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On balance we believe that the Direct. Comparison Approach provides the best
indication of value at $15,000,000. As mentioned during the report, we had received a
copy of the draft Building Condition Report, indication that an amount of approximately
$500,000 should be made available for immediate repairs of accumulated repairs and
maintenance. In our opinion this amount should be deducted from the final indication of

" value. '
Indicated value - $15,000,000 - "“'
Less Cost to Cure $500,000
Net Property Value $14,500,000

FINAL ESTIMATE OF VALUE

Having regard to all of the foregoihg, including the subject property's location, the existing
use, and considering our estimate of Highest and Best Use, it is our considered and
professional opinion that the Market Value of the Leased Fee Interest in the subject

~ property, as at the date specified was: '

FOURTEEN MILLION FIVE HUNDRED THOUSAND DOLLARS
- - . ($14,500,000)

Based on an estimated exposure time of approximatefy three to six months.

We trust this appraisal is satisfactory for your purposes. It is intended that all relevant
data be included in this report; however, if any matter remains unclear or if further
discussion is required, please contact us at your earliest convenience.

P. D-”Chrk AA('.‘ID Ann Dhnl Catniéa ‘nn-—:‘—-‘.- 8 Mo
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ADDENDA

P. D. Clark AACI P. App, Real Estate Appraiser & Consultant

-1138°



|

- A A . B | VI B B BReoee

- = =

B B B! Rl

QUALIFICATIONS OF
THE APPRAISER

P. Di Elark AACI P. App, Real Estate Appraiser & Consultant
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1976 — 1980 IAC/Continental Bank of Canada
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PETER D. CLARK

- PROFESSIONAL QUALIFICATIONS AND EXPERIENCE

PROFESSIONAL CAREER

Mortgage Officer and Appraiser

1980 -1990 MICC Vancouver
: Regional Appraiser

Falcus and Associates Vancouver
Fee Appraiser .

Ontario Ministry of Housing
‘Regional Appraiser '

* 1990 — To Date P.D. Clark & Associates

Principal — Appraiser

PROFESSIONAL DESIGNATIONS

Accredited Appra_iser (AACI)

Member Number A169800
Currently Recertified under the AIC
Mandatory Recertification Program

EDUCATION

Educated in London, England
Business and Marketing

Completion of all Courses

Required by the Appraisal Institute of Canada
Ontario Mortgage Brokers Course

- P.D. Clark AACI P. App, Real Estate Appraiser & Crneiitant
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ZONING BY-LAW

P. DV Ctark’ AACI P. App, Real Esiate Appraiser & Consultant



JI ' - THE CORYORATION OF THE TOWN OF MARKHAN f53 "76

| BY-taw Nuvsew 19376 1142
1! ' : A by-law to amend By-law 2150 as amended
‘ ) .
ji . WHEREAS the lands shown on Scheduls 'A' attached hereta are .
designatad RM3I under By-law 2150, as amesnaded and,
j ‘ WEEREAS the lands.'shown on Scheéedule 'A' attached hereto have
_ T ~ bBeen designated Residential Low Density Multiple by Official
' | - ' | Plan Amendment Na. 42 éppx:oved by the Ministar on December 13..
} ‘ 197s,
! NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF
j MARKHAM ENACTS AS FOLLOWS: |
1. THAT By-law 21583, as amended, b_el and the same i3 hereby -
ﬁ . ‘ ’ further amended as follows: )
] 7' ‘ a) By chz.lnging the designation of the lands shown on
j . : " . : D Schedule 'A' attached herets from RM3 to RM1. "
3 19 5 = . 2. TEAT save as aforesaid, all cther preovisions of
FEE : By-law 2150, as amended, shall be complied with.

3. THAT no part of this by-law shall coma intc force

ERAPRETA
D BE MADE
EENTIREB

without the ‘approval of the Ontaric Municipal Board,

EINT
QUL

TEXT WITH TH

but subject to such approval, this By-law shall take

XTAACT OF BY-LAW

‘effact from the date of passing thereof.

‘ ., READ a first and second time t!u.s 10 day of a'"'ﬁ""t} 1a71L.
READ a third time and passed this JOM day of Quuank, 1174,
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SITE PLAN

P. D. Clerk AACI P. App, Real Estate Appraiser & Consultant
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STATEMENT OF OPERATIONS

P. D Clark AACI P. App, Real Estate Apprsiser & Consultant
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Thornhill Green Co-operative Homes Tac.

