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ISSUE DATE:
November 8, 2021
SUBMSSION DEADLINE:
January 7, 2022

Town of Creston
MUNICIPAL OWNED PROPERTY DEVELOPMENT
The Town of Creston invites Proponents (private, public or non-profit) to submit
a Proposal to develop municipal owned property located at 200, 140 and 138 10th
Avenue North, Creston, BC.
This Request for Proposal (RFP) is being issued through the 2841 m2 (30,580 ft2) site at
138, 140 & 200 10th Avenue North in Town of Creston.
Any questions or clarifications regarding this RFP must be submitted, in writing, to
the Town’s contact person, Michael Moore, Chief Administrative Officer
at mike.moore@creston.ca
RFP Closing Date:

January 7, 2022

RFP Closing Time:

4:00 p.m. (Mountain Standard Time).

Address:
Town of Creston, Box 1339, #238-10th Avenue N. Creston, BC, V0B 1G0

[REQUEST FOR PROPOSALS]
Municipal Owned Property Development

SUBMISSION INSTRUCTIONS
Proposals will be received at:
The Town of Creston
238 10th Avenue North
PO Box 1339
Creston, BC V0B 1G0
Attention: Marsha Neufeld, Executive Assistant
Proposals will be received up to 4:00 P.M. (Mountain Standard Time) on January 7, 2022
All proposals should be in a sealed envelope, signed and marked as follows:
MUNICIPAL OWNED PROPERTY DEVELOPMENT
Proposals must be received by the submission deadline outlined above. For practical reasons,
proposals received after the submission deadline will be returned unopened and will not be
considered. The official time of receipt shall be determined by the central system telephone clock.
Proposals shall be time-stamped and initialed upon receipt by the Town of Creston. The municipality
will not accept proposals by fax or email.
Five (5) hard copies required for submission plus one digital copy (in .pdf format).

*PROPOSALS WILL NOT BE OPENED IN PUBLIC*
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Section 1 – PROJECT SUMMARY
1.1

Introduction

The Town of Creston (“The Town”) is seeking development proposals (“Proposals”) from qualified firms
(“Proponent”) for the opportunity to purchase (or lease) and develop municipal owned property within
the downtown core located at 10th Avenue North and Pine Street. The civic address for the three
properties are 138 10th Avenue N., 140 10th Avenue N. and 200 10th Avenue N.
With the proximal location to the downtown core, Highway 3 and residential neighbourhoods, the Town
Council considers these properties (“Site”) a unique commercial and/or residential development
opportunity. Currently, the property is zoned for community use. The Town of Creston will rezone the
property to maximize the economic, quality of life and financial benefits based upon the successful
Proposal.

1.2

Development Vision

The vision for the property’s development is still emerging and the Town will look at Proposals and
prioritize them according to potential job creation, market demand, and highest economic and financial
benefit to the Town. The Town is amenable to alternate proposals that provide a high social value to the
community, such as residential developments providing affordable housing.
Note: all land use changes will require Town Council approval. The Town is open to Proposals that address
the Site for demolition and new construction or rehabilitation.

