ft. / 0.18 acres 08/12/2016 $222,500 

 Average: 9,381 sq. ft. / 0.22 acres  $188,750 

The differences in sale price are due to lot size and waterfront.  We will utilize the 

average at $188,750 for our analysis. 
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Index No. 4  

Jordan River Chalets, Trailhead Road, Jordan River, BC 

 

Location 

The property is located in the Jordan River community, an unincorporated settlement 

within the Capital Regional District, located on Vancouver Island’s southwest coast, 70 

km west of the City of Victoria, 30 km west of Sooke, the next largest community, and 

40 km east of Port Renfrew. 

The location is accessible only by Highway 14, a winding route which follows the 

coastline from Sooke to Port Renfrew.  Jordan River is a beachfront ±1 km strip with 

exceptional beauty related to pounding west coast surf, while being an active camp 

base and log storage destination.  Within the beachfront area, there are a handful of 

older residencies, a cafe, camping areas and Western Forest Products’ dry land sort 

and base camp area.  Jordon River Chalets is located at the top of a hill above the 

village area, approximately 1 km from the beachfront area.  Immediately southwest is 

the Juan Dev Fuca Provincial Park, China Beach facility with camping and day use, an 

increasingly popular tourist attraction providing an oceanfront trail system through to 

Port Renfrew.  Although this property is within close proximity to popular tourist parks 

and beaches, it is situated on the north side of the Highway which detracts from its 

appeal.  Negative influences include adverse traffic noise and a lack of view amenities. 
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Development Description 

Good People Estates started construction on Juan De Fuca Vacation Homes in 2009.  

The property comprises a 3-phased strata project on a 2.55 acre site within Phase 1 of 

the Wildwood Terrace subdivision.  Phase 1 is developed with six (6), 1,050 to 1,450 

square foot cabins which include valued ceilings, fireplaces, appliances, decks and 

balconies.  Phase 2 envisages nine similar cabins on the north portion of the site and 

Phase 3 envisages a mixed use lodge on the south portion of the site.  The property 

community is designed to achieve a residential vacation development in a natural 

setting and rural context.  The project is being developed within the Capital Regional 

District (CRD) and is subject to the rigors of the District’s servicing and development 

guidelines.  Each cabin has its own fresh water well, driveway access, parking and 

sewage treatment unit with disposal field.  Access to the development is provided via 

Trailhead Drive off of Highway 14, the only transportation route between Sooke BC, and 

Port Renfrew BC. Trailhead Drive extends through all three phases of the development. 

Pricing and Absorption 

The MLS indicates that there have been six (6) public sales within this development with 

prices ranging from $150,000 to $235,000 since July 2010, indicating a closed sale 

absorption rate in the range of ±0.10 units per month.   The average sale price between 

the six sales is $195,167 (it should be noted these sales are improved). 

Number Street City Property Size Sale Date Sale Price 

3818 Trailhead Dr Jordan River 871 sq. ft/0.02 acres 09/09/2016 $235,000  

3810 Trailhead Dr Jordan River 1,021 sq. ft/0.02 acres 03/14/2014 $190,000  

3820 Trailhead Dr Jordan River 1,019 sq. ft/0.02 acres 07/29/2011 $170,000  

3816 Trailhead Dr Jordan River 1,015 sq. ft/0.02 acres 06/24/2011 $150,000  

3810 Trailhead Dr Jordan River 1,021 sq. ft/0.02 acres 02/13/2010 $202,000  

3814 Trailhead Dr Jordan River 1,018 sq. ft./0.02 acres 07/19/2010 $224,000 

The sales below are vacant building lot sales which we will utilize in our analysis. 

