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INTRODUCTION AND BACKGROUND 

1. Dasnier Bay Developments Ltd. (“Dasnier”) owns a development (the “Development”) 

constructed on lands which have a civic description as 1055 Blueberry Road, Seymour Arm, 

British Columbia and is legally described as: 

Vernon Assessment Area 

Parcel Identifier:  011-157-151 
Legal Description: District Lot 2920 Kamloops Division Yale District Except Plans 15450 
and 21015 (the “Original Parcel”) 

2. The Original Parcel is a single unsubdivided parcel of land that is approximately 68 hectares 

in area.  Dasnier offered for sale undivided 1/45 shared interests in the Original Parcel. The 

undivided shared interests were coupled with a personal use licence to occupy a defined lot 

on the Original Parcel (individually a “Lot” and collectively the “Lots”). 

3. Dasnier sold a total of 22/45 shared interests in the Original Parcel to purchasers. Dasnier 

retained title to a 23/45 shared interest in the Original Parcel and it is those shared interests 

that are now selling pursuant to a disclosure statement.  

4. On November 1, 2018 the sale of Lot 10 and on April 5, 2019 the sale of Lot 14 were 

approved by Court. With those sales subsequently completing, there are 20 unsold 1/45 

shared interests remaining (the “Remaining Shared Interests”) in the Original Parcel.  

5. Two of the Remaining Shared Interests are tied by personal use licenses to two Lots having 

an area of approximately 0.5 acres each.  Eighteen of the Remaining Shared Interests are 

tied to the larger lot having an area of approximately 168 acres. Each Lot is being sold as 

bareland intended for residential and recreational use. 

6. The Dasnier Bay Land Owners Association (the “Association”), was created to manage the 

Lots on behalf of the owners. The Association prepares an annual budget for costs which 

includes, but is not limited to, road maintenance, snow removal and liability insurance. Each 

owner pays its proportionate share of the expenses. To enforce the obligation of each owner 

to pay its share of expenses, each purchaser will be required to execute a co-ownership 

agreement (the “Co-ownership Agreement”). 
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7. Dasnier ran into financial difficulty in 2016 with slow down of the real estate market. 

Consequently, Dasnier could not continue to make payments on the outstanding loans owed 

to HSBC Bank Canada, Dasnier’s primary secured creditor.   

8. The Bowra Group Inc. was appointed Receiver – Manager (the “Receiver”) of the assets, 

undertakings and properties of Dasnier pursuant to an Order of the Court of Queen’s Bench 

of Alberta on January 5, 2017.  A copy of the Order was included as Appendix A in the 

Receiver’s First Report to Court dated October 24, 2018.  

PURPOSE OF REPORT 

9. The purpose of this report is to:  

i. Inform the Court of the Receiver’s activities since the Second Report to Court; 

ii. Provide the Court with a summary of the Receiver’s sales efforts to date; and, 

iii. Seek Court approval for the sale of Lot 11. 

RECEIVER’S ACTIVITIES 

10. Since the last report, the Receiver has: 

i. Held various discussions with HSBC Bank Canada regarding: 

(i) Offer for Lot 11; and, 

(ii) Negotiations on Lot 28 with the Association. 

ii. Held various discussions with legal counsel regarding: 

(i) The sale of Lot 28 and the agreement with the Association; and, 

(ii) Acceptance of offer for Lot 11. 

iii. Continued the administration of the estate including monthly bank reconciliations, file 

GST/HST returns, and maintenance of the Canada Revenue Agency accounts. 
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MARKETING AND SALES EFFORTS 

11. In March of 2017, the Receiver prepared a Request for Offers to Purchase (“ROP”) the 

Development as a whole. A copy of the ROP was attached as Appendix B in the Receiver's 

First Report to Court.  

12. The Receiver then engaged, and continues to engage, Cynthia Bentley of Century 21 

Lakeside Realty Ltd. (“Realtor”) to list and market the property for sale.  

13. In June of 2017, the Receiver with the assistance of the Realtor, listed and marketed the 

Development for sale as a whole. After 12 months of marketing efforts, the Receiver 

received no offers and very little interest. 

14. In June of 2018 the Receiver with the assistance of the Realtor listed and marketed the lots 

individually. The lots were listed at the following prices: 

 

15. The lots continue to be advertised through the following media platforms: 

i. MLS Okanagan Shuswap Review; 

ii. Google Advertisements; 

iii. Kijiji; 
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iv. Craigslist; 

v. www.cynthiabentley.com; 

vi. Real Estate Channel Vancouver; and,  

vii. Social media (Facebook, Twitter, Instagram).  

16. The sale of Lot 10 was approved pursuant to an Order of the Supreme Court of British 

Columbia on November 1, 2018 for the purchase price of $120,000. 

17. The sale of Lot 14 was approved pursuant to an Order of the Supreme Court of British 

Columbia on April 5, 2019 for the purchase price of $100,000. 

OFFER FOR LOT 11 

18. On April 30, 2019 the Receiver received an offer for Lot 11 with an agreed upon price of 

$110,000.  A copy of the signed offer is attached as Appendix A.   

19. Dasnier obtained an appraisal conducted by Corrie Appraisals Ltd. on August 15, 2016, 

which estimates the market value of Lot 11 to be $100,000. A copy of the Appraisal by 

Corrie Appraisals Ltd. is attached as Appendix B. 

20. HSBC Bank Canada, Dasnier’s primary secured lender owed approximately $600,000, 

supports the sale of Lot 11 for an amount of $110,000.   

21. As previously noted, Lot 11 has been marketed through several media platforms. The first 

year it was included in the ROP for the Development as a whole, the last 12 months it has 

been marketed separately.  

22. The Receiver believes Lot 11 has been sufficiently marketed and the offer of $110,000 

represents a fair and reasonable price.  The Receiver respectfully requests that this 

Honourable Court approve the sale of Lot 11.   

 

 

http://www.cynthiabentley.com/
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CONCLUSION AND RECOMMENDATION 

Conclusion 

23. The Receiver, with the assistance of the Realtor, has marketed the Development for one 

year as a whole and subsequently 12 months as individual lots.   

24. There was little to no interest in the Development as a whole.   

25. On April 30, 2019 the Receiver received an offer for Lot 11 for an agreed upon price of 

$110,000. 

26. Corrie Appraisals Ltd. provided an estimated appraised value of $100,000 for Lot 11 on 

August 15, 2016. 

27. HSBC Bank Canada, Dasnier’s primary secured lender, supports the sale of Lot 11 for 

$110,000. 

Recommendation 

28. We respectfully recommend that this Honourable Court approve the sale of Lot 11 for 

$110,000. 

ALL OF WHICH IS RESPECTFULLY SUBMITTED THIS 7th DAY OF MAY, 2019. 

THE BOWRA GROUP INC. 
Receiver of the current and future assets, undertakings 
and properties of Dasnier Bay Developments Ltd. 

 

Per: 

Doug Chivers, CA, CIRP 



 
 

APPENDIX A 
 

COPY OF OFFER FOR LOT 11 DATED APRIL 30, 2019 





































































 
 

APPENDIX B 
 

COPY OF APPRAISAL BY CORRIE APPRAISALS LTD. 

AUGUST 23, 2016 
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August 23, 2016  
Our File # 16-104 
 
 
Dasnier Bay Developments Ltd. 
PO Box 98 
Sorrento, BC V0E 2W0 
 
Attention: Ms. Tara Irwin 
 
Re:   Appraisal of five residential sites on the undivided interest development located at 

1055 Blueberry Road, Seymour Arm, BC              
 
In accordance with your instructions, I have prepared an appraisal of the above-referenced 
properties with legal description of Sites 10, 11, 14, 17 & 21, each being 1/45th interest, 
District Lot 2920, Except Plans 15450 & 21015, hereinafter referred to as the subject 
properties. 
 