Section 2 – PROJECT INTRODUCTION
2.1

Community Overview

The Town of Creston is located on the east side of the Kootenay River Valley at the foot of Arrow Mountain
(known locally as Goat Mountain). Most of the Town is situated on a bench-like landform that rises
significantly above the Valley floor. The remainder of the Town, roughly 30 percent of its land area,
extends up the lower slope of Arrow Mountain and is largely un-serviced and undeveloped. By virtue of
its elevated setting, Creston enjoys a grand vista over the fields in the valley and onto the Selkirk
Mountains to the west and the majestic Skimmerhorns of the Purcell
Mountains to the east (Town of Creston, 2017)
Creston was first incorporated as a Village in 1924, then as a Town in 1965.
Today, the Town of Creston strives to maintain its small town character
while experiencing a small but steady population increase since 2006.
Based on the 2016 census data, the Town of Creston had a population of
5,531 (Town of Creston, 2017)
The Greater Creston Area (defined as the rural electoral areas A, B and C of
the Regional District of Central Kootenay) grew from 13,300 residents to
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13,925 between 2006 and 2016, marking 5% growth over the decade. Most growth came from Creston
which rose nearly 11%. Electoral Area C also had strong population gains with 14%. Population
projections anticipate similar trajectories as historically seen, with varying intensity. By 2025, Greater
Creston may reach 14,065 people. Note: the population totals discussed above and seen below may not
equate to what is provided by traditional Statistic Canada datasets. Populations are adjusted to reflect
Census undercounting (Regional District of Central Kootenay, 2020).
The Town of Creston recognizes, acknowledges and respects that municipality is located within the
traditional territory of the Lower Kootenay Band. Since time immemorial the Lower Kootenay Band,
locally known as Yaqan Nukiy, were the original inhabitants of the Lower Kootenay area. The name Yaqan
Nukiy literally means "where the rock stands" and refers to an important place in the Creston Valley.
Today, the Lower Kootenay Band is located on approximately 6,000 acres in the beautiful Creston Valley,
along the banks of the Kootenay River in south eastern British Columbia. The main community is located
4 km south of Creston and just north of the USA border on Simon Road (Town of Creston, 2017).
Incorporated in 1965, the Regional District of Central Kootenay (RDCK) is a local government that serves
an estimated population of 60,000 residents. Creston is located within the southern portion of the RDCK,
immediately adjacent to Electoral Areas “A”, “B”, and “C”. The Town participates in a significant number
of shared services with these RDCK Electoral Areas ranging from the Creston Valley Public Library, to the
Arrow Creek water system, to the Creston & District Community Complex and more. In addition, these
partners work together on various programs and projects to advance the quality of life within the Creston
Valley as a whole (Town of Creston, 2017).

2.2

Demographics

Population (Census)

2006

2011

2016

Percent Change
2006 to 2016

Creston

4,826

5,306

5,351

10.9%

Regional District Central Kootenay

55,883

58,441

59,517

6.5%

4,113,487

4,400,057

4,648,055

13.0%

British Columbia

(Columbia Basin Rural Development Institute, May 2021)
Population Estimate1

2006

2011

2016

Creston

4,826

5,306

5,351

(Columbia Basin Rural Development Institute, May 2021)
The Columbia Basin Rural Development Institute (RDI) at Selkirk College has developed Community
Profiles for municipalities and electoral areas within the Columbia Basin-Boundary region. The primary
goal of the State of Basin reporting is to provide easy accessible and relevant data to help inform decisions
2020 Community Profile Report: Creston, p. 2 - Columbia Basin Rural Development Institute and Selkirk College
Applied Research & Innovation
1
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that lead to greater community and regional well-being. For additional community and regional
comparisons for indicators, please see https://stateofthebasin.ca/reports-resources/communityprofiles
From within the most recent 2020 Community Profile Report: Creston, the following additional
demographic information is provided in greater detail:
Labour Force Population Pyramid

(Columbia Basin Rural Development Institute, May 2021)
Creston Average Age (2016 Census)

Total

Male

Female

Total Population

5,355

2,465

2,885

Average age of population (yrs)

52.2

50.9

53.3

(Columbia Basin Rural Development Institute, May 2021)
The overall average age in Creston is 9.9 years older than the British Columbia average. However, it is
interesting to note that when comparing the 2006 to 2011 Census data, Creston households with children
have grown in number by approximately 33% compared to a decrease of 4% for Creston households
without children. In addition, between 2006 and 2011, the young adult population (20-34 years of age)
has grown by approximately 24% (Town of Creston, 2017).
The median assessed value for a Creston Single Family Residential Property is $291,700 for 2021
representing approximately a 9% increase from the $268,200 value reported in 2020 (Columbia Basin
Rural Development Institute, May 2021).
The average income for Creston is $49,709 (based on 2018 data) compared to a $50,016 reported average
income for British Columbia (Columbia Basin Rural Development Institute, May 2021).
Unemployment rates are a strong indicator of economic health. Unemployment rates based on the 2016
Census show a 6.1% unemployment rate for Creston compared to the 6.7% unemployment rate reported
for British Columbia (Columbia Basin Rural Development Institute, May 2021).
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2.3