Index Lot Street City Property Size Sale Date Sale Price 

1 1 Trailhead Dr Jordan River 34,412.40 sq. ft./0.79 acres 05/31/2016 $109,523  

2 4 Trailhead Dr Jordan River 12,632.40 sq. ft. /0.29 acres 04/13/2015 $  66,666  

3 2 Trailhead Dr Jordan River 33,541.20 sq. ft. /0.77 acres 07/29/2011 $133,333  

Average: 26,861.66 sq. ft./ 0.62 acres  $103,174 

The average sale price of the vacant lots is $103,174 
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Index No. 5  

6574 Baird Street - Wild Coast Cottages –Port Renfrew, BC 

 

Location 

The Wild Coast Cottages Development is located at the corner of Baird Road and 

Parkinson Road, in the Port Renfrew area of the Capital Regional District, located on 

the south west coast of Vancouver Island.  

The location is accessible at the end of Highway 14 which runs from Sooke to Port 

Renfrew.  Port Renfrew is a community on the west coast of Vancouver Island, British 

Columbia, Canada, located approximately 1.5 hour drive west of Victoria, British 

Columbia. Port Renfrew is the western terminus of the Juan de Fuca Trail. 

Development Description 

Port Renfrew Developments Ltd. is the developer of Wild Coast Cottages and builder. 

The lots range in size between ±2,221 sq. ft. and ±6,419 sq. ft.  There are three (3) 

different show home model plans that were built.  Cottages are arranged around 

outdoor living spaces such as breezeways or decks.  The property is situated on the 

ocean front with very good water view exposure.  The development is surrounded by 

forested boardwalks that have beach access to the waterfront and marina. 

http://en.wikipedia.org/wiki/Vancouver_Island
http://en.wikipedia.org/wiki/British_Columbia
http://en.wikipedia.org/wiki/British_Columbia
http://en.wikipedia.org/wiki/Canada
http://en.wikipedia.org/wiki/Victoria,_British_Columbia
http://en.wikipedia.org/wiki/Victoria,_British_Columbia
http://en.wikipedia.org/wiki/Juan_de_Fuca_Trail
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Pricing and Absorption 

Property ownership is by strata subdivision.  The prices have varied depending on the 

view exposure, sun exposure and type of improvement that was constructed.  Between 

May 2011 and January 2017 there have been 58 reported sales (it should be noted that 

the prices have raised significantly in the past 3 years).  Ultimately, over a ±67 month 

period, this represents a sale absorption rate at time of writing of ±0.86 units per month.   

  