After analysing the data gathered during my inspections and subsequent investigation, it is 
my opinion that the Current Market Values of the subject properties subject to the 
Assumptions and Limiting Conditions contained herein and the Scope of this report, as at 
August 15, 2016, are: 

 
Site 10:  

ONE HUNDRED THOUSAND DOLLARS 
($100,000) 

 
Site 11:  

ONE HUNDRED THOUSAND DOLLARS 
($100,000) 

 
Site 14:  

NINETY THOUSAND DOLLARS 
($90,000) 
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Corrie Appraisals (Commercial) Ltd. 

Site 17:  
THIRTY-THREE THOUSAND DOLLARS 

($33,000) 
 

Site 21:  
THIRTY-THREE THOUSAND DOLLARS 

($33,000) 
 
The client has informed us that septic systems can be installed on the vacant sites, 
this report assumes that this information is true and correct; should this not be the 
case, the value conclusion as stated within this report may be subject to change. 
 
My report in support of these values is attached and forms the basis for these opinions. 
 
Yours truly, 
 

 
Jonathan Sobottka, BA, AACI, P.App. 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
 
EFFECTIVE DATE: August 15, 2016 
 
 
LOCATIONS: Sites 10, 11, 14, 17, & 21 at 
 1055 Blueberry Road, Seymour Arm, BC 
 
 
SITE SIZES: Site 10: 0.44 acres  
 Site 11: 0.43 acres 
 Site 14: 0.45 acres 
 Site 17: 0.62 acres 
 Site 21: 0.62 acres 
 
 
ZONING: No zoning 
 
 
2016 PROPERTY TAXES: Entire Undivided Interest: $25,786.80 
 
     Site 10 – Roll # 789-13701.020 - $1,473.53  

Site 11 – Roll # 789-13701.022 - $1,473.53 
Site 14 – Roll # 789-13701.028 - $1,473.53 
Site 17 – Roll # 789-13701.034 - $166.36 
Site 21 – Roll # 789-13701.042 - $166.36 

 
2016 ASSESSED VALUE: Land   $3,507,000 
 Improvements $1,921,000 
      Total  $5,428,000  
     (entire undivided interest) 
 
 
HIGHEST AND BEST USE: Residential/Recreational (as to all sites) 

 
 

CURRENT MARKET VALUES:  
 
 Site 10:  $100,000 
 Site 11: $100,000 
 Site 14: $90,000 
 Site 17: $33,000 
 Site 21: $33,000 
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LOCATION MAP 
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________________________________________________________________________________ 
Corrie Appraisals (Commercial) Ltd. 

PURPOSE OF THE APPRAISAL 
 
The appraisal was completed in order to estimate the current market values of the subject 
properties, subject to the Assumptions and Limiting Conditions and the Scope of this 
report, as at August 15, 2016. 
 
 
INTENDED USE OF THE APPRAISAL 
 
The intended use of this appraisal is to assist the client with obtaining mortgage financing.  
 
 
PROPERTY RIGHTS APPRAISED 
 
The subject properties’ rights appraised are all existing in an undivided interest 
development. There are a total of 45 undivided interests within the undivided interest 
development, with each interest corresponding to a designated site. The holder of the 
undivided interest has the use of his designated site plus common property and shares in 
the expenses of maintaining the development. The use of the individual sites and common 
property are outlined within a license of occupation.  
 
The subject properties each have 1/45th interest in the undivided interest property. 
 
The definition of fee simple is a fee without limitation to any particular class of heirs or 
restriction, but subject to the limitations of police power and taxation.  An inheritable estate. 
 
 
DATE OF INSPECTION 
 
August 15, 2016 
 
 
EFFECTIVE DATE OF APPRAISAL 
 
August 15, 2016 
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________________________________________________________________________________ 
Corrie Appraisals (Commercial) Ltd. 

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.”  
 
The Appraisal of Real Estate. Third Canadian Edition, Sauder School of Business, British Columbia: 2010; p. 2.8 
 
 
 
EXPOSURE TIME 
 
Excerpts from Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP): 
 

“[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 the estimated value on 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 market effort.” 

 
Exposure time differs from marketing time in that exposure time is retrospective whereas 
marketing time is “an opinion of the time it might take to sell a property interest in real estate 
at the concluded market value level during the period immediately after the effective date of 
an appraisal” which makes marketing time prospective.  
 
The values as estimated within this report are based on an exposure time of up to one year. 
The subject properties are not known to have sold or to have been actively listed for sale 
within the last 3-year time frame. 
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Corrie Appraisals (Commercial) Ltd. 

SCOPE OF THE APPRAISAL 
 
The term "scope of the appraisal" has been interpreted to refer to the amount and type 
of information researched and the analysis applied. 

 
Reference: Canadian Uniform Standards of Professional Appraisal Practice  
  Real Property Appraisal Standard - Comments (7.5 Scope of Work) 
 
Each appraisal assignment is unique, depending upon the type and size of property 
being appraised; the complexity and significance of the appraisal problem; and the 
intended function of the appraisal. The appraisal problem that is the focus of this 
engagement has been discussed and defined with the client; the work required to solve 
the problem planned; and the necessary market data acquired, analysed, and 
reconciled into an estimate of market value. The tasks and items necessary to complete 
this assignment included the following: 
 

1. Assembly and analyses of relevant information pertaining to the property being 
appraised, including acquisition particulars if acquired within three years prior to the date 
of the appraisal. 
 

2. An inspection of the subject property and the surrounding area. 
 

3. Assembly and analyses of pertinent economic and market data. 
 

4. An analysis of land use controls pertaining to the subject property. 
 

5. An in-depth discussion and statement of Highest and Best Use. 
 

6. Discussion of the appraisal methodologies and procedures employed in arriving at                
indications of value. 
 

7. Inclusions of all appropriate photographs, maps, graphics and addenda/exhibits. 
 

8. Reconciliation of the collected data into an estimate of market value as at the Effective         
Date of the Appraisal. 

 
The process and specific tasks necessary to complete this appraisal assignment included the 
following: 
 

1. Mr. Jonathan Sobottka, BA, AACI, P.App. inspected the subject properties on 
August 15, 2016; photographs included in the report were obtained during the 
inspections. 

  
2. Regional, municipal and neighbourhood data were obtained from the Columbia 

Shuswap Regional District (CSRD) and the offices of Corrie Appraisals 
(Commercial) Ltd., which are constantly in the process of being updated. Data 
concerning the neighbourhood was also gained by an inspection by the appraiser. 
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________________________________________________________________________________ 
Corrie Appraisals (Commercial) Ltd. 

 
SCOPE OF THE APPRAISAL ... CONT’D 

 
3. Data concerning the subject properties was obtained from LTSA (Land Titles and 

Survey Authority’s Electronic Services) and the CSRD. Technical investigations such 
as detailed inspections or, an environmental review of the property, a site survey, or 
investigations into the bearing qualities of the soils were not completed. 

 
4. In determining the Highest and Best Use of the subject properties, the above 

mentioned data was analysed, along with an investigation of land use controls 
pertaining to the subject properties. 

 
5. The analysis set out in this report relied upon written and verbal information obtained 

from a variety of sources considered to be reliable. Unless otherwise stated herein, 
the client provided information was not verified and is assumed to be correct. The 
mandate for this appraisal did not require a report to be prepared to the standard 
appropriate for court purposes or for arbitration, so no full documentation of 
confirmation of primary information was undertaken. 

 
6. In consideration of the purpose and intended use of the appraisal herein, the Direct 

Comparison Approach has been used in the estimation of the current market values 
of the subject properties. The Income Approach and Cost Approach to value have 
not been used in the valuation of the subject properties. 

