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September 30, 2020         

File No. 20-3401 

Attention: John Vranic 

Re: An Appraisal of a Mixed-Use Property 
Located at 337 E Hastings Street, Vancouver, BC 

 
Dear Mr. Vranic, 

 
In accordance with your instructions and authorization to proceed, we have prepared a narrative 

appraisal report of the property referred to above estimating current market value of the fee 

simple interest. The property has been appraised free and clear of all financial encumbrances. 

 
The market value for the subject property as at September 16, 2020, is estimated to be 

$2,200,000. 

 
Our report has been prepared for the exclusive use of John Vranic for 1st mortgage financing 

purposes.  We are not aware of any third party (parties) that is likely to see or rely on the report:  

liability in this respect or for any other use is expressly denied. 

 

Yours truly, 
 

 

 
Jass Saran, B.A., AACI, P.App.  
President 
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SUMMARY OF SALIENT FACTS AND IMPORTANT CONCLUSIONS 

 

Civic Address: 337 E Hastings Street, Vancouver, BC 

Use: Commercial / Residential  

Site Area: 3,050 ft2 

Zoning: DEOD (Downtown-Eastside/Oppenheimer 
District) 

Description of Improvements: Three storey mixed-use building  

 
Year Built 1988 
Actual Age ±32 Years 
Effective Age ±30 Years 
Remaining 
Economic Life

±30 Years 

G.L.A.: 6,166 ft2 
 

2020 Property Assessments: $2,065,000 

2019 Gross Property Taxes: $9,640.29 

Effective Date of Valuation: September 16, 2020 

Highest and Best Use: Existing commercial/residential uses permitted 
under the DEOD zoning for the remainder of 
the property's economic life. 

Final Estimate of Value: $2,200,000 
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DEFINITION OF APPRAISAL PROBLEM 

 
Effective Date of Valuation and Report Date 
 
The effective date of valuation is September 16, 2020 (date of inspection) and the date of report 

is September 30, 2020; therefore, the perspective of the appraisers on market conditions as of 

the effective date of appraisal is current. Because market conditions, including economic, social 

and political factors, may change rapidly and, on occasion, without warning, this report cannot 

be relied upon as of any date other than the effective date specified in this report unless 

specifically authorized by the author(s). 

 
Terms of Reference 
 
 Saran Appraisals & Consulting Ltd. has been retained by John Vranic to estimate current 

market value of the fee simple interest in the subject property. 

 The property has been appraised free and clear of any financial encumbrances.  

 This report has made the assumption that the existing lease rents would continue as 

COVID-19 measures allow the commercial portion of the property to be re-opened. 

 The author has agreed to enter into the assignment as requested by the client named in this 

report for the use specified by the client, which is stated in this report.  The client has agreed 

that the performance of this report and the format are appropriate for the intended use. 

 
Purpose of Report and Intended Use 

 

The purpose of the appraisal is to estimate market value of the fee simple interest for the 

subject property as of the effective date of valuation.  Our client, John Vranic, is authorized by 

Saran Appraisals & Consulting Ltd., to utilize this appraisal report for accounting purposes and 

for no other use. This report is prepared only for the client and authorized users specifically 

identified in this report and only for the specific use identified herein.  No other person may rely 

on this report or any part of this report without first obtaining consent from the client and written 

authorization from the authors. Liability is expressly denied to any other person and, 

accordingly, no responsibility is accepted for any damage suffered by any other person as a 

result of decisions made or actions taken based on this report.  Payment of the appraisal fee 

has no effect on liability. Reliance on this report without authorization or for an unauthorized use 

is unreasonable. 
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Definitions of Terms 
 

Definitions used in this appraisal report are listed and defined as follows.  

 

Property Rights Appraised 
 

The property rights appraised in this report are fee simple title ownership, except for normal 

public limitations.  The fee simple interest can be defined as: 
 

"The greatest interest an individual can own in land, or complete ownership in law, 
subject only to the governmental powers of taxation, expropriation, escheat and police 
powers." 

 

Market Value 
 
The Canadian Uniform Standards of Professional Appraisal Practice (The Standards) defines 

Market Value as: 
 

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

The definition may be expanded by adding: 
 

Implicit in this definition are the consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions whereby: 
 

1. buyer and seller are typically motivated; 
 

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

 

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

4. payment is made in terms of Canadian dollars or in terms of financial arrangements 
comparable thereto; 

 

5. the price represents the normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted by anyone associated with 
the sale. 
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Net Lease 

 
A lease where, in addition to the contract rent stipulated, the Lessee assumes payment of all 

operating expenses pertaining to a property such as taxes, insurance, utilities and maintenance 

but excluding structural repairs.  This is commonly referred to as a triple net lease. 

 
Market Rent  

Market Rent may be defined as: 

“the rental income that a property would most probably command on the open market as 
indicated by current rentals being paid for comparable space (as of the effective date of 
valuation)."1  

 

 
1 Ballinger Publishing Company, “Real Estate Appraisal Terminology”, 1975. 



JOHN VRANIC  337 E HASTINGS STREET, VANCOUVER 
  

  

 File No. 20-3401 PAGE: 6 
  

Scope of Appraisal 

We have completed a narrative, self-contained appraisal report in accordance with the 

Canadian Uniform Standards of Professional Appraisal Practice (“The Standards”) as adopted 

by the Appraisal Institute of Canada as of January 1, 2001.  In the preparation of this appraisal, 

we have conducted a complete market analysis including the following: 

 
 I, Jass Saran, B.A., AACI, P.App., conducted an inspection of the subject property on 

September 16, 2020; however, inaccessible areas and the roof of the building were not 

inspected. Therefore, we recommend that a professional building inspector be retained if 

you require a more detailed and technical inspection of the building.   

 Due to COVID-19 restrictions, this report is based on modified site visit which includes an 

exterior inspection of the site and building only. The appraiser was on site and observed 

details regarding the general location and immediate neighbourhood. The Appraiser has 

also utilized his or her history and experience in appraising similar properties in this locale 

when determining which assumptions and limiting conditions to invoke. The appraiser has 

personally inspected the property on the inspection date of the report, noting physical 

characteristics of the improvements such as size, age, and quality. Information pertaining to 

the subject interior was obtained from BC Assessment, MLS data, municipal data sources, 

Google, information provided by the client/occupant and may include information from 

internal appraisal files. The appraiser reserves the right to review the final estimate of value 

should the condition of the improvement differ from the photos supplied by the owner or an 

interior inspection be conducted at a later date. The appraiser assumes that any client has 

performed reasonable due diligence and has conducted a cautious, thorough and educated 

investigation of a property before any decisions based on the findings in this report. 

 Inspected the surrounding neighbourhood and documented existing land uses, access and 

traffic patterns, development trends and competitive properties. 

 Obtained the Title Certificate (dated September 24, 2020) for the subject property and 

verified Actual Value assessments provided by the BC Assessment Authority. 

 Obtained site data from the City of Vancouver base maps and BC Assessment data. 

 Gross Leasable Area (G.L.A.) of the building was obtained from lease documents provided 

by client.  
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Scope of Appraisal (continued) 
 

 Compiled other property data (i.e.: servicing, zoning and official community plan) from public 

online municipal records. 

 Determined Highest and Best Use of the property from analysis of the site data, existing 

zoning, lease data, building description, and land use trends. 

 Considered appropriate appraisal methodologies for the subject property. 

 

Collecting, confirming, and reporting market data includes, but is not necessarily limited to, 

information obtained through: 

 
 Property sales data provided by local real estate agents. 

 Property sales data provided by the Greater Vancouver Real Estate Board and Commercial 

Edge. 

 Record data maintained by the BC Assessment Authority. 

 File data maintained by Saran Appraisals & Consulting Ltd. 

 

Statement of Competency 

 
The professional staff at Saran Appraisals & Consulting Ltd. and Jass Saran, B.A., AACI, P. 

App., the appraiser responsible for this valuation, have considerable experience in the valuation 

of commercial properties.  In this regard, we have the knowledge and experience to complete 

this appraisal assignment and have appraised and analyzed these types of properties before. 
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Exposure Time 

 
The opinion of the time period for reasonable exposure is not intended to be a prediction of a 

date of sale or a simple one-line statement.  Instead, it is an integral part of the appraisal 

analysis conducted during the appraisal assignment.  The opinion may be expressed as a range 

and can be based on one or more of the following: 

 Statistical information about days on the market; 

 Information gathered through sales verification; and 

 Interviews of market participants 

 

Exposure time is the estimated length of time the property interest being appraised would have 

been offered on the market before the hypothetical consummation of a sale at market value on 

the effective date of the appraisal; a retrospective estimate based upon an analysis of past 

events assuming a competitive and open market.  It is always presumed to have preceded the 

effective date of the appraisal. Exposure time is different for various types of real estate and 

under various market conditions. Rather than appear as an isolated estimate of time, it must 

refer to the property appraised, at the value estimated. The overall concept of reasonable 

exposure time encompasses not only adequate, sufficient and reasonable time but also 

adequate, sufficient and reasonable marketing effort.   

In consideration of these factors, we have analyzed the following: 

 Exposure periods of comparable sales revealed during the course of this appraisal; 

 Exposure time of similar properties in comparison to the subject properties as published 

by the Greater Vancouver Real Estate Board; and 

 Interviews of market participants 

 

Based on the foregoing analysis, an exposure time of 3 to 6 months is reasonable, defensible, 

and appropriate. Saran Appraisals & Consulting Ltd. assumes the subject would have been 

competitively priced and aggressively promoted regionally. 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 
The estimate of value contained in this report is based on an analysis of information obtained 
from various sources.  Some of this data has required subjective interpretation and our terms of 
reference have, in some instances, required us to make assumptions in arriving at our value 
conclusions.  As a result, the opinions and conclusions contained in this report are subject to the 
following Assumptions, Limiting Conditions, Disclaimers and Limitations of Liability: 
 

Payment Terms: The estimated Market Value for the subject property is based 
on the assumption that it would be sold on payment terms 
consistent with common practices in the real estate market and 
subject to the encumbrances outlined in this report, unless 
otherwise stated. 
 

Legal: We are not qualified and do not purport to give legal advice.  It 
is assumed that: 
 

a. the existing legal description of the subject property, 
confirmed by the Certificate of Title, is correct. 

 

b. the title is good and if there are any liens or 
encumbrances, they have been disregarded and the 
property appraised as though free and clear except as 
otherwise discussed herein. 

 
c. the existing residential uses are legally conforming, which 

may be continued by any purchaser from the existing 
owner. 

 

d. property rights appraised herein exclude mineral rights. 
 

e. there are no encroachments, encumbrances, restrictions, 
leases or covenants that would in any way affect the 
valuation, except as expressly noted herein. 

 

f. rights-of-way, easements or encroachments over other 
real property and leases or other covenants noted herein 
are legally enforceable. 