Unit Street Property Size Sale Date Sale Price 

1 6574 BAIRD RD 3920.40 sq.ft/0.09acres 1/18/2017 $252,000  

2 6574 BAIRD RD 3920.40 sq.ft/0.09acres 1/18/2017 $228,000  

121 6574 BAIRD RD 4058.64 sq.ft/0.09acres 7/27/2016 $390,000  

16 6574 BAIRD RD 7840.80 sq.ft/0.18acres 3/18/2016 $190,000  

98 6574 BAIRD RD 3613.00 sq.ft/0.08acres 8/28/2015 $439,000  

112 6574 BAIRD RD 1039.79 sq.ft/0.02acres 6/30/2015 $439,000  

96 6574 BAIRD RD 3620.00 sq.ft/0.08acres 6/22/2015 $387,515  

17 6574 BAIRD RD 3049.20 sq.ft/0.07acres 5/29/2015 $189,000  

100A 6574 BAIRD RD 3840.00 sq.ft/0.09acres 4/30/2015 $437,106  

104 6574 BAIRD RD 3650.00 sq.ft/0.08acres 4/7/2015 $422,017  

102 6574 BAIRD RD 3660.00 sq.ft/0.08acres 3/19/2015 $399,000  

108A 6574 BAIRD RD 4302.00 sq.ft/0.10acres 1/7/2015 $488,524  

106 6574 BAIRD RD 3703.00 sq.ft/0.09acres 1/5/2015 $400,000  

110 6574 BAIRD RD 2800.00 sq.ft/0.06acres 11/18/2014 $383,879  

114 6574 BAIRD RD 1222.78 sq.ft/0.03acres 10/23/2014 $354,633  

113 6574 BAIRD RD 2142.00 sq.ft/0.05acres 10/22/2014 $325,779  

73 6574 BAIRD RD 3494.00 sq.ft/0.08acres 10/3/2014 $352,285  

65 6574 BAIRD RD 2352.00 sq.ft/0.05acres 8/22/2014 $325,142  

14 6574 BAIRD RD 3920.40 sq.ft/0.09acres 8/15/2014 $163,000  

63 6574 BAIRD RD 2483.00 sq.ft/0.06acres 8/14/2014 $277,619  

69 6574 BAIRD RD 2796.00 sq.ft/0.06acres 7/28/2014 $300,000  

67 6574 BAIRD RD 2719.00 sq.ft/0.06acres 7/16/2014 $401,700  

71 6574 BAIRD RD 3183.00 sq.ft/0.07acres 7/10/2014 $324,515  

61 6574 BAIRD RD 2831.00 sq.ft/0.06acres 6/20/2014 $280,852  

111 6574 BAIRD RD 2396.00 sq.ft/0.06acres 4/9/2014 $247,523  

36 6574 BAIRD RD 5227.20 sq.ft/0.12acres 5/13/2013 $225,000  

39 6574 BAIRD RD 3049.20 sq.ft/0.07acres 2/7/2012 $155,565  

37 6574 BAIRD RD 4356.00 sq.ft/0.10acres 1/27/2012 $160,084  

40 6574 BAIRD RD 6098.40 sq.ft/0.14acres 1/27/2012 $154,765  

38 6574 BAIRD RD 3049.20 sq.ft/0.07acres 1/26/2012 $165,930  

33 6574 BAIRD RD 3484.80 sq.ft/0.08acres 1/13/2012 $165,089  

34 6574 BAIRD RD 2178.00 sq.ft/0.05acres 1/6/2012 $165,089  

35 6574 BAIRD RD 5227.20 sq.ft/0.12acres 12/30/2011 $163,076  

32 6574 BAIRD RD 2613.60 sq.ft/0.06acres 12/23/2011 $151,992  
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28 6574 BAIRD RD 3049.20 sq.ft/0.07acres 11/16/2011 $146,747  