Ymr ended January 31, 2005
Statement of Operations 2005 0o
, Note 8
Budget Acrual Actual
Revenues ' _
Occupancy charges 3 102048 § - 1300380 § 1,283,832
Suhsidies sllocated ta members ‘ 0 (219419 (293.966).
. Net Occupancy Charges 1,026,148 1020563 989,866
Governroent subsidies(excluding amounts in
dispute), Noted 278,232 (103) (23,681)
Cutzent year subsidy ad]usmmt, Note 4 ) 1,141 68319
Parking 15,600 14,026 15,056
Interest 2,500 1,192 811
Other income . B 3,067 1773
Total Revenues 1,317.28ﬂ ALMI\}M 1 :052,144
Expenses
Mategals and services, schedule 1 112,230 106,368 116,562
Urdlitles, schedule 2 40,800 33,545 - 368,000
 Administrative overhead, schedule 3 145,392 154,202 144,515
* Bad debts (recovery) 1,500 1913 (2,016)
Insurance 23,300 23599 20617
Mortgage interest 424,552 413,725 421634
Amortizstion 3770 146,825 138,753
Municipal taxes 169,375 171,090 168,670
Rephcement reserve 253,633 52,661 51,117 °
Total Expenses 1,308495 1,303,928 1,097,942
Shelter Deficit 8,781 (62,746 (45,798) -
Other )
Sector support revenue 7272 1272 1272
Sector support interest (4,500) -(4,139) (4,225)
Sertor support amorzation (1,300) (1,469) (1,388)
Cable revenue 35,960 34,180 34,150
Cable E!:pcnse ) (34|436) (501913) (?’33433)
Other Surplus 2,996 §.9531 237
'Deficit 11,777 (57,813) (43,422)
7

L2 g
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Thomhill Green Co-operative Homes Inc.
Year ended Janugry 31, 2005
Schedule of Expenses ' | . 2005 2004
: Nore 8
. Budgst Actul o
Schedute 1 - Materials and Services -
¢ Temporary help 3 1,000 .§ 2,250 § 2,198
Electrical systerns 3,250 1477 %8
Heating and plumbing | . 7,750 19,903 4935
§ Grounds ' 49,500 36,694 47848
; Paincand plastering , : 0 7,400 1937
i Wasteremovdl _ 200 se3 . 9
H Security and life safety systems 2,690 - 4,041 2,988
2 General maintenznce - 24740 . 2040 . 2511
I . Equipment S £500 1,067 497
£ Roofing | - 4,000 0 3,424
§ Flooring 13,850 7T 19277
i Building-general : . 750 2,805 557
3 Social and recreation 0 - 2458 2,093
! ' 112230 106368 116562
; —
3
H Schedule 2 - Utllities ‘
Hlectricity 4500 4513 5,609
i Fuel _ : 1,500 1Ml 915
¢ Water and sewage ' 34,800 27391 - 31566
i 40800 . 33,545 38,000
i ..
; Schedole 3 - Administrative Ovechead
$ Salaries _ 0 ¢ 874
% Managerent fees, Note 11 105,600 106,238 108,165
: Professional fees ‘ 16,000 32,854 17,083
Marerials and services _ : ano (624) 267
} Telephone 2,640 2,296 3121
! Memberships 6500 435 1963
P Oer | | 150 134 2
L Transportation and cammunication 420 _ 269 !
¢ Office supplies and photoeopler . ' 10,372 8,681 10311
t , 145,392 134202 144315
é 1
"é
{
8
§
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DRAFT BUILDING CONDITION REPORT

P. D, Clark AACI P. App, Real Estate Appraiser & Consuftant
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Report o?a
Building Condition Audit and
Reserve Fund Study
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Thornhill Green Co-operative -
~ &1 Inverlochy Boulevard
Thomhilll, Ontario

Prepared for
Regional Municipality of Yerk -

Our Reference No.: 8.645
‘ June 2005
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June 27, 2005_

Regional Municipality of York
17250 Yonge Street
Newmarket, Ontario .

L3Y 621

Attention:  Mr. Walter Mancini
Supervisor, Housing Programs

Dear Sir,

Re: Building Condition Audt and Reserve Furid Study
- 61 Inverlochy Boulevard, Thomhil
Qur Reference No. 8645

We are pleased to submit the following Building Condition Assessment Report (BCA) and Reserve Fund Study

(RF S} for the above referenced property. This investigation was carried out in March and April of 2005 and detailed -

in the enclosed report are the observations made during the inspection of the exposed portions of the structure,

~ building envelope, interior finishes, roof system, exterior paving and mechanical and electrical installations together

with our conclusions regarding the conditions requiring repair and our recommendations with regard to the general
extent of the remedial work required.