 
The author will not be responsible for matters of a legal nature 
that affect either the property being appraised or the title to it. 
The property is appraised on the basis of it being under 
responsible ownership. Any information provided does not 
negate the need to retain a real estate lawyer, surveyor or 
other appropriate experts to verify matters of ownership and/or 
title.  
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Assumptions and Limiting Conditions     (continued) 

 

Compensation: The appraiser is not required to give testimony in court by 
reason of this appraisal because the fee as accepted for this 
report does not include any court proceedings, arbitration 
hearings, or professional consulting that may occur at a later 
date. 

If such arrangements are required and have been explicitly 
accepted by the appraiser, they are to include, but not 
necessarily be limited to: adequate time to review the report 
and related data, and the provision of appropriate 
compensation. 
 

Environmental and 

Engineering: 

We have not been provided with any engineering studies for 
the subject property.  We are not qualified to give engineering 
advice and no opinion is expressed with regard to actual soil 
bearing capacity of the property.  It is assumed that soil 
conditions are conducive to the appraised development. 
 

The appraiser is not qualified to give engineering advice.  
Unless otherwise stated in this report, the author has no 
knowledge of any hidden or unapparent conditions (including, 
but not limited to: its soils, physical structure, mechanical or 
other operating systems, foundation, etc.) of/on the subject 
property or of/on a neighbouring property that could render it 
more or less valuable.  We assume no responsibility for such 
conditions or for engineering, which may be required for such 
factors. 
 

It is assumed that the subject requires no special site 
preparation resulting from the presence of toxic fill or other 
environmentally sensitive waste products.  We have assumed 
that the site has not been used for the storage or production of 
contaminants or hazardous materials.    Neither the appraiser 
nor Saran Appraisals & Consulting Ltd. is qualified to detect 
such substances, the presence of which could materially affect 
the value of the property. 
 
The author is not qualified to comment on detrimental 
conditions that may affect the market value of the property 
appraised, including but not limited to pollution or 
contamination of land, buildings, water, groundwater or air 
which may include but are not limited to: moulds or mildews or 
the conditions that might give rise to either. Any such 
conditions that were visibly apparent at the time of inspection 
or that became apparent during the normal research involved 
in completing the report have been noted in the report. 
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Assumptions and Limiting Conditions     (continued) 

 

Client: This report is prepared at the request of John Vranic. It is not 
reasonable for any other person to rely upon this appraisal 
without first obtaining written authorization from our client and 
the appraiser. There may be qualifications, assumptions or 
limiting conditions in addition to those set out below relevant to 
that person’s identity or the intended use of this report.  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. 

 

Possession and Privacy: This report, its content and all attachments/addendums and 
their content are the property of the author.  The client, 
authorized users and any appraisal facilitator are prohibited, 
strictly forbidden, and no permission is expressly or implicitly 
granted or deemed to be granted, to modify, alter, merge, 
publish (in whole or in part) screen scrape, database scrape, 
exploit, reproduce, decompile, reassemble or participate in any 
other activity intended to separate, collect, store, reorganize, 
scan, copy, manipulate electronically, digitally, manually or by 
any other means whatsoever this appraisal report, addendum, 
all attachments and the data contained within for any other 
use.   

Due to the possibility of digital modification, only originally 
signed reports and those reports sent directly by the author can 
be reasonably relied upon. Valid only if it bears the original 
signature of the appraiser.  
 
The contents of this report are confidential and will not be 
disclosed by the author to any party except as provided for by 
the provisions of the CUSPAP and/or when properly entered 
into evidence of a duly qualified judicial or quasi-judicial body.  
The author acknowledges that the information collected herein 
is personal and confidential and shall not use or disclose the 
contents of this report except as provided for in the provisions 
of the CUSPAP and in accordance with the author’s privacy 
policy.  The client agrees that in accepting this report, it shall 
maintain the confidentiality and privacy of any personal 
information contained herein and shall comply in all material 
respects with the contents of the author's privacy policy and in 
accordance with the PIPEDA. 
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Assumptions and Limiting Conditions    (continued) 

 

Compliance: Verification of compliance with governmental regulations, 
bylaws or statutes is outside the scope of work and expertise of 
the appraiser. Any information provided by the appraiser is for 
informational purposes only and any reliance is unreasonable. 
Any information provided by the appraiser does not negate the 
need to retain an appropriately qualified professional to 
determine government regulation compliance. 

 

Inspection: The term “inspection” refers to observation and reporting of the 
general material finishing and conditions seen for the purposes 
of a standard appraisal inspection. The inspection scope of 
work includes the identification of marketable 
characteristics/amenities offered for comparison and valuation 
purposes only, in accordance with the CUSPAP. 

The opinions of value and other conclusions contained herein 
assume satisfactory completion of any work remaining (if any) 
to be completed in a good and workmanlike manner.  Further 
inspection may be required to confirm completion of such work.  
The author has not confirmed that all mandatory building 
inspections have been completed to date, nor has the 
availability/issuance of an occupancy permit been confirmed.  
The author has not evaluated the quality of construction, 
workmanship or materials.  It should be clearly understood that 
this visual inspection does not imply compliance with any 
building code requirements as this is beyond the professional 
expertise of the author. 

 

Surveys: The appraiser is not a qualified surveyor and the appraiser has 
not surveyed the site.  It is assumed that the site data provided 
by the City of Vancouver and BC Assessment is correct and no 
responsibility is accepted for any errors contained therein. 

Maps, plans, drawings, and photographs appearing in this 
report have been included for the sole purpose of visual 
reference and should not be construed as legal surveys and 
the appraiser assumes no responsibility for their accuracy. It is 
unreasonable to rely on this report as an alternative to a 
survey, and an accredited surveyor ought to be retained for 
such matters. 
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Assumptions and Limiting Conditions    (continued) 

 

Information Sources: Both documented and hearsay evidence of market transactions 
and other data contained in this report have been obtained 
from sources considered reliable and have been verified where 
possible.  Unless otherwise stated herein, the author did not 
verify client-supplied information, which the author believed to 
be correct. Where verification has not been possible it is 
assumed that the information obtained is correct. 

 

Financial Encumbrances 

and Lender Due Diligence: 

We have assumed the property has been appraised free and 
clear of any financial encumbrances. 

Where the intended use of this report is for financing or 
mortgage lending or mortgage insurance, it is a condition of 
reliance on this report that the authorized user has or will 
conduct lending, underwriting and insurance underwriting and 
rigorous due diligence in accordance with the standards of a 
reasonable and prudent lender or insurer, including but not 
limited to ensuring the borrower’s demonstrated willingness 
and capacity to service his/her debt obligations on a timely 
basis, and to conduct loan underwriting or insuring due 
diligence similar to the standards set out by the Office of the 
Superintendent of Financial Institutions (OSFI), even when not 
otherwise required by law.  Liability is expressly denied to 
those that do not meet this condition.  Any reliance on this 
report without satisfaction of this condition is unreasonable. 

 

COVID-19 and Current 

Market Conditions:  

Values contained in this appraisal are based on market 
conditions as at the time of this report. This appraisal does not 
provide a prediction of future values. In the event of market 
instability and/or disruption due to the COVID-19 pandemic, 
values may change rapidly and such potential future events 
have NOT been considered in this report. It is not possible to 
predict such impact at present, or the impact of current and 
future government countermeasures. As this appraisal does 
not and cannot consider any changes to the property appraised 
or market conditions after the effective date, readers are 
cautioned in relying on the appraisal after the effective date 
noted herein. 

Given the market uncertainties of the COVID-19 pandemic, we 
reserve the right to revise the value estimation set out in this 
report for a fee, with an update appraisal report under a 
separate appraisal engagement, incorporating market 
information available at that time.
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EXTRAORDINARY ASSUMPTIONS 

 
We did not physically access the interior of any of the subject units due to the recent COVID-
19 pandemic and Provincial Health Regulations. The Appraiser has completed a modified site 
visit only (see Scope of Appraisal). As such, we have assumed the information we have 
independently found or been provided with regarding the interior is true and representative of 
the condition, layout, features, etc. of the interior. 
 
 

HYPOTHETICAL CONDITIONS 

 
The interior of the building may or may not differ from the condition, layout, features, and 
finishing as shown in the client supplied photographs and/or communicated by the owner, 
however, for the purpose of this appraisal report, we have assumed that the interior of the 
subject property is hypothetically similar to the condition, layout, features, and finishing as 
shown in the client supplied photographs. 
 
 

We have made these extraordinary assumptions because we have not inspected the 

development interior as of the date of report. Based on the extraordinary assumptions and 

hypothetical conditions, we have provided an estimate of market value for the subject property. 
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LEGAL DATA 

 

Registered Owner(s) 

 

 
 
Legal Description 

 

 

 
A copy of the Title Certificate is attached to Appendix “A” of the Addendum. 
 
Easements and Right of Way 

 
Perusal of the Title Certificate for the subject property indicates that there is one Mortgage, one 

Assignment of Rents and one Judgement registered on title. We advise the client that we have 

not reviewed the documents pertaining to these charges. For the purposes of this report we 

have assumed that these charges do not negatively impact the subject property. 

 
Prior Sales 
 
“The Standards” require appraisers of real property to analyze and report prior sales of the 

property being appraised that occurred within three years for all property types. Any impact on 

the price paid under known undue stimulus must be reported. According to BC Assessment and 

MLS information the subject property has not sold in the last three years.  

 
Agreement for Sale/Listing 
 
Agreements for sale and listing must be analyzed and reported if such information is available to 

the appraiser in the normal course of business. The subject property was listed on MLS listing 

C8034345 on September 21, 2020 for $2,350,000, and remains as an active listing as of the 

effective date of valuation.  
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REGIONAL DESCRIPTION 

 
General Locale 
 

The City of Vancouver is located in the 

“Lower Mainland” region of south western 

BC.  The region encompasses ±1,250 

square miles of land in the lower Fraser 

River valley/delta area, bounded by 

mountains on the north and to the east, by 

the Pacific Ocean on the west, and by the 

border with the United States to the south.   

Vancouver is one of the 21 municipalities 

and one electoral area comprising the metropolitan area of Metro Vancouver.  Each 

municipality/city maintains its own civic government but collectively, they make up Metro 

Vancouver.  The role of Metro Vancouver is to deliver essential utility services that are regional 

rather than local in nature, including drinking water, sewage treatment, garbage disposal, and 

regional planning. 

 

City Data 

Vancouver is surrounded by water on three sides and overlooked by the Coast Mountain 

Range.  The City is bounded on the north by the Burrard Inlet, on the west by the Strait of 

Georgia, on the south by the North Arm of the Fraser River, and on the east by the City of 

Burnaby.  Vancouver has one of the largest urban parks in North America, Stanley Park, which 

covers 404.9 hectares (1,001 acres). The North Shore Mountains dominate the cityscape, and 

on a clear day, scenic vistas include the snow-capped volcano Mount Baker in the state of 

Washington to the southeast, Vancouver Island across the Strait of Georgia to the west and 

southwest, and Bowen Island to the northwest.  