31 6574 BAIRD RD 4356.00 sq.ft/0.10acres 11/9/2011 $149,552  

13 6574 BAIRD RD 2178.00 sq.ft/0.05acres 11/2/2011 $144,553  

30 6574 BAIRD RD 5227.20 sq.ft/0.12acres 11/2/2011 $145,959  

29 6574 BAIRD RD 2613.60 sq.ft/0.06acres 11/1/2011 $151,785  

20 6574 BAIRD RD 2613.60 sq.ft/0.06acres 9/16/2011 $163,303  

22 6574 BAIRD RD 3920.40 sq.ft/0.09acres 9/16/2011 $161,595  

18 6574 BAIRD RD 3049.20 sq.ft/0.07acres 9/15/2011 $149,910  

21 6574 BAIRD RD 3920.40 sq.ft/0.09acres 9/7/2011 $165,089  

19 6574 BAIRD RD 6969.60 sq.ft/0.16acres 9/6/2011 $151,091  

9 6574 BAIRD RD 2613.60 sq.ft/0.06acres 7/29/2011 $133,839  

5 6574 BAIRD RD 2613.60 sq.ft/0.06acres 7/25/2011 $121,898  

15 6574 BAIRD RD 2613.60 sq.ft/0.06acres 7/22/2011 $133,928  

11 6574 BAIRD RD 3484.80 sq.ft/0.08acres 7/20/2011 $127,589  

26 6574 BAIRD RD 2613.60 sq.ft/0.06acres 7/19/2011 $138,303  

24 6574 BAIRD RD 3049.20 sq.ft/0.07acres 7/15/2011 $150,993  

10 6574 BAIRD RD 3049.20 sq.ft/0.07acres 7/13/2011 $131,226  

27 6574 BAIRD RD 3049.20 sq.ft/0.07acres 7/11/2011 $140,073  

3 6574 BAIRD RD 3484.80 sq.ft/0.08acres 5/19/2011 $112,116  

8 6574 BAIRD RD 3049.20 sq.ft/0.07acres 5/19/2011 $124,469  

4 6574 BAIRD RD 3484.80 sq.ft/0.08acres 5/18/2011 $119,259  

7 6574 BAIRD RD 3049.20 sq.ft/0.07acres 5/18/2011 $117,767  

25 6574 BAIRD RD 3049.20 sq.ft/0.07acres 5/17/2011 $144,395  

12 6574 BAIRD RD 4356.00 sq.ft/0.10acres 5/13/2011 $139,196  

Average (2014 to 2017) 3136.320ft²/0.072 acres  $335,924 

The average sale price between the most recent sales between 2014 and 2017 sales is 

$335,924. 
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SALES SUMMARY AND ANALYSIS 

It should be noted that Index 5 is a development where the sales are improved 

with a cottage style dwelling.  We have included this Index as market research as 

this Index is located within Port Renfrew and which aids in the support for sales 

in rural and vacation areas similar to the Subject Parcels.  It has been included for 

reference only. 

The foregoing vacant residential property sales reflect an average range from $103,174 

to $472,000 per lot. 

Index No. 1, at an average lot price of $241,905, located off Beecher Bay within the 

Scia’new First Nation Indian Reserve.  In terms of location, this development is 

considered to be significantly superior predominately due to the closer proximity to 

downtown Victoria as well as close proximity to the amenities of Sooke.  A significant 

downward locational adjustment is required.  In the time between the dates of this 

transaction and the valuation date of the Subject Development, the market for real 

estate similar to the subject property has remained stable and no adjustment has been 

made for market conditions.  In regards to site influences, the proposed lots within the 

Subject Development all have good ocean views with varying levels of exposures.  This 

is considered comparable to this Index.  No adjustment will be warranted for site 

influences.  Similar positive recreational aspects of both developments, makes this 

development a good comparable to the Subject due to lots with varying water views.  

However, of the twenty-one sales, the majority lot sizes range from ±2,400 sq. ft. to 

±4,600 sq. ft. with the minor except of three sales ranging from ±5,000 to ±7,100 sq. ft.  

These lot sizes are significantly smaller when compared to the lot size of the Subject 

Development.  A large lot size is more desirable therefore; a significant downward 

adjustment will be warranted for this inferior lot size.  The zoning, available site services 

and topography are considered similar and no adjustments will be warranted for these 

attributes.  It should be noted that this Index represents sales on Indian Reserve Lands 

and the property rights are by way of a long term leasehold interest.  This is significantly 

inferior when compared to the fee simple ownership of the land of the Subject 

Development.  A significant upward adjustment will be required for ownership.  When 

comparing the upward and downward qualitative adjustments, this Index is considered 

somewhat similar suggesting a value similar to $241,905 per lot. 
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Index No. 2, at an average lot price of $472,000 is located near Shirley, BC.  In terms of 

location, this development is considered to be superior predominately due to the closer 

proximity to downtown Victoria as well as close proximity to the amenities of Sooke.  A 

downward locational adjustment is required.  All of the lots in this strata subdivision are 

located along the waterfront with full unobstructed ocean views.  This is significantly 

superior when compared to the Subject Parcels and a significant downward adjustment 

is warranted for site influence.  In the time between the dates of this transaction and the 

valuation date of the Subject Parcels, the market for real estate similar to the subject 

property has remained stable and no adjustment has been made for market conditions.  

The zoning, available site services and topography are considered similar and no 

adjustments will be warranted for these attributes.  The average lot size in this 

subdivision is 1.19 acres which is considerably larger than the lot size of the Subject 

Development.  A larger lot size is more desirable therefore; a significant downward 

adjustment will be warranted for lot size.  When comparing the upward and downward 

qualitative adjustments, this Index is considered significantly superior and an overall a 

significant downward adjustment is warranted suggesting a value lower than $472,000 

per lot. 