 
All data considered appropriate for inclusion in the appraisal report is to the best of our 
knowledge factual. The findings have been conveyed as a narrative appraisal report 
according to the guidelines as set out in the Canadian Uniform Standards of 
Professional Appraisal Practice as adopted by the Appraisal Institute of Canada 
(CUSPAP). 
 
The appraisal report is intended to comply with the reporting requirements of CUSPAP. It 
presents only summary discussions of the data, reasoning and analyses that were used in 
the appraisal process to develop the appraiser’s opinion of value. Supporting 
documentation concerning the data, reasoning and analyses is retained in the appraiser’s 
file. The information contained in this report is specific to the needs of the client and for the 
stated intended use. The appraiser is not responsible for the unauthorized use of this 
report. 
 
ENVIRONMENTAL ISSUE 
 
I assume that there are no environmental contaminants on/or in the properties being 
appraised, which could affect either utility or market values. Should there be any question 
or concern regarding the potential possibility of any such contaminant or hazard being 
present therein/on; it is recommended that an environmental assessment of the properties 
be conducted.  
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Corrie Appraisals (Commercial) Ltd. 

DESCRIPTION OF THE TITLE 
 
 

Legal Description: Sites 10, 11, 14, 17 & 21, each being 1/45th interest, 
District Lot 2920, Except Plans 15450 & 21015. 

 
  

Location:   Sites 10, 11, 14, 17 & 21 on 
1055 Blueberry Road, Seymour Arm, BC 

 
  

Registered Owner:  Dasnier Bay Developments Ltd. 
 
  

Certificate of Title:  LA108544 
 
  

Charges:   There is a mortgage (CA2465654) registered on title with 
HSBC Bank along with an assignment of rents 
(CA2465655). 

 
 There are three options to purchase 1/45th interests 

registered on title in favor of Dasnier Bay Land Owners 
Association. (KL74942, CA3067040 & CA3074610) 

 
A full copy of the title search has been included in the 
Addenda of this report. 
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Corrie Appraisals (Commercial) Ltd. 

AREA DATA 
 

The subject properties are located in the Dasnier Bay neighbourhood of Seymour Arm 
which is a north arm of the Shuswap Lake. Shuswap Lake is a large, popular fresh water 
recreational lake in the shape of an inclining “H” with a narrow gap at the centre. 
 
The four ‘arms’ of the lake include the main arm which extends from the west end of the 
lake to the narrows and then south to Sicamous. Anstey Arm extends from the narrows 
north east to the end of the lake. The Salmon Arm extends from Salmon Arm to Sicamous 
and the Seymour Arm extends north from the narrows to the northern tip of the lake and 
the community of Seymour Arm. 
 
Most population density is on the main arm and Salmon Arm with Seymour and Anstey 
Arms being very lightly populated. Service centres in the area consist of Sicamous at the 
east end of the lake, Salmon Arm at the south end of the Salmon Arm and Chase at the 
west end of Little Shuswap Lake just west of the west end of Shuswap Lake. 
 
Most access to the north and east portions of the lake is by boat, however a logging type 
road extends from Anglemont/St.Ives on the north shore of the main arm to Seymour Arm. 
 
Seymour Arm is a small community with only a few permanent inhabitants. It has a few 
commercial services but these are mainly seasonal, catering to boaters and vacationers. A 
Provincial Park is located along part of the waterfront. No electrical or telephone services 
are available. The forestry road is maintained 12 month of the year and has seen some 
recent improvements including dust control spraying. From the end of pavement near St. 
Ives, some 40 km distant, travelling time is near 45 minutes to Seymour Arm. 
 
The community of Seymour Arm is centred around the north end of the lake. The Seymour 
River enters into the lake at the north as well. Most of the community is situated east of the 
river and between the lake and the river with other residential uses located generally 
fronting the lake west and east of the community. Very few developed properties are 
located out of the community or away from the lake frontage. Uses in these areas include 
undeveloped Crown Land and forestry use. 
 
The subject properties are located within an undivided interest development located along 
Blueberry Road, southwest of the community Seymour Arm. The area, known as Dasnier 
Bay, is developed with single family residential and recreational properties. 
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Corrie Appraisals (Commercial) Ltd. 

DESCRIPTION OF THE SITES 
 
All of the subject properties are part of a large undivided interest development that consists 
of a total size of approximately 166.57 acres. The owner of each site has a 1/45th interest in 
the entire property. There is a co-ownership agreement and personal use license 
agreement in place within this development. The development is managed by a co-owners 
association. The common area road and water system maintenance are funded by monthly 
fees to each co-owner. 
 
Access to the site is off of Celista – Seymour Forest Service Road, which is a gravel 
covered logging road. The primary access off the logging road is from Blueberry Road to 
the north, which joins with the interior common roadway. There is also a private, single 
lane, gravel road to the development that is not outlined as a common road in the license 
agreement but is used as one with the permission of Dasnier Bay Developments Ltd. The 
private roadway is very steep and quite narrow. In addition, there is a common roadway 
that extends from Blueberry Road south through the development granting access to each 
site. There is no hydro service to the development or to Seymour Arm and the surrounding 
community. There is no natural gas or propane services available. 
 
All sites within the development, including the five subject properties, have access to a 
private water system with waterlines being extended to the boundary of each site. The 
water source is reported to be untreated and has 2-inch supply lines. There have been 
water boil advisories issued over the last several years within this development. The water 
system has seen some upgrades in the last several years, however it is reported that it still 
requires additional updates. There is a common walkway that grants access to the 
waterfront of the Shuswap Lake to the property owners, however there are no common 
area beaches.  
 
Each site is responsible for installing and maintaining their own septic system for sewage. 
None of the subject properties currently have private septic systems in place. The client 
has informed us that septic systems can be installed on the vacant sites, this report 
assumes that this information is true and correct; should this not be the case, the 
value conclusion as stated within this report may be subject to change.  
 
The subject properties, sites 10, 11, 14, 17 & 21, have each been described below: 
 
Site 10: 
The site is rectangular in shape and is a waterfront site. It measures approximately 0.44 
acres in size and has approximately 87.58 feet of frontage along Shuswap Lake. The site 
fronts to the east side of the common interior roadway. There is no access driveway from 
the roadway and there is no level building site at this time. The neighbour at site 9 reports 
that there may have been a rough driveway in the past, but it has been overgrown with 
disuse and lack of maintenance; it was not visible at the time of inspection. The site is 
heavily covered with mature trees and brush. The beach at this site is a mix of large and 
medium sized rocks. The beach has a level to slightly undulating upper bench and then 
slopes down into the lake.  
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________________________________________________________________________________ 
Corrie Appraisals (Commercial) Ltd. 

DESCRIPTION OF THE SITES … CONT’D 
 
Site 11: 
The site is rectangular in shape and is a waterfront site located one lot south of Site 10. It 
measures approximately 0.43 acres in size and has approximately 86.33 feet of frontage 
along Shuswap Lake. The site fronts to the east side of the common interior roadway. 
There is no access driveway from the roadway and there is no level building site at this 
time. The site is heavily covered with mature trees and brush. The beach at this site is a 
mix of large and medium sized rocks. The beach has a level to slightly undulating upper 
bench and then slopes down into the lake. 
 
Site 14: 
The site is rectangular in shape and is a waterfront site. It measures approximately 0.45 
acres in size and has approximately 87.3 feet of frontage along Shuswap Lake. This site is 
the most southern site in the undivided interest development. The site fronts to the east 
side of the common interior roadway. There is no access driveway from the roadway and 
there is no level building site at this time. The site is heavily covered with mature trees and 
brush. The beach at this site is a mix of large and medium sized rocks. The beach does not 
have any level areas and slopes very steeply into the lake. The useable beach area on this 
site is very limited. 
 