The 2016 Census reported the population in Vancouver at 631,486, which increased by 4.6% 

over the population in 2011 of 603,502.  Vancouver is the largest city in the province of British 

Columbia and the third largest in Canada.  It covers an area of 114.97 square kilometres. 
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Economic Background 

 

With its location on the Pacific Rim and at the western terminus of Canada's transcontinental 

highway and rail routes, Vancouver is one of the nation's largest industrial centres.  As of 2009, 

Port Metro Vancouver is the busiest and the most diversified port in North America doing more 

than $75 billion in trade with over 130 different economies annually.  Vancouver is also the 

headquarters of forest product and mining companies. The Fraser River has barge and log 

traffic serving forestry and other water related industries. While forestry remains its largest 

industry, Vancouver is well known as an urban centre surrounded by nature, making tourism its 

second-largest industry.  In recent years, Vancouver has expanded as a centre for software 

development and biotechnology, while film studios and the streets provide a backdrop for the 

developing film industry, making Vancouver one of the largest film production centres in North 

America.   

 

Transportation  

TransLink is responsible for roads and public transportation within Metro Vancouver. It provides 

a bus service, including the B-Line rapid bus service, a foot passenger and bicycle ferry service 

(known as SeaBus), an automated rapid transit service called SkyTrain, and West Coast 

Express commuter rail. Vancouver's SkyTrain system is currently running on four lines, the 

Millennium Line, the Expo Line, the Canada Line and the Evergreen Line. The Canada Line 

opened on 17 August 2009 and connects Vancouver International Airport and Richmond with 

the existing SkyTrain system. The recently completed Evergreen Line opened on 2 December 

2016 and is an 11-kilometre extension to the existing SkyTrain system connecting Coquitlam 

City Centre through Port Moody to Lougheed Town Centre in approximately 15 minutes. 

Other modes of transport add to the diversity of options available in Vancouver. Inter-city 

passenger rail service is operated from Pacific Central Station by Via Rail to points east, Amtrak 

Cascades to Seattle and Portland, and Rocky Mountaineer rail tour routes. Small passenger 

ferries operating in False Creek provide commuter service to Granville Island, Downtown 

Vancouver and Kitsilano. Vancouver has a city-wide network of bicycle lanes and routes, which 

supports an active population of cyclists year-round. Cycling has become Vancouver's fastest-

growing mode of transportation. 
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Transportation  (continued) 

Vancouver is served by Vancouver International Airport (YVR), located on Sea Island in the City 

of Richmond, immediately south of Vancouver. Vancouver's airport is Canada's second-busiest 

airport and the second-largest gateway on the west coast of North America for international 

passengers. HeliJet and float plane companies operate scheduled air service from Vancouver 

Harbour and YVR south terminal. The city is also served by two BC Ferry terminals. One is to 

the northwest at Horseshoe Bay (in West Vancouver), and the other is to the south, at 

Tsawwassen (in Delta).  

 

Education 

 

The Vancouver School District is among the most diverse public-school systems in Canada with 

an annual enrolment of approximately 54,000 students in Kindergarten to grade 12. In addition, 

the Vancouver School District provides educational programs and services to full-time Adult 

Education and Continuing Education students.  

There are five public universities in the Metro Vancouver area, the largest being the University 

of British Columbia (UBC) and Simon Fraser University (SFU).  The other public universities in 

the metropolitan area around Vancouver are Capilano University in North Vancouver, the Emily 

Carr University of Art and Design on Granville Island in Vancouver, and Kwantlen Polytechnic 

University with four campuses all outside the city proper. 
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Residents 

Vancouver has been called a “City of Neighborhoods” each with a distinct character and ethnic 

mix. Neighborhoods with distinct ethnic commercial areas include Chinatown, Punjabi Market, 

Little Italy and Greektown. Since the 1980’s immigration has dramatically increased, making 

Vancouver more ethnically diverse. 52% of the residents do not speak English as their first 

language.  

 

The City of Vancouver is made up of 23 communities within the west and east sides of 

Vancouver.  The west side of Vancouver comprises Arbutus Ridge, Downtown, Dunbar-

Southlands, Fairview, Kerrisdale, Kitsilano, Marpole, Oakridge, Shaughnessy, South Cambie, 

West End, and West Point Grey.  The east side of Vancouver consists of Downtown Eastside, 

Grandview-Woodland, Hastings-Sunrise, Kensington-Cedar Cottage, Killarney, Mount Pleasant, 

Renfrew-Collingwood, Riley Park-Little Mountain, Strathcona, Sunset, and Victoria-Fraserview. 
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Conclusion 

Vancouver has consistently been rated one of the most liveable cities in the world by 

international surveys.  Most recently, it has been named #3 on the most livable cities outside of 

Melbourne, Australia and Vienna, Austria.  Not only is it a physically beautiful place to live, but 

the city also provides a wide range of services and opportunities. Many of the day-to-day 

services are provided by the City of Vancouver, while others are the jurisdiction of senior levels 

of government or other organizations. 
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NEIGHBOURHOOD DESCRIPTION 

 
The subject properties are located in the “East Hastings” neighbourhood in the City of 

Vancouver, which is situated in East Vancouver. The neighbourhood is bounded on the north by 

Burrard Inlet, on the east by Nanaimo Street, on the south by Hastings Street and the east by 

Main Street.  The location of the subject property within the neighbourhood is illustrated on the 

map below. 
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Location of the Subject Property 

 

More specifically, the subject property is located on the north side of East Hastings Street, just 

east of Gore Avenue. The location is defined on the map below. 
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Photographs of Subject Neighbourhood 

 

 

Facing east along East Hastings Street. 

 

 

 

Facing west along East Hastings Street. 
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Photographs of Subject Neighbourhood (continued) 

 

 

Properties across East Hastings. 

 

 

 

Properties across East Hastings.
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Photographs of Subject Neighbourhood (continued) 
 

 

Property adjacent to the east. 

 

 

 

Properties to the east of the subject. 
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Photographs of Subject Neighbourhood (continued) 
 

 

Properties to the west of the subject. 

 

 

 

Properties to the east of the subject. 
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Photographs of Subject Neighbourhood (continued) 
 

 

Facing east along the lane behind the subject property. 

 

 

 

Summary and Conclusion 
 

Market appeal of the “East Hastings” area is considered to be average at the present time. The 

area is well serviced with utilities and a network of major streets and secondary roadways. The 

location is easily accessed, and most amenities are within walking distance or a few minutes’ 

drive. The area struggles with chronic homelessness. Based on our research, developments 

which are on or in very close proximity to public transportation routes are in much greater 

demand in today’s market compared to those that are not. Overall, the subject neighbourhood is 

considered to be a viable location for investment in commercial and residential real estate. 
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Site Plan 
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SITE DESCRIPTION 

 

The subject site is a narrow rectangular shape, fronting East Hastings Street and backing onto a 

rear laneway. Site data has been obtained from the City of Vancouver webmaps and BC 

Assessment data. 

 

Site Area: 3,050 ft2 

Topography: Topography of the site is sloping downward 

from the rear lane to East Hastings Street. 

Soil Conditions: We have not been provided with an 

engineering study; however, we assume soil 

conditions are stable and underlying geology 

is adequate to support the existing 

development.  No representations have been 

made concerning soil conditions. 

Street Improvements: East Hastings Street is an arterial route 

generally traveling in east/west directions and 

is paved to a width of three lanes in each 

direction including street parking lanes on 

each side of the street. The road is asphalt 

paved and improved with concrete curbs, 

sidewalks, street lighting, trolleybus wiring, 

and overhead wiring along the front and back 

of the site. 

Site Access: The subject property fronts East Hastings 

Street and has pedestrian access from East 

Hastings Street and vehicle access via the 

rear laneway. 

Conclusion: 

 

It is our opinion that the subject site offers 

average market appeal. 
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PHOTOGRAPHS OF SUBJECT PROPERTY 

 

Front of the subject property, showing depth. 

 

 

 

Front of the subject property. 
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Photographs of Subject Property  (continued) 

 

 

Rear photo of the improvements. 
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Photographs of Subject Property  (continued) 

 

Due to COVID-19 restrictions, the following interior photos are provided by our client. 

 Kitchen.  4-piece bathroom.

 Bedroom.  Hallway.
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Photographs of Subject Property  (continued) 
 
 

 Electrical panel.  Hallway and living room. 

 Kitchen.  4-piece bathroom.
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Photographs of Subject Property  (continued) 

 

 Living room.  Bedroom.

 Hallway and living room.  4-piece bathroom.
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Photographs of Subject Property  (continued) 

 

 Restaurant kitchen.  Restaurant bar and seating area. 

 Restaurant bar and seating area.  Restaurant kitchen.



JOHN VRANIC  337 E HASTINGS STREET, VANCOUVER 
  

  

 File No. 20-3401 PAGE: 36 
  

DESCRIPTION OF IMPROVEMENTS 

 
The subject property is improved with a three-storey mixed use building. The main floor of the 

building consists of one commercial unit. The commercial unit has storefront exposure to East 

Hastings Street. The 2nd and 3rd floors each consist of two one-bedroom residential suites. The 

property has a total floor area of ±6,166 ft2. The residential units are finished with aluminum 

frame windows and laminate and tile flooring throughout. The residential units each have galley 

kitchens with all (fridge, stove and dishwasher) appliances. The units are heated with forced air 

furnace heating. All four of the residential units were tenant occupied. 

 

Unit Mix: 

Main Floor: 

-One commercial restaurant 

2nd Floor 

  -Unit #101: renovated two bedroom residential suite. 

  -Unit #102: two bedroom residential suite. 

3rd Floor 

  -Unit #201: large two bedroom residential suite. 

  -Unit #202: bachelor suite with 4-piece bathroom but no kitchen. 

 

The following is a summary of development specifications and finishing details.   

 

Gross Leasable Area: ±6,116 ft2 
   
   
Building Age: a. Year Built: 1988 
  b. Actual Age: 32 years 
  c. Effective Age: ±30 years 
  d. Typical Life Expectancy: ±60 years 
  e. Remaining Economic Life: ±30 years 
 
Construction Quality: Based on our inspection, the extensive renovations 

have positively impacted the remaining economic life 
and construction appears to be of good quality for 
buildings of this type. 
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Construction and Finish: (continued) 
 
  a. Foundation: Concrete foundation walls. 
 
 b. Flooring: Mixed laminate and tile. 
 
 c. Structure: Concrete block. 
 
 d. Exterior Walls: Exterior walls are finished with 

brick veneer on the front of the 
building, concrete block on the 
sides and stucco on the back of 
the building. 

 
 e. Roof:    Assumed torch-on. 

 
 f. Heating: Forced air furnace. 
 
 g. Parking: Space for 2 surface parking 

spaces at the back of the lot, but 
currently used as outdoor and 
container storage.  