A 30-year Reserve Fund Study was prepared based on the information obtained during the Building Condition
Assessment. The Reserve Fund Study iridicates the future annual financial reserve that would have fo be allocated

1o a reserve fund, in order to ensure that the anticipated cost of the future repairs and replacement of the property
elements are provided for during that period.

We éubjected the common alement components and all of the residential units of this development to a visual
inspection. Destructive testing_was not carried out as part of the scope of work for this project:

The extent of each defective location can only be known for certain by evaluation of the *As-Built” conditions at every
location at which a potential exists for a defective condition to be present.

1151
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This report lists the locations investigated but does not fimit the extent of the defects to the locations inspected or

* fisted. _ '

Our opinion regarding each item is subject to review in the event additional information becomes available.

Destructive testing was not undertaken as part of the scope of work for this project. For this reason, there may be

latent or hidden deficiencies, not evident at the time of our inspections.

Except where otherwise indica.téd, conditions noted in this report are general in nature, and a record of every
location at which any ane defective condition is present, has not been made.

The extent to which the integrity of a structure is evaluated can véry from a simple visual inspection of those parts of
the struciure exposed to view te a program of sophisticated non-destructive and destructive.testing designed to

reveal information conceming *as-built" conditions followed by a structural analysis carried out to determine the
-extent of compliance of the structure with the requirements detailed in the relevant edition of the Ontario Building

Code. The terms of reference goveming our review of this structure limited our work to a visual inspection of those
parts of the sfructure exposed at the time of our visit. '

This report was prepared for the exclusive use of York Region. Construction Control Inc. accepts no responsibility
for damages, if any, suffered by a third party as the result of decisions made, or action taken, based on this report

unless we are specifically advised of, and participate in, such action in which case the.extent of our responsibility
would be agreed to at that time.

The client expressly agrees that it has entered into this agreement with Construction Control Inc., both on its own

behalf and as agent on behalf of its employees and principals.

The client éxpressly agrees that Construction Control inc.'s employees and principals shall have no personal liabifity -

to the client in respect of a clafm, whether in contract, tort and/or any other cause of action in law. Accordingly, the client

expressly agrees that it will bring no proceedings and take no action in any court of law against any of Construction
Control Inc.'s employees or principals in their personal capacity.

8645 , _ . CONSTRUCTION CONTROL INC.
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EXECUTIVE SUMMARY |

This executive summary has been prepared to provide pertinent factsi énd itis provided as convenience only. Readers
are advised fo refer to the full text of this BCA/RFS report for detailed information.

This BCA/RFS report has been prepared by Construction Control Inc. and is based on a visual condition assessment of
the property ' - N

All cost recommendations reported herein are in year 2001 dollars.

Client Group ~ Regional Municipality of York
Date of Study : March and April 2005 -
Property - 61 Inverlochy Boulevard

Thomhill, Ontario
Constructed: approximately 1966

Residential family townhouse complex

Major Buiiding Elements . Sitework
Structure _
Building Exterior
Building Interior
Electrical Systems
Mechanical Systems
Life Safety Systems
Parking Garage

8645 CONSTRUCTION CONTROL INC.
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EXECUTIVE SUMMARY

Significant Observdt_ions

Our visual review of the development found the buildings; to be in fair condition for buildings of this age
Several of the roofs of the building are at the end of their service life and replacement is warranted.
Basement water leakage was observed and reported in several of the hasements. Repairs to the water
leakage, and mould remediation is required at the basements. The caulking material has reached the end
of its service life and replacement is required. The asphalt and precast paved walkways throughout the
development are in fair to poor cendition. Repairs to the concrete structure are required in the underground
parking garage. We understand that major renovations have been carried out at the development in 1992.

8645

CONSTRUCTION CONTROL INC.
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. property elements ‘of the development, with respect o ca

1.0 INTRODUCTION 11

1.1 Terms of Reference

The terms of reference governing this Building Condition Assessment and Reserve Fund Study are detailed in the
Request for Pricing__as prepared by the Regional Municipality of York and dated February 15, 2005.