Site 17: 
This site is rectangular in shape and does not have any frontage along Shuswap Lake. It 
measures approximately 0.62 acres in size and has approximately 103.22 feet of frontage 
along the interior common roadway of the development. The site fronts to the west side of 
the interior common roadway. There is no access driveway from the roadway and there is 
no level building site at this time. The site is heavily covered with mature trees and brush. 
This site backs onto part of the remaining undeveloped portions of the undivided interest 
development land. 
 
Site 21: 
This site is rectangular in shape and does not have any frontage along Shuswap Lake. It 
measures approximately 0.62 acres in size and has approximately 102.97 feet of frontage 
along the interior common roadway of the development. The site fronts to the west side of 
the interior common roadway. There is no access driveway from the roadway and there is 
no level building site at this time. The site is heavily covered with mature trees and brush. 
This site backs onto part of the remaining undeveloped portions of the undivided interest 
development land. 
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SITE PLAN 

 

 
  

SITE 21 

SITE 17 

SITE 14 

SITE 11 

SITE 10 
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ZONING & LAND USE REGULATIONS 
 
The subject properties do not have any zoning designation under the Columbia Shuswap 
Regional District (CSRD). 
 
The subject properties are designated as Rural Resource under the CSRD’s Electoral Area 
F’s Official Community Plan. The OCP outlines that forestry, mineral and aggregate 
extraction and outdoor recreation uses are appropriate in these areas. 
 
The entire area of the subject properties located along the waterfront and part of the rear 
lot subject properties are within the Lakes 100m Development Permit Area, as outlined by 
the Columbia Shuswap Regional District, Electoral Area F Official Community Plan. This 
development permit area outlines the setbacks and requirements for sewage systems, 
removal of vegetation and building construction. 
 
The undivided interest development disclosure document outlines several regulations to 
the lands. All building plans must be approved by the Board of Directors of the Association 
prior to construction taking place and all structures must have a minimum main floor area 
of 700 sq. ft. excluding garages. Mobile homes and RV’s are not permitted as primary 
residences. 
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ASSESSED VALUE AND REAL PROPERTY TAXES 
 
The property is assessed by the BC Assessment Authority, Kelowna Office. The 2016 
property taxes are shown below for the entire undivided interest property, including all land 
areas under roll number 789-13701.000. The taxes for the subject properties are dictated 
by the undivided interest disclosure agreement. 
 
2016 Assessment of entire Undivided Interest Development   
 

Land:   $3,507,000 
 Improvements: $1,921,000 
  Total  $5,428,000 
 
2016 Taxes for the entire Undivided Interest Development  
 
 2016 Taxes  $25,786.80 
 
The property taxes for each site are divided according to the disclosure agreement as 
follows: 
 
Personal Use Licenses numbers 1 to 14 pay 1/14th of 80% of the taxes for the whole 
undivided interest property. Personal Use Licenses numbers 15 to 45 pay 1/31st of 20% of 
the taxes for the whole undivided interest property. The property taxes for the subject 
property are shown below. 
 
SUBJECT PROPERTIES – 2016 PROPERTY TAXES:  
 
Site 10 – Roll # 789-13701.020 - $1,473.53  
Site 11 – Roll # 789-13701.022 - $1,473.53 
Site 14 – Roll # 789-13701.028 - $1,473.53 
Site 17 – Roll # 789-13701.034 - $166.36 
Site 21 – Roll # 789-13701.042 - $166.36 
 
The annual common area fees for the undivided interest are reported to be approximately 
$1,000/year per undivided interest. 
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HIGHEST AND BEST USE 
 
From the Basics of Real Estate Appraisal, 4th Edition, by the Appraisal Institute of Canada, 
the Highest and Best Use is defined as “The reasonable and probable use that supports 
the highest value, as defined, as of the effective date of the appraisal.” 
 
“Highest and best use can be estimated for: 
 

i) the land or site as though vacant, and available to be put to its highest and 
best use, and 

 
ii)  the property as improved.” 

 
 
“The appraiser, when estimating highest and best use must consider the following: 
 
1. The use must be legal. 
 
2. The use must be within the realm of probability, i.e. it must be likely, not speculative 

or conjectural. 
 
3. There must be a demand for such use. 
 
4. The use must be profitable. 
 
5. The use must be such as to provide the highest net return. 
 
6. The use must be such as to deliver the return for the longest period of time.” 
 
The appraiser’s responsibility in the area of estimating highest and best use is generally 
limited to the observed market activity in the area.  It is not the role of the appraiser to 
examine every conceivable use to which the property could be put but rather the probable 
uses.  Highest and best use is estimated from market observation and careful analysis. 
 
The estimate of highest and best use of the site is extremely important as it is the 
foundation upon which the valuation of a property is based.  Once the highest and best use 
for a site is estimated the selection of comparable sales can begin and the type of 
appraisal approaches considered. 
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HIGHEST AND BEST USE ... CONT’D 
 
The highest and best use of a property, as though undeveloped, is based on the premise 
that a parcel of land is imperishable, whereas buildings have a terminable life. Because 
land value is dependent on the uses to which it can be put, the highest and best use of 
land, as though undeveloped, must be considered including present and potential uses. 
 
The second concept of highest and best use is the property as improved. Highest and Best 
Use takes on a different perspective because the buildings become a single entity with land 
and if this entity maximizes the property’s long term net operative income and hence value 
the property as improved becomes the highest and best use. 
 
The purpose of this report is to estimate the values of the subject properties, which are all 
vacant residential sites located within an undivided interest development in Seymour Arm.  
All of the subject properties are reported to have access to water at the lot line. The 
installation of septic systems on the sites will require a permit where they are located within 
the Lakes 100m Development Permit Area.  
 
The client has informed us that septic systems can be installed on the vacant sites, 
this report assumes that this information is true and correct; should this not be the 
case, the value conclusion as stated within this report may be subject to change. 
 
Therefore, the highest and best use of all the subject properties is residential/recreational. 
 
 
ABSORPTION 
 
The appraiser has not engaged in a detailed absorption study and is presenting the 
following information as per the request of the client. 
 
There have been very few sales of vacant lots within the Seymour Arm area within the last 
three-year time frame. MLS reports that there was one waterfront lot sale in August 2013 
and one in August 2015. When the search is extended to include all vacant lots the results 
do not improve much, with 3 total sales in 2013, no sales in 2014, one sale in 2015 and 
one sale in 2016. This information does not include private sales; however, it does give an 
indication that the sales activity within this area is very limited. 
 
There are currently 11 building lots listed for sale within the Seymour Arm area, two of 
which are waterfront and 9 of which area non-waterfront.   
 
Given this information, there would appear to be an approximately 1 year supply of 
waterfront lots and an approximately 3 year supply of non-waterfront lots within the 
Seymour Arm market at this time. 
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APPROACHES TO VALUE 
 
Pursuant to the purpose and function of this appraisal, and in recognition of the appraisal 
problem, only the Direct Comparison Approach to Value will be employed in the valuation 
of the subject properties.  
 
The market value of properties is contingent upon a number of variables. Factors such as 
location, beach quality, availability of site services, site topography, dynamics of the local 
real estate market, and general economic conditions must all be considered relative to their 
effect on value. In the valuation process, these factors are incorporated in the one 
approach to value used in this appraisal.  
 
Income Approach 
 
The appraiser derives a value indication for income-producing property by converting 
anticipated benefits, i.e., cash flows and reversions, into property value. This conversion 
can be accomplished in two ways: One year's income expectancy or an annual average of 
several years' income expectancies may be capitalized at a market-derived capitalization 
rate or a capitalization rate that reflects a specified income pattern, return on investment, 
and change in the value of the investment; secondly, the annual cash flows may be 
discounted for the holding period and the reversion at a specified yield rate. 
 