 
Summary and Conclusion 

 
In summary, the overall development is functional in design and in good, renovated physical 

condition. The subject property has a total G.L.A. of +6,166 ft2.  In our opinion, the development 

has an effective age of +30 years and a remaining economic life +30 years.  In conclusion, the 

improvements, in our opinion, offer average quality commercial and residential 

accommodations.   
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ASSESSMENT AND TAXES 

 

The subject property is located within Assessment Area number 9 and is administered by the 

Vancouver Assessment Office. 

 

Address: 337 E Hastings Street, Vancouver 

2020 Property Assessment Land:                  $1,601,000 

Improvements:     $464,000 

Total:                 $2,065,000 

2019 Property Taxes: $9,640.29 

 

 

“Actual Value” reflects market value for the fee simple interest in the property as estimated by 

the Assessment Authority as of the valuation date (July 1st, 2019) based on physical condition of 

the land and building as of October 31, 2019.   

 

 



JOHN VRANIC  337 E HASTINGS STREET, VANCOUVER 
  

  

 File No. 20-3401 PAGE: 39 
  

ZONING AND LAND USE 

 
The subject property is zoned DEOD (Downtown-Eastside/Oppenheimer District). A summary of 

the intentions of the DEOD zone is as follows: 

 

This area is intended to be a high-density, mixed commercial and residential area, appropriate 

for a mix of office, retail, local social services, and other similar uses. 

 

Residential uses are also permitted. Pedestrian-oriented uses, primarily retail and restaurant, 

are encouraged at ground level with an emphasis on continuity of facade and narrow frontages 

for individual uses on Main Street from Hastings to Cordova and along Hastings Street from 

Carrall to approximately Dunlevy. 

 

The retention and upgrading of existing multi-unit residential buildings is encouraged. The 

development of new residential units on upper floors of buildings is encouraged through a floor 

space bonus system. Special design measures, however, should be undertaken to mitigate the 

air and noise pollution problems. 

 

A copy of the applicable section of the DEOD zoning bylaw which outlines permitted uses and 

general requirements is contained in the Addendum (see Appendix "B").   
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Zoning Map 
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HIGHEST AND BEST USE 

The definition of “Highest and Best Use” is as follows: 

 
 “the reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supportable, financially feasible, and that results in the 

highest value1 .” 
 

Many factors and appraisal principles become a consideration in the determination of "Highest 

and Best Use".  These include: government regulations, supply, demand, anticipation, balance, 

surplus productivity, contribution, competition, etc.  The definition also includes the presumption 

that the use is in keeping with the zoning and legal requirements. 

 

The concept of "Highest and Best Use" recognizes that land use patterns can change over a 

given period and that the optimum use of a site is determined by need or demand at any given 

point in time.  Elements affecting value that are dependent upon events or a combination of 

occurrences which, while within the realm of possibility, are not shown to be reasonably 

probable, and should be excluded from consideration.  This is also the case if the intended use 

is dependent on the uncertain act of another person. 

 

When a site is improved, the integrated unit of land and building must be continued in the use 

for which the improvement was designed, adapted, or could readily be converted, so long as the 

land and building in combination have a higher market value than the land alone, if vacant and 

available for a better use. It follows, therefore, that provided the subject improvements 

contribute value to the whole, over and above the value of the land alone, they represent the 

“Highest and Best Use” of the site for the remainder of their economic life. 

 

 
1 The Appraisal Institute.  The Appraisal of Real Estate, Canadian Edition, Illinois Not-For-Profit Corporation, 1992. 
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Highest and Best Use (continued) 
 

In order to estimate a property’s “Highest and Best Use”, the appraiser must take into 

consideration the following: 

 

1. Physically Possible: site must be able to handle specific characteristics for the use of the 

site such size, shape, access and topography. 

 

2. Legally Permissible: the appraiser must investigate what is legally allowed on the site. 

 

3. Probable: alternate uses of a property are influenced by governing factors must be 

probable. 

 

4. Financially Feasible: the highest and best use of the site that produces a cash flow 

greater than the incurred cost to operate the site. 

 

5. Maximally Productive: the greatest value obtained from satisfying all requirements 

outlines on the zoning bylaw. 

 

Highest and Best Uses “As if Vacant” 

 

Physically Possible: The subject property has a site area of 3,050 ft2. The narrow, rectangular 

shaped lot has frontage along East Hastings and access via the rear lane, which combined, 

provide the subject with good exposure and access. All municipal services are available to the 

subject property. The site size, shape, location and terrain of the subject property suit the 

requirements of mixed-use commercial/residential development type uses. 

 

Legally Permissible: The subject property is located in an established commercial area of 

Vancouver. The site is zoned DEOD (Downtown-Eastside/Oppenheimer District). Given these 

factors, only uses permitted by the DEOD (Downtown-Eastside/Oppenheimer District) bylaw are 

allowed on this site.  
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Highest and Best Uses “As if Vacant” (continued) 

 

Probable: Given the character of development in the area, the pattern of municipal use policy, 

we consider the prospect of achieving to another use unlikely. 

 

Financially Feasible: The market value for mixed-use developments in the neighborhood is 

sufficient to adequately compensate the prospective purchaser to provide a positive return to 

the underlying land as of the effective date of the appraisal. 

 

Maximum Productivity: the subject site size, location, and access are good for mixed-use 

commercial/residential type uses. 

 

Conclusion – “Highest and Best Uses “As if Vacant” 

 

The subject site consists of a site area of 3,050 ft2 and is zoned DEOD (Downtown-

Eastside/Oppenheimer District). Given all factors, it is our opinion that if the subject property 

were vacant and unimproved, the “Highest and Best Use” would be development in accordance 

with the DEOD (Downtown-Eastside/Oppenheimer District) bylaw.  

 

Highest and Best Uses “As Improved” 

 

The subject property is improved with a three-storey mixed-use commercial/residential building 

constructed circa 1988. The building is laid out with one commercial unit on the main floor and 

two residential units per floor above. The total G.L.A is 6,166 ft². The current improvements are 

considered to be in average condition and legally permissible under the current zoning. It is our 

opinion that the buildings contribute value to the overall property, therefore the “Highest and 

Best Use” as improved would be the current mixed-use commercial/residential uses in 

accordance with the DEOD (Downtown-Eastside/Oppenheimer District) bylaw for the remainder 

of the property’s economic life. 
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 APPRAISAL METHODOLOGY 

 

The appraisal process involves a systematic analysis of the factors that bear upon the value of 

real estate.  In considering an appropriate method of appraisal, we have taken into account the 

unique characteristics of the local real estate market and our terms of reference.  The 

availability of properties for purchase is restricted by the relatively small scale of the area and 

the long-term holding pattern of most property owners.  In estimating the Market Value of the 

subject property, the following conventional methods of appraisal have been considered: 

 

Cost Approach 

 

Cost Approach is based on the premise that an informed purchaser will not pay more for a 

property than the cost of producing a substitute property.  This approach involves an estimate of 

the cost to build a new building identical to the subject at current prices, subtracting accrued 

depreciation which is a measurement of the loss in value from reproduction cost new, and 

adding the estimate of land value as if vacant. 

 

This approach is best suited for special purpose properties or properties, which have been 

recently improved, and depreciation of the improvements is more easily measurable.  In this 

instance, the subject property is improved with a 32-year-old building; therefore, the Cost 

Approach has not been used due to the subjective nature in estimating depreciation and the 

limited number of comparable land sales. 
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Income Approach 

 

The subject is an income producing property and the typical valuation method utilized is the 

Income Approach.  In this appraisal, we have used the Direct Capitalization Method because 

comparable properties have been analyzed based on overall capitalization rates. 

 

Based on our experience, the Income Approach is typically given the most weight by investors 

of income producing properties.  Therefore, the Income Approach will provide our primary 

evidence of market value for the subject property.   

 

Direct Comparison Approach 

 

Direct Comparison Approach implies the Principle of Substitution, which states that a prudent 

purchaser will not pay more for a property than the price to acquire an equally desirable 

substitute property. The properties selected for comparison must be similar in most respects to 

the one being appraised. Direct Comparison Approach has been used as support for the 

Income Approach. 
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INCOME APPROACH 

 
The Income Approach is a method of estimating the value of a property based on the present, 

or discounted, worth of the anticipated income benefits that it may reasonably be expected to 

produce during the course of its remaining economic life. The process of converting an income 

stream into an estimate of present worth is known as "capitalization". 

 
Contract Rent 

 
The subject property is demised into commercial and residential space. The current rental rates 

of the commercial and residential units within the subject property are summarized below: 

Current Rent for the Subject’s Residential Units 
 

Component Unit Type Monthly Rent Annual Rent

#101 ‐ 2nd Floor Unit Two‐Bdrm $1,800 $21,600

#102 ‐ 2nd Floor Unit Two‐Bdrm $1,400 $16,800

#201 ‐ 3rd Floor Unit Two‐Bdrm $2,000 $24,000

#202 ‐ 3rd Floor Unit One‐Bdrm $600 $7,200

Total Residential $5,800 $69,600  

 

 
Current Rent for the Subject’s Commercial Unit 

 

Component G.L.A. (ft²) Rental Rate / ft² Monthly Rent Annual Rent

Commercial Main Floor 2,254 $15.17 $2,850 $34,200

Total Commercial G.L.A. 2,254 $2,850 $34,200

 

 

Total gross contract NNN rental income for the subject property residential units is therefore 

reported at $103,800 per annum. 

 



JOHN VRANIC  337 E HASTINGS STREET, VANCOUVER 
  

  

 File No. 20-3401 PAGE: 47 
  

MARKET RENTAL DATA CHART 
 

 Address Leasable 
Area 

Lease Date NNN 
Rate

Comments 

1. 713 E Hastings Street, 
Vancouver 

3,660 ft² June 2019 $13.11 Street-level retail space with exposure 
on East Hastings Street within the 
Downtown Eastside. Unit also has 
warehouse space and storage area. 
Built in 1948.  

2. 1661 Kingsway, 
Vancouver, BC 

1,298 ft2 September 
2019 

 

$18.00 Retail unit located within a 
neighbourhood shopping centre 
constructed in 1966.  Development 
zoned C-2.

3. 3532 Commercial 
Street, Vancouver, BC 
 

1,450 ft2 September 
2019 

$20.00 Retail unit located within a multi-
tenant building constructed in 1909.  
Development zoned MC-1. 

4. 392 E Hastings Street, 
Vancouver 

949 ft² April 2017 $20.23 Street-level retail space with exposure 
on East Hastings Street within the 
Downtown Eastside. Three year 
lease. Built in 1993.  