The building condition assessment is intended to provide. documentation of the present condition of the existing

pital repairs, replacements, upgrades or renovations
required over the next 30 years,

The following definitions are used in the Elemental

Data Sheets (contained in Appendix A) to describe the cohdition
of each element reviewed: - .

Good Condition: Reasonable condition, not requiring capital éxpenditure.

Fair Condition: Deteriorating condition, likely to become “poor” within a few years if not

addressed.

Poor Condition:  Observable deterioration requiring capital repair.

- To assess the priorities of the capital work, the following prioritization system is used:

Priority A- Life Safety: Hazardous conditions which could lead to loss of life or critical or
extremely severe injury must be corrected or removed as a first priority.

Priority B- Structural Integity: Conditions which lead to the deterioration of structural elements
of a building must be investigated and corrected i necessary; structural integrity
must be maintained at alf times. Failure to do so wil lead to unsafs, fife threafening
conditions and will eventually render the building structurally unsound and physic_ally
obsolescent, incapable of performing the task it was designep‘ fo do.

Priority C - Legisiative Requirements: Alf buildings must be maintained or

upgraded so that they .
comply with all applicable legistative requirements.

Priority D- Corporate Policy Type Initiatives: Replacement or upgrading of building elements

which have reached the end of their useful life and which must be Uupgraded in order
fo maintain the tenants quality of fife and fo

prevent the building from becoming
physically or functionally obsolescent,

8645

CONSTRUCTION CONTROL INC.
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l,The structure of the building generally consists of 'wood framed floors, walls and

1158

1.0 INTRODUCTION 1-2.

Priority E- Cost-Effeciive Inftiatives: Upgrades with cost-effective initiatives which improve the

operational efficiency. of a building and which have a reasonable payback (five (5)
years or less), ‘

We have provided three separate tables within the sfudy. The first table utiises the existing annual contribution
provided to us by the Corparation and-details the annual shorifall, '

The second 30-year table indicates the additional reserve that would have to be aliocated fo the reserve fund in

order to ensure that the anticipated cost of the future repairs and replacement of the property elements are provided
for during that period.

The third 30-year table indicates the lump sum amount that would have to be ailocated to the reserve fund in the first

year in order to ensure that the anticipated cost of the future repairs and replacement of the property elements are
provided for during that period. ‘

Tﬁe first year of the 30 year plan is 2005 in current year dollars.

1.2 Brief Description of the Proberty

" This prbperty is located on the south of Highway 7 and east of Yonge Street off of Royal Orchard Boulevard in

Thomhill in the City of Vaughan.

The development consists of one hundred and two (102) units ]
configured in nine () biocks of townhouse units. The complex |
is currently utiized as a family residence and contains a
combination of three (3) and four (4) bedroom units, We
understand that construction of the facility was completed in
1966, with major renovations completed in 1992.

roof trusses above grade. Below
grade, the foundation walls are formed from cast-in-place concrete. The walls between adjacent units are formed

with masonry block. The basqmtant floors are formed by a non-structural cast-in-place concrete slab on grade,

8645 CONSTRUCTION CONTROL INC:
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The exterior walls of the b_uilding are generally covered by brickwork, with insulated _doubie glazed fixed and
operable window units providing fenestration of the interior spaces. The roofs of the buildings are covered by

conventional asphalt shingles, Rainwater gutters are located along the. eaves of the roof areas. Downspouts extend
from the gutters to grade. _ - '

Asphaltic concrete pavement is located throughout the complex and forms the: roadways and parking areas.
Walkways typically consist of asphalt pavement and poured concrete, precast concrete pavers are located at the

rear patio at several of the units. Exterior [andscaping generally consists of sodded areas interspersed with trees and
shrubs. ' ' "

8645 CONSTRUCTION CONTROL INC.
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20 METHODOLOGY

21
21 Building Condition Assessment
During the course of the investigation, the following program of work was carried out:
1. _Thé._r};\;z_ant construction documents made available for the purpose of this investigation were reviewed as

they refate to the particular components of the development under investigation. "Quantity estimates were
carried out based on our review of the drawings and site conditions.

2. The interiors of ninety-seven (37) of the residental units vere vi-sually inspec.ted.

3. The mechanical and electrical syste’ms' were visually inépef:ted in two of the units.

4, The Ianﬂscaped and paved areas were visually insbected.