Cost Approach 
 
Approach through which an appraiser derives a value indication of the fee simple interest in 
a property by estimating the current cost to construct a reproduction of or replacement for 
the existing structure, deducting for all evidence of accrued depreciation from the cost new 
of the reproduction or replacement structure, and adding the estimated land value plus an 
entrepreneurial profit.  Adjustments may be made to the indicated fee simple value of the 
subject property to reflect the value indication of the property interest being appraised. 
 
This approach is not used in this appraisal.  There are no comparable resort land sales.  In 
addition, this approach is not the basis upon which properties of this type are bought and 
sold. Therefore, the Cost Approach has not been completed for this assignment. 
 
Direct Market Comparison Approach 
 
Approach through which an appraiser derives a value indication by comparing the property 
being appraised to similar properties that have been sold recently, applying appropriate 
units of comparison and making adjustments, based on the elements of comparison, to the 
comparable sales.   
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DIRECT COMPARISON APPROACH 
 
The Direct Comparison Approach involves the analysis of data from similar properties that 
have sold or that are for sale. These properties are compared to the subject and 
adjustments made as required to achieve similarity. The subject properties are all 
undivided interest titles. Sales of these types of properties are very rare and information 
regarding the sales is difficult to substantiate. For these reasons a mix of undivided interest 
sales, share property sales and one bare land strata sale have been researched. The 
comparable sales of similar vacant properties have been presented below. 
 
Sale #1 
 

Development:  Dasnier Bay 
 
Location:  Site #25 – 1055 Blueberry Road, Seymour Arm, BC 
 
Sale Date:  February 2013 

 
Sale Price:  $32,500 
 
Size:  0.62 acres 
 
Frontage:  103.49 feet 

 
Description: This is a non-waterfront lot located within the same 

undivided interest development as the subject properties. 
This lot is currently listed for $39,000 and has been on 
the market for over one year. 

Sale #2 
 

Development:  Dasnier Bay 
 
Location:  Site #26 – 1055 Blueberry Road, Seymour Arm, BC 
 
Sale Date:  November 2012 

 
Sale Price:  $60,000 
 
Size:  0.62 acres 
 
Frontage:  103.61 feet 

 
Description: This is a non-waterfront lot located within the same 

undivided interest development as the subject properties. 
This sale had a cleared building site, driveway, bridge 
across the roadway ditch and outhouse on the site at the 
time of sale. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #3 
 

Development:  Dasnier Bay 
 
Location:  Site #22 – 1055 Blueberry Road, Seymour Arm, BC 
 
Sale Date:  July 2006 

 
Sale Price:  $37,500 
 
Size:  0.62 acres 
 
Frontage:  103.11 feet 

 
Description: This is a non-waterfront lot located within the same 

undivided interest development as the subject properties. 
It is a dated sale. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #4 
 

Development: Cinnemousun Beach Properties 
 
Location:  Lot 37, 6741 Eagle Bay Road, Eagle Bay, BC 

 
Sale Date:  June, 2011 

 
Sale Price:               $78,500 

 
Title Held:                 Share 

 
Size:                         1.15 acre 

 
Description:  Cinnemousun Beach Properties is a company share 

development with 53 shares on five separate acreage titles with 
frontage on Shuswap Lake. The B.C. Assessment Authority's 
reported size of the entire property is 213.77 acres with 
extensive water frontage on Shuswap Lake.  I have roughly 
estimated this water frontage at 3,300 feet. 

 
The development is accessed from the end of Eagle Bay Road 
with common dirt road access to the various share sites. The 
total acreage is moderately sloped with some undulations and 
shallow depressions.  It appears to be mostly treed with cleared 
building sites. Common water frontage is generally slightly 
sloped with good beach quality ranging from sand to gravel to 
small rock. The back lots have access to the waterfront via 
these common waterfront lots.  Water supply is from the lake 
and sewage would be via onsite systems. 

 
Transfer of shares are first offered to the members for purchase.  
If no member wishes to purchase any share after three months, 
the director may offer the share to any one most beneficial to 
the company, but the price may not be less than that offered to 
the members. Each member holds one vote for each share 
owned.  Directors are voted in for one-year term and at each 
annual general meeting they must retire, but are eligible for re-
election.  
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #4 ... Cont’d 
 

The lots are numbered from 1 to 53 consecutively although the 
assessment records indicate only 41 lots are individually held by 
shares with the remainder still common property. Members are 
entitled to erect, build, and maintain upon his lot a single family 
dwelling. All improvements must be first approved by the 
directors. 
 
Lot 37 is a triangular lot located above the common single lane 
dirt road from the lake but has common lake access across the 
road. Slight to moderately sloping lot in trees and bush.  
Services would need to be developed. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #5 
 

Development: Cinnemousun Beach Properties 
 
Location:  Lot 38, 6741 Eagle Bay Road, Eagle Bay, BC 

 
Sale Date:  April 2010 

 
Sale Price:               $98,000 

 
Title Held:                Share 

 
Size:                         1.64 acre 

 
Description:  Located next door to Sale #4 and similar in description except a 

more rectangular shaped property. I have been unable to 
confirm this sale with the vendor or purchaser to this point. I 
have relied on assessment and Landcor information as to the 
validity of this sale. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #6 
 

Development: Park Point 
 
Location:  Lot 26, 6102 Davis Road, Magna Bay, BC 

 
Sale Date:  October 2013 

 
Sale Price:               $120,100 

 
Title Held:                Share 

 
Size:                        0.44 acre 

 
Description:  Level undeveloped part treed lot located back from the 

waterfront. No developed well or septic system. Power to site.  
Sold by owner of Lot 27 which is improved with a small 
recreational cabin. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #7 
 

Development: Whisper Mountain 
 
Location:  2481 Squilax-Anglemont Road, Lee Creek, BC 

 
Sale Date:  See individual sales on following page 
 
Sale Price:               See individual sales on following page 

 
Title Held:                 Undivided Interest 

 
Size:                         See individual sales on following page 

 
Description:  Whisper Mountain is an undivided interest development located 

on a hillside overlooking Lee Creek on the north side of 
Shuswap Lake. This hillside development is marketed as 
undivided interests with a purchaser obtaining an undivided 
1/75th interest in the lands. The property comprises some 100 
acres in 50 designated lots with most lots in the area of 1 acre in 
size, two smaller lots and 4 larger lots. The largest lot at some 
25 acres is held by the developer with 25/75th interest. The 
gravel interior roadways are common with no other common 
property available.  The property had been previously logged so 
most lots have lake views. 

 
Each shared interest has two agreements.  One is a co-
ownership agreement and the second is a personal use licence 
which grants a licence of occupation to each co-owner and their 
designated area. The development is managed by an owner’s 
association.  Services include gravel access roads, power and 
telephone, and a private water system. Sewage disposal would 
be by septic systems. There was a boil water advisory in 2016 
on this property. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #7 ... Cont’d 

 
The more recent examples of vacant site sales within this 
development are as follows. 
 
A:   Lots 12 and 13 Sold June 2013 for the combined price of      

$59,000 and a total size of 2.04 acres. 
 
B:   Lot 25 sold May 2014 for $40,000 for 1.5 acres. 
 
C:   Lot 33 sold June 2014 for $44,000 for 1.1 acres. 
 
D:  Lot 36 sold April 2014 for $32,500 for 1.07 acres. 
 
E:   Lot 37 sold August 2015 for $36,500 for 1.14 acres. 
 