5. 4934 Victoria Drive, 
Vancouver, BC 

1,900 ft2 March 
2019 

$22.00 Retail unit located within a mixed use 
development constructed in 1973.  
Development zoned C-2. 

6. 4950 Victoria Drive, 
Vancouver, BC 

2,100 ft2 November 
2019 

$23.00 Retail unit located within a 
development constructed in 1949.  
Development zoned C-2. 

7. 1412 E 41 Avenue, 
Vancouver, BC 
 

1,135 ft2 August 
2019 

 

$25.00 New retail unit located within a mixed 
use development on the corner of E 
41 Avenue and Knight Street. 
Development zoned CD-1(620). 

8. 4957 Knight Street, 
Vancouver, BC 
 

1,000 ft2 December 
2019 

$25.00 Main floor retail unit within a mixed 
use development constructed in 1950. 
Development zoned C-1. 

9. 740 E Hastings Street, 
Vancouver 

1,650 ft² N/A  
Active 
Listing

Asking  
$25.00 

Street-level retail space with exposure 
on East Hastings Street within the 
Downtown Eastside. Built in 1908. 

10. 5073 Victoria Drive, 
Vancouver, BC 
 

1,286 ft2 April 
2018 

$28.00 Retail unit located within a multi-
tenant building constructed in 1996.  
Development zoned C-2. 

11. 5077 Victoria Drive, 
Vancouver, BC 

1,719 ft2 April 
2018 

$28.00 Retail unit located within a multi-
tenant building constructed in 1996.  
Development zoned C-2. 
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Market Rental Summary  

 

From the previous chart, we see that achieved rentals (prior to adjustments) lie between $13.11 

and $28.00 per ft2. The comparables analyzed are considered to provide a general index of 

market rent for the subject property. Typically, those premises located in more central locations 

and smaller unit sizes tend to achieve higher lease rates. Tenant inducements may have an 

effect on achieved rental rates.   

 
After taking into consideration the overall size of the unit, quality of construction, condition, and 

location adjustments, we are of the opinion that a lease rate ranging from $14.00/ft² to $17.00/ft² 

for the subject’s ground floor space is in line with market rents. In conclusion, we have used the 

existing lease rate of $15.17/ft² in our estimate of market rent for the subject’s commercial 

space. 

 

Market Rental Statement for Commercial Units: 

 

Component G.L.A. (ft²) Rental Rate / ft² Monthly Rent Annual Rent

Commercial Main Floor 2,254 $15.17 $2,850 $34,200

Total Commercial G.L.A. 2,254 $2,850 $34,200
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Market Rental Analysis (Residential Units) 
 
In addition to commercial rental rates, we have also analyzed asking residential rates for the 

immediate area and market rental reports. Residential suites are typically rented on a gross 

basis, with the landlord paying property taxes, building insurance, repairs, etc.   

 

According to the latest CMHC Vancouver Rental Market Statistics Summary by Zone report for 

October of 2019. Rental rates for apartment units in the area is as follows: 

 

 

 
It should be noted that the above rental rates are somewhat dated and that rental rates have 

since increased moderately and then decreased more recently due to COVID-19. It is our 

opinion that the chronic homelessness in the area and the proximity to downtown Vancouver 

are the largest and competing factors on the rental rates for the subject property.  

 
Taking into consideration the overall condition of the subject residential spaces, size, and 

location, the existing contract rents for the subject property are considered to be aligned with 

market rates for residential units in the general market area. Therefore, the contract rates have 

been used. 

 

 



JOHN VRANIC  337 E HASTINGS STREET, VANCOUVER 
  

  

 File No. 20-3401 PAGE: 50 
  

Gross Income 
 

Gross annual income for the subject property has been calculated based on market rents for the 

commercial space and the contract rates for the residential units, since the residential rental 

income is aligned with market rates. Total gross annual income for the subject is estimated as 

follows. 

 

Gross Leasable Area Monthly Annual
Rent Rent

Main Floor - Commercial $4,232 $50,784

2nd Floor - Residential (combined) $5,100 $61,200

Totals $111,984  

 

Commercial and Residential Operating Expenses 

 

Operating Expenses: 

 

Property Taxes: $9,640.29 

Utilities: $2,938.14 

Total:  $12,578.43 – 50% paid by commercial tenant = $6,289.22 

 

The commercial tenant is paying for 50% of the property taxes and utilities, which is $6,289.22.  

The other 50% is being paid by the current owner. In addition to the expenses, we have 

estimated repairs and maintenance on the residential suites to be $500 per suite for a total of 

$2,000. Building insurance is estimated at $3,000.  Additional expenses equate to $5,000.   

 

Total operating expenses = $17,578.43.  The total expenses equate to a rate of $2.85 per ft2 of 

building area. 
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Vacancy and Collection Loss Allowance 

 

Most commercial and industrial leases are usually stated on a "triple net" basis to the landlord.  

A triple net lease generally describes a lease where, in addition to the contract rent stipulated, 

the tenant assumes payment of all operating expenses pertaining to a property such as property 

taxes, building insurance, common area utilities, and property maintenance, but excluding 

structural repairs. 

 

In order to establish an actual net rental that will be returned to the investor, it is necessary to 

make deductions for vacancies, miscellaneous non-recoverable expenses and structural 

repairs, all of which are costs falling on the owner. Set out on the following pages is a 

description reflecting these deductions. 

 

Potential income reflects the property's income at full occupancy.  However, income properties 

may not be fully occupied over their economic lives and vacancy and collection losses must be 

considered.  This factor, the "vacancy rate" is normally expressed as a percentage and reflects 

conditions in the current market. 
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Vacancy and Collection Loss Allowance 

 

We have reviewed retail vacancy rates from Colliers International and Avison Young for Metro 

Vancouver, contacted local commercial leasing agents and referred to appraiser file data in 

determining an appropriate vacancy rate. We have considered a normalized vacancy rate and a 

collection loss allowance for the subject property over a long-term horizon.   

 

Based on our discussions with commercial leasing agents and research of the subject 

neighbourhood, it is our opinion that an overall vacancy and collection loss allowance of 2.5% of 

gross income is considered appropriate for the subject’s commercial component. 

 

Residential Vacancy Rate 
 

For the residential component of the subject property we have considered the Vancouver Rental 

Market Report published by Canada Mortgage and Housing Corporation released on January 

15, 2020. 

Area One Bedroom 

City of Vancouver 1.0% 

 

We have considered a normalized vacancy rate and a collection loss allowance for the subject 

property over a long-term horizon. In conclusion, it is our opinion that a vacancy and collection 

loss allowance of 1.5% of gross income is considered appropriate for the subject’s residential 

component. 
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Non-Recoverable Operating Expenses 
 

Non-recoverable operating expenses include operating expenses and structural repairs.  

Following is a summary of each expense category. 

 

Structural Repairs 

 

Generally, the landlord of an investment property creates a reserve fund for structural repairs.  

Normal structural reserves range from $0.10 to $0.30 per square foot depending on the age and 

quality of the building. Given the effective age of the building, we have used a rate of $0.30 per 

ft2 to cover structural repairs on an average annual basis, or $1,850.  

 

Operating Expenses During Commercial Vacancies 

 
Operating costs, including real estate taxes on stabilized vacancies have been calculated based 

on an estimated operating cost rate of $2.85 per ft2 of gross leasable area. However, this rate 

has been factored downwards to reflect our experience that operating costs on vacant space 

are typically lower than for occupied space. Operating costs on stabilized commercial vacancies 

have been estimated at $230. 
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Stabilized Net Income (Market Rents) 

 
The following is a summary of our estimate of stabilized operating income. 

 

Market Rental Income
Main Floor - Commercial Space 2,254 @ $15.17 $34,200
Total Retail Income $34,200
Vacancy @ 2.50% $855
Effective Retail Rental Income $33,345
Residential Space
#101 - 2nd Floor Unit 2 Bdrm. @ $1,800/Mth. $21,600
#102 - 2nd Floor Unit 2 Bdrm. @ $1,400/Mth. $16,800
#201 - 3rd Floor Unit 2 Bdrm. @ $2,000/Mth. $24,000
#202 - 3rd Floor Unit 1 Bdrm. @ $600/Mth. $7,200
Total Residential Income $69,600
Vacancy @ 1.50% $1,044
Effective Residential Rental Income $68,556
Total Effective Rental Income $101,901
Less
Structural Reserve 6,166 @ $0.30 $1,850
Non Recoverable on Vacancy 115 @ $2.00 $230
Operating Expenses for Residential $11,289

Stabilized Net Operating Income $88,532

 

 
Based on the preceding, the stabilized net income for the subject property is estimated to be 

$88,532. 
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The Capitalization Process 
 
Capitalization is defined in "Introduction to Real Estate Appraising" published by the Appraisal 

Institute of Canada, as follows: 

 
"Capitalization, in the appraisal of real estate, may be defined as the process of converting 
into a present worth a series of anticipated future installments of income by the application 
of a factor, referred to either as a capitalization rate or a present worth factor, depending 
upon the process used". 

 
A capitalization rate is a conversion factor, appropriate to the property being appraised that is 

applied to the income stream to convert it into an indication of the market value of a property. 

 
In the capitalization process, the following steps are required: 

 
  - selection of a method of deriving the capitalization rate 
  - selection of an appropriate method of capitalization 
  - analysis of the market for the factors involved 
 
Selection of a Capitalization Rate 

 
In this appraisal, we have used the Comparative Method in selecting an appropriate 

capitalization rate for the subject property. 

 
Through the analysis of comparable sales, ratios between selling prices in the marketplace and 

the net operating income of the property being sold can be derived. With consideration given to 

the degree of comparability in each instance, these ratios can provide an indication of the 

overall rate that is applicable.  Where comparable sales exist, this method is widely accepted 

and used in the appraisal of income producing properties since it is considered reliable, 

objective, and easily supported. 

 
Method of Capitalization 

 
Direct capitalization is calculated by division of the net operating income of the property by the 

above described "overall rate" derived by the Comparative Method.  This is a commonly used 

and highly regarded method of capitalization where sufficient comparable properties are 

available to derive a reliable overall rate. 
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Capitalization Rate Chart 

 

Comp. # Address Sale Date Sale Price
Stablized Net 

Income
Indicated Cap 

Rate
1 866 E Broadway Jan-18 $3,050,000 $58,877 1.93%

Vancouver

2 3618 E Hastings Street, Jan-18 $5,725,000 $160,028 2.80%

Vancouver

3 3720 Main Street, Apr-19 $3,060,000 $87,232 2.85%

Vancouver

4 736 E Broadway, Feb-18 $2,800,000 $81,605 2.91%

Vancouver

5 840 E 6th Street, Apr-20 $4,200,000 $131,763 3.14%

Vancouver

6 754 E Broadway, Jul-19 $4,930,000 $192,534 3.91%

Vancouver

7 2651 Kingsway, Aug-18 $2,338,000 $108,000 4.62%

Vancouver

 

Capitalization Rate Analysis 

 

The availability of directly comparable sales in terms of location, quality of accommodation, 

tenancy status and net income per ft2 is limited due to the fact that many of the recent sales of 

strata units have been purchased by owner - occupiers. Nevertheless, the data available 

provides a good indication of average annual earning ratios investors currently realize in the 

local market place.  