Index No. 3, at an average lot price of $188,750, is located in the town centre of Port 

Renfrew in close proximity to the Subject Parcels.  No adjustment will be warranted for 

location.  The zoning, available site services, lot size and topography are considered 

similar and no adjustments will be warranted for these attributes.   The site influences of 

these lots are considered inferior with one lot is located inland with no oceans views and 

the other lot has full unobstructed waterfront views of the San Juan harbour.  The 

Subject lots are situated on a hilltop, all with good ocean views.  Higher, elevated view 

exposure is considered to be superior to low, level view exposures.  An upward 

downward adjustment will be warranted for this inferior site influence.  In the time 

between the dates of this transaction and the valuation date of the subject property, the 

market for real estate similar to the Subject Parcels has remained stable and no 

adjustment has been made for market conditions.  The curb appeal of these sales are 

inferior as these lots are not located within a newly formed subdivision development.  

An upward adjustment will be warranted for this attribute.   When comparing the upward 

and downward qualitative adjustments, this Index is considered inferior and an overall 

upward adjustment is warranted suggesting a value higher than $188,750 per lot. 
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Index No. 4, at an average lot price of $103,174.  This development is located 40 

kilometers southeast from the subject site in Jordan River, which is outside the 

municipality of Sooke.  Jordan River is a popular area as the Juan De Fuca Provincial 

Park and China Beach facility with camping and day use is an increasingly popular 

tourist attraction providing an oceanfront trail system through to Port Renfrew.  As 

Jordan River is a desirable town for those amenities, when compared to Port Renfrew, it 

is perceived as less desirable.  The Port Renfrew area is one of Canada’s top salmon 

and halibut sport fishing destinations which offers excellent, hunting, surfing and world-

class hiking such as the West Coast Trail and Botanical Beach.  An upward adjustment 

will be warranted for locational characteristics.  Although this Index development is 

within close proximity to popular tourist parks and beaches, it is situated on the north 

side of the Highway 14 which reduces its appeal.  Additionally, the twenty (20) lots of 

the Subject will have very good view exposures of the ocean.  A significant upward 

adjustment will be warranted for site influences.  In the time between the dates of this 

transaction and the valuation date of the subject property, the market for real estate 

similar to the Subject Development has remained stable and no adjustment has been 

made for market conditions.  The lot sizes are slightly larger than the average lot size of 

the Subject Development and larger lots are more desirable, therefore; a slight upward 

adjustment will be warranted for lot size.  When comparing the upward and downward 

qualitative adjustments, this Index is considered significantly inferior, mostly due to the 

adverse influence of the close proximity to the highway (highway noise and flow) and 

limited to none ocean view exposures, and an overall significant upward adjustment is 

warranted suggesting a value higher than $103,174 per lot. 

Based on the analysis, an appropriate price per lot should be somewhat similar to Index 

No. 1 ($241,905); significantly lower than Index No. 2 ($472,000); higher than Index No. 

3 ($188,750); and significantly higher than the Index No. 4 ($103,174).  On the strength 

of the foregoing, a sale price range of between $225,000 and $275,000 is concluded 

depending on property features, like lot size, ocean view and sun exposure.   

The proposed Subject Development of the twenty (20) lots will be situated on a hill bank 

and all lots will enjoy ocean views of varying exposure and elevations.  The Subject 

Development will be located in town, very close to all amenities which will be a desirable 

characteristic within the marketplace.   Due to this attributes, lot values of the proposed 

development will fall within the mid to higher-end of the range. 