F:   Lot 40 sold August 2015 for $35,000 for 1.11 acres. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #8 
 

Development: Shimmering Waters 
 
Location:  #9, 5581 Eagle Bay Road, Eagle Bay, BC 

 
Sale Date:  September 2014 
 
Sale Price:               $500,000 
 
Title Held:                 Share 

 
Size:                          0.43 acre 

 
Description:  Shimmering Waters has 15 shares with 12 on waterfront lots 

and 3 above the central access road with a common beach 
access.  The total development is 9.80 acres in size and 
located between the lake and Eagle Bay Road.  The property 
is mainly slight to moderate sloping between the common 
access road then very steep up to Eagle Bay Road.  The three 
non-waterfront lots are actually accessed off Eagle Bay Road 
and each lot has stairs down the steep slope to access the 
beach. The development has a common boat ramp, newer 
common water system supplied from the lake, and each lot has 
its own septic system. Beach quality is a mixture of sand, 
gravel, and small rock. 

 
   Lot 9 is a slight sloped lot down to the beach with landscaping, 

driveway, and services in place.  An old cabin was on site at 
the time of sale but it has since been removed. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #8 … Cont’d 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #9 
 

Development:   Hummingbird Cove 
 
Location:   17 Hummingbird Cove Bay, Seymour Arm, BC 

 
Sale Date:   October 2015 
 
Sale Price:                $60,000 
 
Title Held:                  Share 

 
Size:                           0.1 acre 
 
Description:               Boat access only strata development located along the 

east shore of Seymour Arm. The development consists 
of 19 lots on approximately 9.5 acres that include 
approximately 1,000 feet of shoreline along the lake. 
Strata fees are $21/month. The development has a 
private gravity fed water system. There is a community 
use dock and the common use beach is sand and small 
rock. 

 
 Lot 17 is set back from the waterfront with a footpath to 

the waterfront. The majority of the site is covered with 
mature trees. There is no septic system. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale #10 
 

Development:   Sites 4, 5 & 7 
   Dasnier Bay Development  
 
Location:   1055 Blueberry Road, Seymour Arm, BC 

 
Sale Date:   Site 4 - 2005 
   Site 5 - 2004 
   Site 7 - 2007 
 
Sale Price:                Site 4 -  $215,000 
 Site 5 -  $155,200 
 Site 7 - $325,000 
 
Title Held:                 Undivided Interest 

 
Size:                           Site 4 - 0.45 acres 
 Site 5 - 0.44 acres 
 Site 6 - 0.42 acres 
 
Description:               These are historic sales that as reported by the client 

from within the subject property’s undivided interest 
development.  

 
 All of the sales are waterfront sites with private beaches. 

These sites front to the east side of the common area 
roadway. The amount of cleared areas, presence of 
driveway at the time of sale and type of purchase 
financing are not known. No secondary sources for 
confirmation of these sales was provided. 

 
Demand for recreational residential property in the area 
was quite good until mid-2008 when economic downturn 
reduced demand considerably, which resulted in fewer 
real estate sales and much lower price levels.  
Recreational property real estate, however, is affected 
more severely than typical residential housing in times of 
economic downturn. Since 2007, market levels have 
declined dramatically in this area, especially for vacant, 
remote recreational properties, such as these sales. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
COMPARBALE SALES MAP 
 
 

 
  

Sales 1, 2, 3 & 10 Subject 

Sales 4 & 5 
Sale 6 

Sale 7 

Sale 8 

Sale 9 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
COMPARABLE SALES CHART 
 

Sale Location Sale Price Sale Date Size Title Waterfront 

1 Site 25 
1055 Blueberry $32,500 Feb-2013 0.62 acres Undivided 

Interest No 

2 Site 26 
1055 Blueberry $60,000 Nov-2012 0.62 acres Undivided 

Interest No 

3 Site 22 
1055 Blueberry $37,500 Jul-2006 0.62 acres Undivided 

Interest No 

4 Eagle Bay $78,500 Jun-2010 1.15 acres Share Common 

5 Eagle Bay $98,000 Apr-2010 1.64 acres Share Common 

6 Magna Bay $120,100 Oct-2013 0.44 acres Share Common 

7 Lee Creek 
$32,500 

 to 
$44,000 

Jun-2013 
to  

Aug-2015 

1.07 acres 
to  

1.5 acres 

Undivided 
Interest No 

8 Eagle Bay $500,000 Sept-2014 0.43 acres Share Yes 

9 Hummingbird 
Cove Bay $60,000 Oct-2015 0.1 acres Strata No 

10 Sites 4, 5 & 7 
1055 Blueberry 

$155,200 
to 

$325,000 

2004  
to  

2007 

0.42 acres 
to  

0.45 acres 

Undivided 
Interest Yes 

 
The subject properties consist of two non-waterfront sites (Sites 17 & 21) and three 
waterfront sites (Sites 10, 11 & 14).  
 
First, Sites 17 & 21 will be analysed together relative to the comparable sales as they are 
the same in size, location and character, followed by a value conclusion for each site. 
Secondly, Sites 10, 11 & 14 will be analysed together relative to the comparable sales as 
they are the same in size, location and character, followed by a value conclusion for each 
site. 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
The tables of adjustments and value conclusions for the subject properties are presented 
on the following pages. Within the table of adjustments are arrows which indicate the 
direction of the adjustment corresponding to the comparable sale’s characteristic relative to 
the subject property. The arrows indicate the following: 
 

- ↑ indicates an upward adjustment to the comparable sale. The comparable sale is 
inferior to the subject property and must be adjusted upward. 

- ↓ indicates a downward adjustment to the comparable sale. The comparable sale is 
superior to the subject property and must adjusted downward. 

- ↔ indicates no adjustment to the comparable sale. The comparable sale is similar to 
the subject property and does not require an adjustment. 

 
SITES 17 & 21 – TABLE OF ADJUSTMENTS 
 
Sale Sale Price Location Time Size Topography Waterfront 

Access 
Site 

Services 
Overall 

Adjustment 

1 $32,500 ↔ ↔ ↔ ↔ ↔ ↔ ↔ 

2 $60,000 ↔ ↔ ↔ ↓ ↔ ↔ ↓ 

3 $37,500 ↔ ↓ ↔ ↔ ↔ ↔ ↓ 

4 $78,500 ↓ ↔ ↓ ↓ ↓ ↔ ↓ 

5 $98,000 ↓ ↔ ↓ ↓ ↓ ↔ ↓ 

6 $120,100 ↓ ↔ ↑ ↓ ↓ ↓ ↓ 

7 
$32,500 

 to 
$44,000 

↓ ↔ ↓ ↔ ↔ ↓ ↓ 

8 $500,000 ↓ ↔ ↑ ↓ ↓ ↓ ↓ 

9 $60,000 ↑ ↔ ↑ ↓ ↓ ↔ ↓ 

10 
$155,200 

to 
$325,000 

↔ ↓ ↑ ↔ ↓ ↔ ↓ 

 
Sites 17 and 21 are non-waterfront lots within an undivided interest development and do 
not have access to the beach areas. They are heavily treed and do not have driveways or 
level building areas. Water is available at the site boundary and is sourced from the 
development’s private water system. There are no septic systems in place and permits 
would need to be obtained.  
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sales 1, 2 & 3 are all similar sites within the Dasnier Bay Development that are similar in all 
categories to the subject properties. Sale #2 had a level building site, driveway with bridge 
over the ditch and an outhouse and is considered to be superior to the subject properties. 
Sale 1’s current list price of $39,000 seems to be optimistic given it has been listed for over 
one year without being able to achieve a sale. 
 