 

In this analysis, the sales indicate a relatively narrow range lying between 1.93% and 4.62%. 

The Vancouver commercial market currently has good interest from investors and owner - 

occupiers. The subject development provides for a wide range of uses. 
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Capitalization Rate Analysis (continued) 

 

The lower end of the range at 1.93% is indicated by comparable sale number one, which sold in 

January of 2018. Our research indicates capitalization rates have decreased slightly since the 

date of this sale, therefore a downward adjustment is required for time. However, comparable 

sale is superior in overall location compared to the subject. Therefore, an upward adjustment is 

required for location. This comparable has a larger site area, therefore an upward adjustment is 

required for site size. Furthermore, this comparable has superior redevelopment potential. 

Therefore, a further upward adjustment is required for redevelopment potential. Based on the 

preceding a capitalization rate higher than 1.93% is indicated for the subject property. 

 

A capitalization rate near the mid-point of the range is indicated by comparable sale number 

four, which sold in February of 2019 at 2.91%. Our research indicates capitalization rates have 

decreased slightly since the date of this sale, therefore a downward adjustment is required for 

time. However, comparable is superior in overall location compared to the subject, resulting in 

an upward adjustment for location. Based on the preceding a capitalization rate above 2.91% is 

indicated for the subject property. 

 

The upper end of the range at 4.62% is indicated by comparable sale number seven, which sold 

in December of 2018. Our research indicates capitalization rates have decreased since the date 

of this sale, therefore a downward adjustment is required for time.  Based on the preceding a 

capitalization rate lower than 4.62% is indicated for the subject property. 
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Capitalization Rate Selection 

 

In selecting an appropriate overall capitalization rate to convert the subject’s stabilized net 

income into a capitalized value, we note that the number of properties comparable to the subject 

is limited.  In our opinion, the comparable properties analyzed are considered to provide a 

general index of value for the subject.  The comparable properties, shown previously, indicate 

overall capitalization rates ranging from 1.93% to 4.62% (prior to adjustment).   
 
 
In estimating a capitalization rate for the subject, we have analyzed the preceding comparable 

properties with consideration to the following factors: 

 

 Subject property is located on the east side of Victoria Drive in the “Killarney” neighbourhood 

within the City of Vancouver. 

 Subject property is zoned DEOD (Downtown-Eastside/Oppenheimer District). 

 Subject has a site area of 3,050 ft2. 

 Building was constructed in 1988. 

 Interior and exterior of the building are in good condition. 

 Building offers a good floor plan layout. 

 Property has a G.L.A. of 6,166 ft2. 

 The residential suites are tenant occupied. 

 The subject’s stabilized net operating income is estimated to be $88,532. 

 

In summary, after consideration of adjustments, we are of the opinion that an appropriate range 

of overall capitalization rates for the subject’s stabilized net income is between 3.75% and 

4.25%. In conclusion, we have selected a rate of 4.00% which is at the mid-point of the 

preceding range. 
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Estimate of Value Under the Income Approach 
 
In consideration of the preceding analysis, the value of the subject as indicated by the Direct 

Capitalization method is calculated as follows: 

 

  V = I/R 
 where V =  Value 
 where I = Net Annual Operating Income 
 where R  = Capitalization Rate 
 
 

 

NET OPERATING INCOME = $88,532
OVERALL RATE 4.00%

CAPITALIZED VALUE = $2,213,300  

 
 

ROUNDED TO: 
 
 

TWO MILLION, TWO HUNDRED THIRTEEN THOUSAND DOLLARS 
($2,213,000) 
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DIRECT COMPARISON APPROACH 

 

As discussed in the Appraisal Methodology section, the Direct Comparison Approach implies 

the Principle of Substitution, which states that a prudent purchaser will not pay more for a 

property than the price to acquire an equally desirable substitute property.  The properties 

selected for comparison must be similar in most respects to the one being appraised. 

 

The comparable properties outlined are analyzed on a price per ft2 of G.L.A., illustrated in chart 

form on the following page. 
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Comparable Property Chart 
 

Comparable Address G.L.A Zoning Sale Sale Price 

Number Date Price Per sq ft²

1 742 E Hastings Street 7,437 M-1 Sep-19 $1,812,675 $243.74

Vancouver

2 330 E Hastings Street, 5,174 DEOD Jun-20 $1,500,000 $289.91

Vancouver

3 103 E Hastings Street, 7,926 DEOD Sep-18 $2,750,000 $346.96

Vancouver

4 866 E Broadway, 7,900 RM-4N Jan-18 $3,050,000 $386.08

Vancouver

5 3618 E Hastings Street, 10,500 C-2C Jan-18 $5,725,000 $545.24

Vancouver

6 736 E Broadway, 5,030 C-2C Feb-18 $2,800,000 $556.66

Vancouver

7 754 E Broadway, 6,400 C-2C Jul-19 $4,930,000 $770.31

Vancouver

 

 

Analysis of Comparable Market Data 
 

While the comparable properties are not identical to the subject, they are, nonetheless, 

considered to provide a general index of value for the subject.  The comparables vary from the 

subject property in terms of building age, quality of construction, building size, and location, 

adjustments are appropriate to equate with the subject. 

 

The comparables have been analyzed on the basis of selling price per ft2 of gross leasable 

area. The selling prices for the comparable properties range from $243.74 per ft2 to $770.31 per 

ft2.  Building areas range from 5,030 ft2 to 10,500 ft2. 
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Analysis of Comparable Market Data (continued) 
 

The lower end of the range at $243.74 per ft2 is indicated by comparable sale number one. Our 

research indicates values have increased since the date of this sale in September of 2019, 

therefore an upward time adjustment is required for time. This comparable is older than the 

subject property. Therefore, an upward adjustment is required for age of improvements. 

Furthermore, this comparable sale includes basement storage floor area in the G.L.A. Thus, an 

upward adjustment is required for layout and finishing. Based on the preceding, a price per ft2 

higher than $243.74 is indicated for the subject property.    

 

The lower median value of the range at $386.08 per ft2 is indicated by comparable sale number 

four. Our research indicates values have increased since the date of this sale in January of 

2018, therefore an upward time adjustment is required for time. This comparable is older than 

the subject property. Therefore, an upward adjustment is required for age of improvements. 

However, the location of this comparable is superior to the subject property location, requiring a 

downward adjustment for location. Based on the preceding, a price per ft2 lower than $386.08 is 

indicated for the subject property.  

 

A value above the median value of the range at $545.24 per ft2 is indicated by comparable sale 

number five. Our research indicates values have increased since the date of this sale in January 

of 2018, therefore an upward time adjustment is required for time. This comparable is older than 

the subject property but has been extensively updated over the last 7 years, therefore a 

downward adjustment is required for condition of improvements. Furthermore, the location of 

this comparable is superior to the subject property location, requiring a downward adjustment 

for location. Based on the preceding, a price per ft2 lower than $545.24 is indicated for the 

subject property.  
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Analysis of Comparable Market Data (continued) 
 

The upper end of the range at $770.31 per ft2 is indicated by comparable sale number seven. 

Our research indicates values have increased since the date of this sale in July of 2019, 

therefore an upward time adjustment is required for time. However, the location of this 

comparable is superior to the subject property location, requiring a downward adjustment for 

location. The effective age of this comparable is considered much newer than the subject 

property, therefore a downward adjustment is required for effective age of the improvements. 

Furthermore, the comparable has a larger lot, therefore a downward adjustment is required for 

lot size. Based on the preceding, a price per ft2 much lower than $770.31 is indicated for the 

subject property. 
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Estimate of Value Under the Direct Comparison Approach 
 

In estimating a price per square foot of rentable area for the subject, we have analyzed the 

preceding comparables with consideration to the following items: 

 

 Subject property is located on the north side of East Hastings Street in the “Hastings” 

neighbourhood within the City of Vancouver  

 Subject property is zoned DEOD (Downtown-Eastside/Oppenheimer District). 

 Subject has a site area of 3,050 ft2. 

 Building was constructed in 1988. 

 Interior and exterior of the building are in average condition. 

 The building offers a good floor plan layout. 

 Property has a G.L.A. of 6,166 ft2. 

 The residential suites are tenant occupied. 

 The subject’s stabilized net operating income is estimated to be $88,532. 

 

It is our opinion that after considering the necessary adjustments, a price between $315.00 and 

$350.00 per ft2 of G.L.A. is indicated for the subject.  In conclusion, we have utilized a price of 

$335.00 per ft2, which is slightly above the mid-point of the preceding range.  Based on the 

preceding, the estimated market value of the subject property under the Direct Comparison 

Approach, as of September 16, 2020 would be calculated as follows: 

 

6,166 square feet @ $335.00 per square foot = $2,065,610 

 

ROUNDED TO: 

 

TWO MILLION, SIXTY-SIX THOUSAND DOLLARS 
($2,066,000) 
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RECONCILIATION OF VALUES 

 

 INCOME APPROACH: $2,213,000 

 DIRECT COMPARISON APPROACH: $2,066,000 

 

Income Approach 

 

Income Approach considers return on investment to be a primary motivation for the purchase of 

an income producing property.  In the case of the subject property, this would generally be the 

prime motivation for sale. In this appraisal, we have utilized the Direct Capitalization Method of 

valuing the income producing capacity of the subject.   

 

The capitalization rate has been derived from analysis of several transactions involving income 

producing properties. The range of capitalization rates is considered to provide a reasonable 

reflection of cash returns required by investors in the area. The quality and quantity of the 

market data analyzed is considered average and this approach has been given the greatest 

weight. 

 

Direct Comparison Approach 

 

Direct Comparison Approach, since it examines interaction in the marketplace between buyers 

and sellers, normally provides a good indication of market value.  In this appraisal, however, the 

transactions used in the comparison process are considered to provide only "benchmark" 

indicators of value due to a lack of comparable data similar to the subject in all respects. 

 

Each of the sales involves numerous adjustments and although the adjustments are considered 

both reasonable and typical of purchaser reaction, the value indication by this approach has 

been given the least amount of weight.   
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FINAL ESTIMATE OF VALUE 

 

The following estimate of Market Value is based on a marketing exposure time of 3 to 6 months, 

which is considered typical of marketing timing of investment real estate in the Lower Mainland. 

 

After careful consideration of all factors pertinent to value, and further based on our knowledge 

of the market generally, it is our opinion that a value near the one derived by the Income 

Approach best reflects the current market value of the subject property. 