Based on the foregoing, taking into consideration the qualitative adjustments, it is our 

opinion that the prospective gross sell-out value of the twenty (20) proposed vacant 

single family lots, at February 3, 2017, is estimated to be: 

$250,000 per lot x 20 lots = $5,000,000 
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Gross Sell-out Value of Twenty (20) Serviced Vacant Lots:   $5,000,000 

The Development Approach to valuation is used mainly for undeveloped tracts suitable 

for development.  The undeveloped land is valued by projecting a hypothetical 

development onto the site.  The total gross sales price of all the units within the 

development is estimated and from this, the estimated costs of development and 

financing are deducted.  The balance will be the value of the property to the owner, 

including profit.  The usual profit required by developers on similar projects is then 

deducted and the resulting amount is the indicated value of the property.  The final 

estimate is really the price a developer would pay for the land, taking into consideration 

the development potential of the site.  The following page details the Development 

Approach as it pertains to the subject property: 

Subdivision Development Costs: 

Sales Commissions: A market rate of 6% for the first $100,000 and 3% for 

the remaining for sales commissions & promotion 

costs has been utilized.  This is considered market 

standard. 

Park Dedication: According to the CRD, as required under the Local 

Government Act, land is to be forfeited to the CRD as 

park designation if 3 additional lots or more are 

created within a subdivision.  However, should there 

not be enough land to dedicate to create a park area; 

a cash fee can be paid to the CRD.  At its discretion, 

the CRD may ask for cash-in-lieu as the requirement 

for compliance with Section 941 of the Local 

Government Act for the future purchase of land for 

parks or development of parks in the Plan Area. 

 In situations where the owner is expected to dedicate 

land, the parcels required for dedication should reflect 

approximately 5% of the land value of the entire 

subdivision.  If it is obvious the land represents 

considerably more than 5% of the land value, the 

municipality could consider either reducing the size of 
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the park, or purchasing a portion of the land from the 

owner. 

 Where subdivision occurs, pursuant to the 

requirements of the Local Government Act, the 

developer must provide parkland, without 

compensation, to the community.  The size, location 

and form of parkland will be determined by the CRD. 

The parkland shall be in the form of either: trails, 

regional parks, interpretive parks, waterfront parks, 

green space or a combination of the above.    

 Please note that there has been an agreement with 

the CRD and developer (our client), where our client 

is to provide a network of trails throughout the 

development.  According to our client, these trials will 

run along the road side.  This agreement will satisfy 

the park land dedication requirement of the Local 

Government Act in accordance with the CRD.  We 

have excluded a park land dedication from our 

calculation.  Should this information be deemed 

incorrect, we have the right to revise our value/. 

Development Costs: The preliminary cost estimates have been provided by 

the developer.  It should be noted that within this 

report we have assumed all upfront servicing 

infrastructure has been installed before subdivision.  

The remaining costs after the installing the upfront 

servicing infrastructure per lot has been estimated by 

J.E. Anderson & Associates at $33,422 ($34,000 

Rounded).  These cost estimates are assumed to be 

correct.  Should these costs change, our opinion of 

value would change accordingly.   According to our 

client, and due to the unique nature of this 

development, the CRD and developer have created a 

plan where the developer is to provide new water and 

sewage infrastructure as a “gift” to the CRD, which 

will equate to $8,000 per lot which is assumed 

included in the per lot servicing cost.   We have 



7626-V/GSO-SA-LMS896A 

 

42 

utilized the estimated amount of $34,000 in our 

calculation. 

 20 Lots x $34,000 per lot = $680,000 

 As per the CRD, the known associated costs with 

subdivision include $500 for the first lot and $300 for 

every lot thereafter.  This is calculated as follows: 

 $500 + (19 x $300) = $6,200 

 The contingency fund is an allowance over and above 

the estimate development costs of the development in 

question and covers any unforeseen costs or 

problems that may arise during site 

development/subdivision.  In this case 5% of the total 

development cost estimate is reflective of the 

development size, the topography and the risk 

involved. This is calculated as follows: 

 ($680,000 + $6,200) x 5% = $34,310 

Therefore the estimated costs will be: 

 

Servicing Costs: 20 Lots $680,000 

Subdivision Application Fees  $6,200 

Contingency Fund At 5% $34,310 

Total: 

 

$720,510 

Developer’s Overhead & Profit: A typical range of developer’s profit is 15% to 35% of 

gross sales, depending on market conditions, size of 

development, time frame and level of risk.  A 

projected rate at the mid-end of the range at 20% is 

considered appropriate. 