All remaining comparable sales are deemed to be vastly superior to Sites 17 & 21, and 
most weight has been placed on Sales 1, 2, & 3. Therefore, the current market values of 
Sites 17 & 21 as estimated by the Direct Comparison Approach are: 
 

Site 17:  
THIRTY-THREE THOUSAND DOLLARS 

($33,000) 
 

Site 21:  
THIRTY-THREE THOUSAND DOLLARS 

($33,000) 
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DIRECT COMPARISON APPROACH ... CONT’D 
 
SITES 10, 11 & 14 – TABLE OF ADJUSTMENTS 
 
Sale Sale Price Location Time Size Topography Waterfront 

Access 
Site 

Services 
Overall 

Adjustment 

1 $32,500 ↔ ↔ ↓ ↔ ↑ ↔ ↑ 

2 $60,000 ↔ ↔ ↓ ↓ ↑ ↔ ↑ 

3 $37,500 ↔ ↓ ↓ ↔ ↑ ↔ ↑ 

4 $78,500 ↓ ↔ ↓ ↓ ↑ ↔ ↔ 

5 $98,000 ↓ ↔ ↓ ↓ ↑ ↔ ↔ 

6 $120,100 ↓ ↔ ↔ ↓ ↑ ↓ ↓ 

7 
$32,500 

 to 
$44,000 

↓ ↔ ↓ ↔ ↑ ↓ ↑ 

8 $500,000 ↓ ↔ ↔ ↓ ↔ ↓ ↓ 

9 $60,000 ↑ ↔ ↑ ↓ ↑ ↔ ↑ 

10 
$155,200 

to 
$325,000 

↔ ↓ ↔ ↔ ↔ ↔ ↓ 

 
Sites 10, 11 & 14 are all waterfront lots within an undivided interest development and have 
direct access to private beach areas. They are heavily treed and do not have driveways or 
level building areas. Water is available at the site boundary and is sourced from the 
development’s private water system. There are no septic systems in place and permits 
would need to be obtained.  

Sales 1, 2, & 3 are all non-waterfront lots located within the same undivided interest 
development. The subject properties are superior to all three sales. 
 
Sales 4 & 5 are share lot sales that are adjacent to one another. They are larger, have a 
superior location in Eagle Bay, superior topography, but have only common access to the 
waterfront. The beach quality of this development is superior to the subject’s. The subject 
properties’ rates should be similar to these sales. 
 
Sale 6 is a share sale of similar size to the subject properties. It has a superior location 
within Eagle Bay, superior topography, but has only common access to the waterfront. The 
beach quality of this development is superior to the subject’s. The subject properties’ rates 
should be below this sale. 
 
Sale 7 consists of non-waterfront lots with no beach access. The subject properties’ rates 
should be higher than this.  
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DIRECT COMPARISON APPROACH ... CONT’D 
 
Sale 8 is a similarly size share sale with direct beach access. It has as superior location 
within Eagle Bay and superior beach quality to the subject properties. This sale is vastly 
superior and the subject properties’ rates should be below this sale. 
 
Sale 9 is a strata lot located in a boat access only development on the eastern shore of 
Seymour Arm. It is a smaller lot with an inferior location with no road access. It is not a 
waterfront lot, but does have common access to the waterfront and a common use dock. 
The sale included a bunk house. The subject properties’ rates should be higher than this 
sale. 
 
Sale 10 consist of three dated sales from within the same undivided interest development 
as the subject property. They all occurred at the peak of the market with sale prices and 
activity dramatically declining in the area since that time. 
 
After careful consideration and comparison of the subject properties with the comparable 
sales the subject properties estimated values are deemed to be higher than Sales 2 & 9 at 
$60,000 and below Sale 6 at $120,100. The subject properties should be similar to Sale 5 
at $98,000. Therefore, the current market value of Sites 10, 11, & 14 as estimated by the 
Direct Comparison Approach are: 
 

Site 10:  
ONE HUNDRED THOUSAND DOLLARS 

($100,000) 
 
Site 11:  

ONE HUNDRED THOUSAND DOLLARS 
($100,000) 

 
Site 14:  

NINETY THOUSAND DOLLARS 
($90,000) 
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RECONCILIATION AND FINAL VALUE ESTIMATE 
 
Only one approach to value was completed as part of this appraisal assignment. The Direct 
Comparison Approach is deemed to be a reliable indicator of value for the subject 
properties which are all vacant residential sites that are located within an undivided interest 
development. This approach best captures the actions of vendors and purchasers in the 
market. The comparable sales were limited due to the unique nature of the subject 
properties, but do reflect actual market transactions of comparable use properties and are 
deemed to be reliable for the purposes of this analysis. 
 
Recognizing the definition of "Market Value" as previously stated in this report, it is my 
opinion that the Current Market Values of the subject properties, subject to the 
Assumptions and Limiting Conditions contained herein, as described in this report, as at 
August 15, 2016, are: 
 

Site 10:  
ONE HUNDRED THOUSAND DOLLARS 

($100,000) 
 
Site 11:  

ONE HUNDRED THOUSAND DOLLARS 
($100,000) 

 
Site 14:  

NINETY THOUSAND DOLLARS 
($90,000) 

 
Site 17:  

THIRTY-THREE THOUSAND DOLLARS 
($33,000) 

 
Site 21:  

THIRTY-THREE THOUSAND DOLLARS 
($33,000) 

 
The values as estimated within this report are based on an exposure time of up to one year. 
The subject properties are not known to have sold or to have been listed for sale within the 
last 3-year time frame. 
 
The client has informed us that septic systems can be installed on the vacant sites, 
this report assumes that this information is true and correct; should this not be the 
case, the value conclusion as stated within this report may be subject to change. 
 
 
 
 
 



 

 
Corrie Appraisals (Commercial) Ltd. 

APPRAISER'S CERTIFICATION: 
The Appraiser certifies and agrees that: 

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

 
x The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 

limiting conditions, and are my personal, impartial and unbiased professional analyses, opinions and 
conclusions. 

 
x I have no past, present or prospective interest in the subject matter, the properties that are the 

subject of this report, and no personal interest with respect to the parties involved. 
 

x I am not in a conflict of interest to undertake this assignment. 
 

x I have no bias with respect to the subject matter, the properties that are the subject of this report or to 
the parties involved with this assignment. 

 
x My engagement in and compensation for this assignment were not contingent upon developing or 

reporting predetermined results, the amount of the value estimates, or conclusions favouring the 
client. 

 
x My analysis, opinions and conclusions were developed, and this report has been prepared, in 

conformity with the Canadian Uniform Standards of Professional Appraisal Practice. 
 

x I have the knowledge, skills and expertise to complete the assignment competently.  
 

x No one provided professional assistance or third party professional assistance to the person(s) 
signing this report. 

 
x As of the date of this report, the undersigned has fulfilled the requirements of The Appraisal Institute 

of Canada Continuing Professional Development Programs for Members. 
 

x The undersigned is a Member in good standing of the Appraisal Institute of Canada.  
 

x I personally inspected the subject properties of this report on the Effective Date. 
 

x Based upon the data, analysis & conclusions contained herein, it is my opinion that the 
estimated current market values of the subject properties at 1055 Blueberry Road, Seymour 
Arm, BC as at August 15, 2016, are: 
 
Site 10:  

ONE HUNDRED THOUSAND DOLLARS 
($100,000) 

Site 11:  
ONE HUNDRED THOUSAND DOLLARS 

($100,000) 
Site 14:  

NINETY THOUSAND DOLLARS 
($90,000) 

Site 17:  
THIRTY-THREE THOUSAND DOLLARS 

($33,000) 
Site 21:  

THIRTY-THREE THOUSAND DOLLARS 
($33,000) 

 
 
 



 

 
Corrie Appraisals (Commercial) Ltd. 