 

Accordingly, it is our opinion that the market value of the subject property, subject to the 

Assumptions and Limiting Conditions herein, as of September 16, 2020, is: 

 

TWO MILLION, TWO HUNDRED THOUSAND DOLLARS 
($2,200,000) 
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CERTIFICATION 
 

337 E Hastings Street, Vancouver, BC 
 

I certify that, except as otherwise noted in the preceding analysis, to the best of my knowledge 

and belief that: 

 

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

 

2. The reported analyses, opinions, and conclusions are limited only by the reported 

Assumptions and Limiting Conditions and are our personal impartial, and unbiased 

professional analyses, opinions and conclusions; 

 

3. I have no present or prospective interest in the subject property and no personal interest 

with respect to the parties involved; 

 

4. I have no bias with respect to the property that is the subject of this report or to the 

parties involved with this assignment;   

 

5. My engagement in and compensation for this assignment were not contingent upon 

developing or reporting predetermined results, the amount of the value estimate, or a 

conclusion favouring the client; 

 

6. My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Canadian Uniform Standards; 

 

7. I have the knowledge and experience to complete the assignment competently; 

 

8. No one provided significant professional assistance to the person(s) signing this report; 
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Certification  (continued) 

 

9. As of the date of this report the undersigned have fulfilled the requirements of the 

Appraisal Institute of Canada Mandatory Recertification Program for designated 

members; 

 

10. I, Jass Saran, B.A., AACI, P.App., personally inspected the exterior of the subject 

property on September 16, 2020. 

 

11. Based upon the data, analyses and conclusions contained herein, the market value of 

the subject property, subject to the Assumptions and Limiting Conditions herein, as at 

September 16, 2020, is estimated at $2,200,000. 

 

 

 

 

 

 

Jass Saran, B.A., AACI, P.App.  
President  
 
Membership #: 600585 
 
Date: September 30, 2020 
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Land Title District VANCOUVER
Land Title Office VANCOUVER

Title Number CA1630809
From Title Number CA666436

Application Received 2010-06-29

Application Entered 2010-07-08

Registered Owner in Fee Simple
Registered Owner/Mailing Address: 0884222 B.C. LTD., INC.NO. 0884222

6996 LABURNUM STREET
VANCOUVER, BC
V6P 5M9

Taxation Authority Vancouver, City of

Description of Land
Parcel Identifier: 008-386-811
Legal Description:

LOT 29 BLOCK 56 DISTRICT LOT 196 PLAN 196

Legal Notations NONE

Charges, Liens and Interests
Nature: MORTGAGE
Registration Number: CA6847158
Registration Date and Time: 2018-06-06 12:01
Registered Owner: DUNDARAVE MORTGAGE INVESTMENT CORPORATION

INCORPORATION NO. BC0829926

Nature: ASSIGNMENT OF RENTS
Registration Number: CA6847159
Registration Date and Time: 2018-06-06 12:01
Registered Owner: DUNDARAVE MORTGAGE INVESTMENT CORPORATION

INCORPORATION NO. BC0829926

**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

TITLE SEARCH PRINT 2020-09-24, 12:30:49
File Reference: Requestor: Jass Saran
Declared Value $1075000  

Title Number: CA1630809 TITLE SEARCH PRINT Page 1 of 2



Nature: JUDGMENT
Registration Number: CA8137066
Registration Date and Time: 2020-04-14 14:26
Registered Owner: JAE YEON AHN

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE

Pending Applications NONE

TITLE SEARCH PRINT 2020-09-24, 12:30:49
File Reference: Requestor: Jass Saran
Declared Value $1075000  

Title Number: CA1630809 TITLE SEARCH PRINT Page 2 of 2
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Copy of the Zoning Bylaw  
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3.2 Interpretation 
The Sub-Area Development Guidelines are all mandatory in the sense that any development 
permit application shall be measured against them.  Flexibility and innovation are encouraged 
in the preparation of development proposals, and a significant degree of discretion is hereby 
given to the Development Permit Board in the interpretation of policies.  In all instances, 
approval of a development permit application shall be subject to the form, location and any 
special characteristics being in conformity with the intent of this Plan, all applicable policies 
and guidelines adopted by Council, and to such other conditions and regulations not 
inconsistent therewith which the Development Permit Board in its discretion may prescribe. 
 

3.3 General Conditions of Use 
All regulations and conditions of use set out in the Zoning and Development By-law that affect 
uses set out in this Plan apply. 
 

Section 4 Sub-area 1   Main/Hastings 
 

4.1 Intent 
The development of the Main/Hastings sub-area, outlined on Map 1, should further establish its 
importance as a gateway to the Downtown, and help to clarify the functions of the adjacent 
Historic Areas of Gastown and Chinatown and the Oppenheimer and Strathcona residential 
neighbourhoods. 
 
Therefore, this area is intended to be a high-density, mixed commercial and residential area, 
appropriate for a mix of office, retail, local social services, and other similar uses. 
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Residential uses are also permitted.  Pedestrian-oriented uses, primarily retail and restaurant, 
are encouraged at ground level with an emphasis on continuity of facade and narrow frontages 
for individual uses on Main Street from Hastings to Cordova and along Hastings Street from 
Carrall to approximately Dunlevy. 
 
The retention and upgrading of existing multi-unit residential buildings is encouraged.  The 
development of new residential units on upper floors of buildings is encouraged through a floor 
space bonus system.  Special design measures, however, should be undertaken to mitigate the 
air and noise pollution problems. 
 

4.2 Uses 
4.2.1 The following uses, and others accessory thereto, may be permitted, subject to the 

CONDITIONS OF USE and to such conditions or regulations as may be prescribed by the 
Development Permit Board: 
 
(a) Office commercial, except that: 

(i) on the ground floor, any office commercial use shall be limited to a financial, law, 
insurance, travel agency, medical-dental or real estate office; and 

(ii) on floors above the ground floor, construction for office commercial use shall only 
be permitted if a minimum of 50 percent of the floor area created after April 20, 
1982 is developed for residential purposes. 

(b) Retail commercial, including class 1 restaurants but not including a liquor store. 
(c) Other commercial, including, but not necessarily limited to, a business or vocational 

school, a drama or dance academy, a billiard hall, bowling alley, steam bath, photography 
studio, theatre, artist studio, or sign or showcard painting, but not including a hotel, 
restaurant - class 2, cabaret or neighbourhood public house. 

(d) Residential, with an emphasis on self-contained units. 
(e) Micro dwelling, subject to section 11 of the Zoning and Development By-law. 
(f) Community Care Facility – Class B and Group Residence. 
(g) Light industrial, including, but not necessarily limited to the following, provided that all 

manufacturing and storage takes place within a wholly enclosed building, and provided 
that the Development Permit Board is satisfied that the use is compatible with the mixed 
use character of the area: 

Lithography; printing; publishing; warehousing; wholesaling; food or beverage 
product manufacturing (but not involving the milling of grain, rice, malt; the 
refining of sugar; the refining of vegetable oil or fat; the brewing or distilling of 
alcoholic beverages; the processing of fats, bones, hides, skins, offal, or animal 
products of a like nature; the use of fish; or the use of live animals or live poultry); 
manufacturing of miscellaneous light products, including brooms or brushes; 
jewelry or silverware; musical instruments; novelties, decorations or ornaments; 
scientific or professional equipment; signs or displays; stationery supplies or office 
supplies; toys; window shades or blinds. 

(h) Live-Work Use, subject to section 11 of the Zoning and Development By-law. 
(i) Building or uses required to serve the educational, cultural, health, social, recreational or 

local economic development needs of the local community and not otherwise permitted. 
(j) Cannabis Store, subject to section 11of the Zoning and Development By-law. 
(k) Any other use which is not specifically listed herein, but which the Development Permit 

Board considers comparable in nature, having regard to the intent, goals and policies of 
this Plan. 

 
4.2.2 Temporary Modular Housing may be permitted, subject to the provisions of section 11 of the 

Zoning and Development By-law.  Temporary Modular Housing is not subject to any of the use 
or design provisions of this Official Development Plan, including the CONDITIONS OF USE. 
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4.3 Conditions of Use 
The following conditions of use, in addition to such other conditions as the Development 
Permit Board may decide, shall apply: 
 
(a) a person must not convert all or part of a hotel or other residential use, existing as of 

April 20, 1982, to an office, other commercial, or live-work use; and 
(b) any development permit issued for live-work use must stipulate as permitted uses: 

(i) dwelling unit; 
(ii) beauty and wellness centre, general office, health care office, barber shop or beauty 

salon, photofinishing or photography studio, or artist studio – class A; and 
(iii) dwelling unit combined with any use set out in clause (ii). 

 
4.4 Retail Continuity 

Where indicated on Map 2, only retail and similar uses, and lawyers’ offices, shall be permitted 
on the ground floor along the street frontage so identified; and retail and similar uses shall be 
encouraged on the other street frontages so identified. 
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4.4A Exception to retail continuity 
Despite anything to the contrary in this Downtown-Eastside/Oppenheimer Official 
Development Plan, the Development Permit Board or Director of Planning may permit social 
service centre, general office, or health care office uses on the ground floors of buildings having 
street frontages on Hastings Street subject to development permits limited in time as required 
by the Development Permit Board or Director of Planning. 
 

4.5 Density 
 

4.5.1 Subject to the provisions of subsection 4.5.2, the maximum density for any development shall 
be a floor space ratio of 1.0, except that the Development Permit Board may permit an increase 
in the maximum density: 
(a) to a maximum floor space ratio of 5.0, if at least 60% of the residential units comprising 

not less than 40% of the gross floor area above a floor space ratio of 1.0 are developed as 
social housing and the remaining 40% of the residential units comprising not more than 
60% of the gross floor area above a floor space ratio of 1.0 are developed as secured 
market rental housing; or 

(b) to a maximum floor space ratio of 7.0 on corner sites, if: 
(i) a maximum of 2.5 floor space ratio above a floor space ratio of 1.0 is developed as 

uses listed in 4.2.1 (i), Community Care Facility – Class B and Group Residence, 
Health Care Office and Health Enhancement Centre and accessory uses,   

(ii) no less than 50% of the total gross floor area is developed as residential; where at 
least 60% of the residential units comprising not less than 40% of the gross 
residential floor area are developed as social housing and the remaining 40% of the 
residential units comprising not more than 60% of the gross residential floor area 
are developed as secured market rental housing, 

(iii) the corner site has a frontage no greater than 30.5 m, and 
(iv) the Development Permit Board first considers: 

(a) the intent of this Official Development By-law and all applicable Council 
policies and guidelines; and 

(b) height, bulk, location and overall design of the building and its effect on the 
site and on surrounding buildings and streets and existing views, with an 
emphasis on preserving and strengthening prevailing context and mitigating 
the impact on the liveability of adjacent residential areas and the impact on 
public areas such as parks and plazas. 