5. Photographs were taken to'document and illustrate the c;)nditions encountered during the course of this

investigation. These photographs have been included in this report and are referenced throughout the text,

22 - Documents Made Availabie for Review

The relevant documentation related to the property elements made available to Construction Control for our review
at the time of this investigation is listed below:

1. Architectural Drawings consisting of six (6) sheets, dated July 28, 1966, as prepared by Henry Fliess
Architect. ' '

2, Architectural Drawings numbered AQ to A11, dated June 1992, as prepared by A. Robert Murphy Architect
Inc. '

3. Mechanical and Electrical Drawings

2.3 Reserve Funding for Property Elements

The Reserve Fund Study inoorporatés the information from the Building Condition Assessment to predict reserve fund

requirements over the thirty-ysar period beginning in 2005/2006 and ending 2035/2036. The Reserve Fund Study is
prepared in the prescribed Reeperty.Element Format.

8645 CONSTRUCTION CONTROL INC.
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24 Maintenance Costs

it is essential that a suitable program of maintenance work be carried out on an annual basis for the following purposes:

¢ To maintam the property elements in a condition such that they will achieve the hfe expectancies detailed in thls
report, '

» To maintain the landscaping and buildings in an attractive condition, to enhance the appearance of this
development and to ensure good access in the winter,

« Tomaximize the resale value of the property.

25 Method of Reserve Calculation | X

The replacement costs of the various components forming the deveiopment detailed in this report are based on the unit
rates. detailed in the 2005 edition of "Yardsticks for Costing” publlshed by Southam Business Information and -

Communications Group Inc., and “Building Construction Cost Data — 2005" by RS Means, combined with recent

expenence gained by Construction Control Inc, in the repair and renovation of residential, commercial, and industrial
buﬂdings

The replacement cost of each cdmponent is based on the following assumptions:

¢ standard building materials will be used, purch‘ased‘ at the contractor's list price;

. currgnt construction techniques will be'-used in reptacement or répair of building components;

*  the quality of construction will be in accordance with the current edition of the Ontario Building Code.

The estimated replacement and maintenance costs contained in this report are based in part on information and

* quantities obtained by a visual inspection of the property and in part from a review of the available drawings relating to

this development,

The assumptions regarding the life-expectancy of each of the various components forming the common elements of this
development as detailed in this report.are based on the technical literature of manufacturers, on our experience with the
materials and equipment forming the common element components of the development, and on the life expectancy
guidelines provided fo us by the Reglonal Municipality of York. The estimations of the remaining life expectancies of the
common element componemrare based on an assessment of their present condition made during a visual examination
of the propeﬂy carried out dumg March and Apn! of 2005.

8645 CONSTRUCTION CONTROL INC.
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20 METHODOLOGY

Based ON OUr experience, we be]seve that only a partial replacement of some items will be required at the end of their
assumed life expectancies. For this reason we are of the opinion that it is not appropriate to reserve the full amount

required for replacement of some items at the end of their life expectancies but rather to reserve only a percentage of
that amount. ‘

26  Assumptions

Based on our discussions with the site superintendent and property manager, we understand that painting of the

interior of the units is the responsibility of the tenant therefore costs associated with repainting the interior of the
units have not been provided in the Reserve Fund table.

8645 CONSTRUGTION CONTROL ING.
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APPENDIX ‘A’

Building ConditionAssessment Data Sheets
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APPENDIX ‘B’
Reserve Fund Study Spreadsheets
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APPENDIX ‘C’
Photographs
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APPENDIX ‘D’

Glossary of Terms
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Photographs

Photograph 1
Cracks in the asphalt pavement.

Phothraph 2

Cracks in asphalt paved waﬁlkways |

~ Photograph 3

Horizontal vinyl siding installed at links.

Photograph 4

Cracks in asphait pavement forming the garage
access ramp,
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THE REGIONAL MUNICIPALITY OF YORK V. THORNHILL GREEN CO-OPERATIVE HOMES INC. et al
Applicant (Respondent in Appeal) _ Respondents (Appellants)

Court File No. C50945

COURT OF APPEAL
FOR ONTARIO

Proceeding commenced at Toronto
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KLIPPENSTEINS
Barristers and Solicitors
160 John Street, Suite 300
Toronto, Ontario M5V 2E5

Murray Klippenstein, LSUC No. 26950G
Basil Alexander, LSUC No. 50950H

-Tel: (416) 598-0288

Fax: (416) 598-9520

BENNETT & COMPANY
151Yonge Street, Suite 1500
Toronto, Ontario MS5C 2W7
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Tel: (416) 363-8688
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