 
APPRAISER'S CERTIFICATION … CONT’D 

 
 
APPRAISER: 

Signature:  
Name:     Jonathan Sobottka                              
Inspected Property:  August 15, 2016     
Designation:        AACI, P.App.                          
Date Signed:        August 23, 2016                  



 

 
Corrie Appraisals (Commercial) Ltd. 

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS 
 

CONTINGENT AND LIMITING CONDITIONS:  
The certification that appears in the appraisal report is subject to the following conditions: 
 

1. This report is prepared at the request of Dasnier Bay Developments Ltd. / Tara Irwin for financing 
purposes.  It is not reasonable for any person(s) other than Dasnier Bay Developments Ltd. / Tara Irwin 
to use this appraisal without first obtaining written authorization from this appraiser. There may be 
qualifications, assumptions or limiting conditions in addition to those set out below relevant to that 
person’s identity or his intended use. The report is prepared on the assumption that no other person will 
rely on it for any other purpose and that all liability to all such persons is denied. 

  
2. Because market conditions, including economic, social and political factors change rapidly and, on 

occasion, without warning, the market value estimates expressed as of the date of this appraisal cannot 
be relied upon as of any other date except with further advice from the appraiser confirmed in writing. 

 
3. No responsibility is assumed for matters of a legal nature that affect either the properties being 

appraised or the title to it. It has been assumed that the titles are good and marketable and, therefore, 
no opinion is rendered about the titles. The subject properties must comply with government 
regulations, including zoning, and health regulations and, if it doesn’t comply, its non-compliance may 
affect market values. To be certain of compliance, further investigation may be necessary. The 
properties are appraised on the basis of it being under responsible ownership. 

 
4. No survey of the properties has been made. Any sketch in the appraisal report shows approximate 

dimensions and is included only to assist the reader of the report in visualizing the properties. 
 

5. This report is completed on the basis that testimony or appearance in court is not required as a result of 
this appraisal 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 appraisal report and data 
related thereto and the provision of appropriate compensation. 

 
6. Unless otherwise stated in this report, the appraiser has no knowledge of any hidden or unapparent 

conditions of the properties (including, but not limited to, its soils etc.) or adverse environmental 
conditions (on it or a neighbouring property, including the presence of hazardous wastes, toxic 
substances, etc.) that would make the properties more or less valuable.  It has been assumed that there 
are no such conditions unless they were observed at the time of inspection or became apparent during 
the normal research involved in completing the appraisal. 

 
 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 appraiser.  The author 
makes no guarantees or warranties, express or implied, regarding the condition of the properties, 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. 

Cont’d.... 
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     STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS ... Cont’d 
 
 

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

 
7. We also expressly deny any liability due to the possible presence of any heritage or archaeological site 

on the properties. 
 
8. Information, estimates, and opinions that have been expressed in the appraisal report are obtained from 

sources considered to be reliable, and they are believed to be true and correct. No responsibility is 
assumed for the accuracy of such items that were furnished by other parties. 

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

party except as provided for in the Canadian Uniform Standards of Professional Practise of the 
Appraisal Institute of Canada and/or when properlies entered into evidence of a duly qualified judicial or 
quasi-judicial body. 

 
10. Written consent from the author and supervisory appraiser must be obtained before all (or any part) of 

the content of the appraisal report can be used for any purposes by anyone except the client specified 
in the report and, where the client is the mortgagee, its insurer and the borrower, if he/she paid the 
appraisal fee. The author’s written consent and approval must also be obtained before the appraisal (or 
any part of it) can be conveyed by anyone to any other parties, including mortgagees other than the 
client and the public through prospectus, offering memo, advertising, public relations, news, sales or 
other media. 

 
 

 



 

 
Corrie Appraisals (Commercial) Ltd. 

 

PRIVACY STATEMENT FOR PRINTED MATERIALS AND RESOURCES 
 

Corrie Appraisals (Commercial) Ltd. takes privacy very seriously. We collect 
personal information to better serve our customers, for security reasons, and to provide 
customers and potential customers with information about our services. We would like 
to have a lifelong relationship of good service with our customers, and for that reason 
we may retain any personal information provided for as long as necessary to provide 
our services and respect our obligations to governmental agencies and other third 
parties. The information will remain confidential to Corrie Appraisals (Commercial) 
Ltd., to businesses working for us, and to any organization that acquires part or all of 
our business, provided that they agree to comply with our privacy policy. By accepting 
this report, you are agreeing to maintain the confidentiality and privacy of any personal 
information contained herein and to comply in all material respect with the contents of 
our Privacy Policy. If you wish to see a copy of our Privacy Policy, or have privacy 
questions or concerns, please contact us by phoning 1–250–832–3709 or by email at: 
jsobottka@shaw.ca. 
 

mailto:jsobottka@shaw.ca
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QUALIFICATIONS OF THE APPRAISER 
 

Jonathan Sobottka, BA, AACI, P.App 
 
 
EDUCATION: Wilfrid Laurier University School of Business and Economics 
 Honours BA: Economics, 2008 
     
 University of British Columbia 
 Post Graduate Certificate in Real Property Valuation, 2010 

 
 
EXPERIENCE:  2009 – 2014:  Commercial fee appraiser operating in the 
       Southern Ontario marketplace. 
 

 2013 – 2014:  Farm Credit Canada specializing in  
    agricultural real estate & equipment  
    appraisal. 

 
 2014 – 2015:  HealthTrust Inc. specializing in seniors’  
    housing and healthcare real estate  
    appraisal. 
        
  2015 - Present: Owner/Appraiser at Corrie Appraisals 
      (Commercial) Ltd.  
PROFESSIONAL AFFILIATION: 
 

Accredited Appraiser with the Appraisal Institute of Canada. 
Canadian Real Estate Association (CREA) 

 
APPRAISALS COMPLETED FOR: 
   
 C.I.B.C. 
 Scotiabank 
 TD/Canada Trust 
 HSBC Bank 
 Royal Bank of Canada 
 Bank of Montreal 
 Farm Credit Canada 
 Revelstoke Credit Union 
 SASCU Financial Group 
 Valley First Credit Union 
 Kootenay Savings Credit Union 
 Various Real Estate Brokerages 
 Various Barristers & Solicitors 
 Various Regional Districts & Municipalities........and numerous others 
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PHOTOGRAPHS OF THE SUBJECT 
 

 
 

LOT 10 – LOOKING SOUTHWEST FROM BEACH 
 
 

 
 

LOT 11 – LOOKING WEST FROM BEACH 
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LOOKING NORTH ALONG BEACH FRONTS OF LOTS 10 & 11 
 
 

 
 

LOOKING SOUTH ALONG BEACH FRONTS OF LOTS 10 & 11 
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LOOKING SOUTHEAST FROM THE TOP OF LOT 14 
 
 

 
 

LOOKING SOUTH ALONG LOT 14 BEACH FRONT 
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LOT 17 LOOKING NORTHWEST FROM INTERIOR ROAD 
 
 

 
 

LOT 21 LOOKING NORTHWEST FROM INTERIOR ROAD 
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INTERIOR COMMON ROADWAY LOOKING NORTH 
 
 

 
 

INTERIOR COMMON ROADWAY LOOKING SOUTH 
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ENTRANCE TO PRIVATE ROADWAY FROM LOGGING ROAD 
 
 

 
 

ENTRANCE TO BLUEBERRY ROAD FROM LOGGING ROAD 
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LOGGING ROAD – LOOKING NORTH 
 
 

 
 

LOGGING ROAD – LOOKING SOUTH 
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LOOKING EAST OVER SHUSWAP LAKE FROM LOT 10 BEACH 
 
 

 
 

VIEW FROM SEYMOUR ARM MARINA TOWARDS SUBJECT PROPERTIES  
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CSRD PROPERTY REPORT 
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