 
4.5.2 Despite the provisions of subsection 4.5.1, the Director of Planning or the Development Permit 

Board may permit an increase in the maximum  floor space ratio to 1.5 for retail, service, 
manufacturing, or wholesale uses, and uses listed in 4.2.1 (i) and accessory uses, if: 
(a) the uses are existing as of April 29, 2014; 
(b) the uses are located on a site existing as of April 29, 2014; and 
(c) there is no conversion of existing  residential floor area. 
 

4.5.3 Despite the provisions of subsection 4.5.1, the Director of Planning or the Development Permit 
Board may relax the site frontage maximum of 30.5 m, if: 
(a) all residential units are social housing; 
(b) enforcement will result in unnecessary hardship; 
(c) the Director of Planning or the Development Permit Board first considers all the 

applicable policies and guidelines adopted by Council; and 
(d) the Director of Planning or the Development Permit Board considers the submission of 

any advisory group, property owner or tenant. 
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4.5.4 The following shall be excluded in the computation of floor area: 
(a) open residential balconies or sundecks and any other appurtenances which, in the opinion 

of the Development Permit Board, are similar to the foregoing and contribute to the 
amenity or environment of the Downtown-Eastside/Oppenheimer District, provided that 
the total area of all exclusions does not exceed eight percent of the provided residential 
floor area; 

(b) where floors are used for off-street parking and loading, the taking on or discharging of 
passengers, bicycle storage, heating and mechanical equipment, or uses which, in the 
opinion of the Director of Planning, are similar to the foregoing, those floors or portions 
thereof so used, which are at or below the base surface, provided that the maximum 
exclusion for a parking space shall not exceed 24 feet in length; 

(c) patios or roof gardens provided that any sunroofs or walls are approved by Director of 
Planning; 

(d) all residential storage space above or below base surface, except that if the residential 
storage space above base surface exceeds 3.7 m² per dwelling unit, there will be no 
exclusion for any of the residential storage space above base surface for that unit; 

(e) for exterior walls in laneway houses and in one and two-family dwellings of three storeys 
or less with or without secondary suites, an area equal to the area occupied by the 
insulation thickness that exceeds the performance of the prescriptive thermal resistance 
(RSI value) requirement for exterior walls in the Building By-law, as verified by a 
Building Envelope Professional, to a maximum exclusion of 330 mm; 

(f) for exterior walls in residential buildings that are three storeys or less and classified as 
Group C buildings under the Building By-law, other than those buildings referred to in 
subsection (e): 
(i) an area equal to the area occupied by the insulation thickness that exceeds the 

performance of the prescriptive thermal resistance (RSI value) requirement for 
exterior walls in the Building By-law, as verified by a Building Envelope 
Professional, to a maximum exclusion of 179 mm, and 

(ii) an area equal to the area occupied by a rain screen system in a wall that exceeds 
203 mm, as verified by a Building Envelope Professional, to a maximum exclusion 
of 152 mm; 

(g) for exterior walls in all buildings other than those referred to in subsections (e) and (f): 
(i) an area equal to the area occupied by the insulation thickness that exceeds the 

performance of the prescriptive maximum effective thermal transmittance (U 
factor) requirement for exterior walls in the Building By-law, as verified by a 
Building Envelope Professional, to a maximum exclusion of 179 mm, and 

(ii) an area equal to the area occupied by a rain screen system in a wall that exceeds 
203 mm, as verified by a Building Envelope Professional, to a maximum exclusion 
of 152 mm; and 

(h) in buildings with commercial, retail or service use at grade, the area occupied by interior 
commercial kitchen exhaust shafts, to a maximum exclusion of 3.7 m² for each floor 
above the commercial, retail or service use. 

 
4.5.5 The following may be excluded in the computation of floor area: 

(a) enclosed residential balconies, provided that the Director of Planning first considers all 
applicable policies and guidelines adopted by Council and approves the design of any 
balcony enclosure subject to the following: 
(i) the total area of all open and enclosed balcony or sundeck exclusions does not 

exceed eight percent of the residential floor area being provided; and 
(ii) no more than fifty percent of the excluded balcony floor area may be enclosed. 

 
4.5.6 Floor area excluded pursuant to sections 4.5.4 and 4.5.5 pursuant to section 2.1 shall not be put 

to any use other than that which justified the exclusion. 
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4.6 Physical Form 
 

4.6.1 Height 
The minimum height of a building within the area denoted by the letter “A” on Map 3 shall be 
11 meters (approximately 36 feet; approximately 3 storeys).  The maximum height of a building 
within the total Main/Hastings sub-area shall be 30 meters (approximately 98 feet; 
approximately eight storeys). 
 
The Development Permit Board may permit an increase in the maximum height of a building to 
a maximum of 36.6 m for a development on a corner site in Sub-area 1 Main/Hastings, if: 
 
(a) the corner site has a frontage no greater than 30.5 m; and 
(b) the Development Permit Board first considers: 

(i) the intent of this Official Development By-law and all applicable Council policies 
and guidelines, and 

(ii) height, bulk, location and overall design of the building and its effect on the site 
and on surrounding buildings and streets and existing views, with an emphasis on 
preserving and strengthening prevailing context and mitigating the impact on the 
liveability of adjacent residential areas and the impact on public areas such as parks 
and plazas. 

 
4.6.2 Frontage -- Not Applicable. 

 
4.6.3 Front Yard -- Not Applicable. 

 
4.6.4 Side Yard 

No side yard shall be required, except that where a site abuts an existing residential building 
with any window lighting a habitable room, any facing wall of a new building shall be set back 
an adequate distance to ensure light and ventilation to the existing habitable rooms, in 
accordance with all applicable policies and guidelines adopted by Council. 
 

4.7 [Deleted -- see Parking By-law.] 
 

4.8 Social, Cultural and Recreational Facilities 
 

4.8.1 It is the purpose of this section to provide in the Downtown-Eastside/Oppenheimer area the 
following social, cultural and recreational amenities for the enjoyment of Downtown-
Eastside/Oppenheimer residents and employees: 
(a) facilities which provide opportunities for physical fitness; 
(b) facilities for general recreation; 
(c) facilities which provide a service to the public; and 
(d) facilities for arts and culture. 
 
Facilities or areas which contribute to physical amenity, such as parks, plazas, arcades or 
ornamental elements in the landscape, are not included in this section. Provision of these items 
and others of a similar nature may be required by the Development Permit Board where 
appropriate, as part of the design of the building. 
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Downtown-Eastside/Oppenheimer District Map 2 
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4.8.2 Amenities Excluded from Floor Space Ratio 
The following amenities and facilities are excluded from the FSR limitation provided that their 
area does not exceed 20 percent of the allowable FSR or 929 square meters (approximately 
10,000 square feet) whichever is the lesser: 
 
(a) saunas; 
(b) tennis courts; 
(c) swimming pools; 
(d) squash or racquet courts; 
(e) gymnasiums and workout rooms; 
(f) games rooms and hobby rooms; 
(g) day care centres; 
(h) other similar or related indoor uses of a social or recreational nature which in the opinion 

of the Development Permit Board are a type which contribute to social amenity. 
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Downtown-Eastside/Oppenheimer District Map 3 
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4.8.3 Bonuses for Provision of Social, Cultural and Recreational Amenities 
Where a need for any public, social, cultural or recreational facility has been demonstrated to 
the satisfaction of the Development Permit Board, the Board may authorize, for any building 
which includes one or more of such facilities, an increase in the permitted floor space ratio or 
density of a building, subject to prior approval by City Council. 
 
In determining the increase in floor area or density that may be authorized, the Development 
Permit Board shall consider: 
 
(a) the construction cost of the facility; 
(b) any costs to the developer of continuing maintenance required for the facility; 
(c) the rental value of the increased floor area; and 
(d) the value of any authorized relaxations of other restrictions. 
 
If appropriate, such facilities shall be preserved in the public domain by way of a registered 
agreement and operated by the City or its delegates. 
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QUALIFICATIONS OF APPRAISER 
Jass Saran, B.A., AACI, P.App. 

 
 

 

EDUCATION: 
 
 
September 2002 University of British Columbia: Successfully completed a Narrative 

Appraisal Report for an Income Producing Property, prepared for the 
Appraisal Institute of Canada. 

 
June, 1996 Simon Fraser University: Completed the Degree of Bachelor of Arts 

(Majored in Geography and Urban Planning). 
 
May, 1996 Langara College: Completed the Certificate in Realty Appraisal.  Passed 

the national comprehensive real estate appraisal examination, which is an 
educational requirement for accreditation with the Appraisal Institute of 
Canada. 

 
1994 University College of the Fraser Valley: Completed the Diploma in 

Academic Studies. 
 
 
PROFESSIONAL QUALIFICATIONS: 
 

 
March 12, 2004 Awarded the professional designation AACI, P.App. (Accredited 

Appraiser – Canadian Institute and Professional Appraiser) by the 
Appraisal Institute of Canada. 

 
 
May 3, 2000 Awarded the professional designation RI(BC) by the Real Estate Institute 

of British Columbia.  Membership discontinued in September 2004. 
 

June 26, 1998 Awarded the professional designation CRA (Canadian Residential 
Appraiser) by the Appraisal Institute of Canada. 

 
 

EXPERIENCE: 
 
 
2011 – Present President of Saran Appraisals & Consulting Ltd.  Providing appraisal, 

consulting and tax appeal services throughout the province of British 
Columbia. 

 
2002 - 2011 Commercial/Residential appraiser with Hooker Craig Lum Garnett Real 

Estate Advisors Ltd., Surrey, B.C.  Involved in all aspects of Industrial, 
Commercial, Agricultural, Investment and Residential appraisal work in 
the Lower Mainland region of British Columbia. 

 
2001 – 2002 Appraiser with BC Assessment Authority, Vancouver, B.C.  Involved in all 

aspects of residential appraisal work in Vancouver region of British 
Columbia. 

 
 



EXPERIENCE:     (continued) 
 
2000 – 2001 Gateway Appraisal & Consulting Group Inc., Vancouver, B.C. 

 Involved in all aspects of residential appraisal work in the Lower Mainland 
region of British Columbia. 

 
 
1996 – 2000 Royal LePage Valuation Services Inc., Abbotsford, B.C. 

 Involved in all aspects of residential appraisal work in the Lower Mainland 
region of British Columbia. 

 
Expert Witness: Accepted as an Expert Witness before the Supreme Court of British 

Columbia. 
 
Completed assignments on a variety of properties including: undeveloped land for residential lot 
subdivision, commercial development, and multi-unit residential development; single-family and 
multi-unit residential dwellings; commercial office and retail use properties; hotels/motels, and 
owner occupied and tenanted industrial buildings and agricultural properties.  

 
Assignment purposes have included: mortgage financing; actual cash value for insurance; and 
sale; litigation, divorce settlement; litigation, estate settlement and valuation day appraisals. 
 
 
MEMBERSHIPS: 
 

Appraisal Institute of Canada 
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