 20% X $5,000,000 = $1,000,000 

Absorption: It is estimated that all lots could be sold within the 30 

months following completion. 
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RESIDUAL LAND VALUE SUMMARY 

GROSS SALES PROJECTION:   

TOTAL GROSS SALES   
  

  

20 Vacant Residential Lots 
    

$5,000,000  

    

    

Less Sales Commissions & Promotions @ 6%  and 3% $207,000  

EFFECTIVE GROSS PROCEEDS $4,793,000  

        

ESTIMATED EXPENSES LESS:   

Following Costs Estimated by Appraiser: 
         

TOTAL DEVELOPMENT COSTS $720,510  

Developer’s Overhead & Profit @ 20%   $1,000,000  

        

Cash Flow:     $3,072,490  

Net Present Value (30 month Absorption) @ IRR 6.0%/Yr $2,657,000  

 

THE ESTIMATED RESIDUAL LAND VALUE OF THE 20 SERVICED, VACANT LOTS IS: 

$2,660,000 (ROUNDED) 
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FINAL ESTIMATE OF VALUE 

The Subdivision Development Approach was utilized to estimate the residual land value 

of the proposed vacant twenty (20) lots of the proposed development ‘As Serviced’.  

The valuation approach used in this appraisal of the proposed development has 

provided the following value estimateThe valuation approaches used in this appraisal of 

the proposed development has provided the following value estimate: 

Current “As Is” Market Value of Land:      $2,660,000 

“As Proposed” Gross Sell-out Value of Twenty (20) Vacant Building Lots: $5,000,000 

 

EXPOSURE TIME 

Marketing time may be defined as the estimate of the amount of time it might take to sell 

a property interest in real estate at the estimated market value level during the period 

immediately after the effective date of an appraisal.  Assuming the subject property 

were to be marketed at a price considered reasonably close to the aforementioned 

market value estimate, as of the effective date, it is our opinion that a reasonable 

marketing time estimate would be in the range of 30 months for the property as a whole.  

This estimate is based on the type of the land, the interest being marketed, and the 

current listings on the market and the marketing time that has been required for the 

sales of other somewhat similar properties in the Port Renfrew area. 
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APPRAISER'S CERTIFICATION 

We certify that, to the best of our knowledge and belief that: 

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

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

 We have no present or prospective interest in the property that is the subject of this report, and no 
personal interest with respect to the parties involved; 

 We are not in a conflict of interest to undertake this assignment;  

 We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment; 

 Our engagement in and compensation for this assignment were not contingent upon developing or 
reporting predetermined results, the amount of the value estimate(s), or a conclusion favouring the 
client; 

 Our analyses, opinions, and conclusions were developed, and this report has been prepared in 
conformity with the Canadian Uniform Standards of Professional Appraisal Practice;  

 The undersigned both have the knowledge, skills and experience to complete the assignment 
competently;  

 No one provided significant professional assistance or third party professional assistance to the 
persons signing this report; 

 As of the date of this report the undersigned have fulfilled the requirements of The Appraisal 
Institute of Canada Continuing Professional Development Program for Members; 

 The undersigned personally inspected the subject property, as described more fully in the 
Executive Summary at page 1, on February 3, 2017. 

 Based upon the data, analyses and conclusions contained herein, the market value of the land only 
described, as at February 3, 2017, is estimated at: 

Current “As Is” Market Value of Land:      $2,660,000 

“As Proposed” Gross Sell-out Value of Twenty (20) Vacant Building Lots: $5,000,000 

Dated this 2nd day of March 2017  
 

IInspected & Prepared By: Inspected & Prepared By  

    

Mishelle Martin, AACI, P.App, RI             Alanna Gagliani, BSc, AIC Candidate 
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