Community Investments

In the past fifteen years, renewal of community amenities and infrastructure have been key investments
to the Town of Creston and Greater Creston area for growth attraction and community sustainability:
•

Creston and District Community Complex
The over $20 million dollar renovation and addition to the complex provided improved indoor
recreation activities in swimming, ice arena, curling, fitness rooms, conference rooms, and
banquet facilities.

•

Downtown Beautification
Approximately $2 million in Improvements to the downtown business core included the
development of Spirit Square, landscaping, sidewalks, trees and lighting.

•

Skateboard Park
The $3.25 million Park was an outdoor addition to the Creston and District Recreation
Complex, adding a skate park, pickle ball courts, playground, basketball court, and walking
paths.

•

Wastewater Treatment Plant (replacement)
The $7 million dollar investment replaced the aged mechanical treatment plant with a
modern facility to manage industrial effluent from Columbia Brewery and community growth.

•

Arrow Creek Water Supply Main
The $12 million dollar project replaced the water main from the Arrow Creek Water
Treatment Plant.

•

Schikurski Park Water Pumping Station
The $1.2 million water pumping station upgrade improved water distribution throughout the
community, primarily with the ability to fill the Crawford Hill Reservoir.

•

Wastewater Treatment Plant (dewatering process)
The $3.8 million dollar project improved efficiency in managing solid waste at the treatment
plant to ensure compliance with provincial regulations.

•

Parks and Recreation
Ongoing investments by the municipality and community groups have significantly improved
outdoor recreational activities throughout the community. These include the addition of a
Splash Park and exercise equipment at Centennial Park, walking trails interconnecting various
portions of the community, and most recently the development of the former water
reservoirs as a natural wetland.

•

Creston Emergency Services Building (under construction)
The replacement of the existing fire hall and ambulance station is under construction for
anticipated completion in 2022.
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2.4

Community Planning

The Town of Creston Council established a Strategic Plan for 2020-2022 that has four key focus areas;
Community Safety, Livability, Economic Health, Service Excellence. This strategic plan helps guide
Council’s decisions. The strategic plan is located at https://letstalk.creston.ca/strategic-plan
The Town of Creston has an award winning Official Community Plan (OCP) that provides guidance on the
future development of the Town of Creston. The OCP is a land-use planning tool that is used to guide the
Town Council in decisions about development, zoning and services, including issues related climate
change and affordable housing. The OCP can be viewed at https://letstalk.creston.ca/official-communityplan
The Town of Creston participated in a regional housing needs assessment with the Regional District of
Central Kootenay in 2019 with the report issued in 2020. Safe, affordable, and inclusive housing is vital
to societal, economic, and individual health and well-being of communities and residents within the
Town of Creston. This report is available to be viewed at
https://www.rdck.ca/EN/main/services/community-planning/regional-housing-needs-assessment.html
The Town of Creston is a participant of the Creston Valley-Kootenay Lake Economic Action Partnership
that has developed an economic action strategy for the Creston Valley. Information can be obtained at
https://eap.kes.bc.ca/
Other key planning documents can be located at https://www.creston.ca/2254/Important-Documents

2.5

Site Overview

The Town-owned Site consists of three adjoining lots that offer a combined 0.73 acre Site the intersection
of 10th Avenue North and Pine Street in the downtown core of Creston.
The Site was previously identified in the Official Community Plan with the Downtown Core Development
Permit Area.
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The Downtown Core is the primary social and economic hub for the Creston Valley. This heritage area is
characterized by a broad range of business and shopping options, entertainment choices, restaurants, and
a live/work component. The Downtown Core is also the historic and cultural centre for the Creston Valley.
In addition, treatment of form and character for incomplete developments prompts measures to ensure
a revitalized core is cohesive and comprehensive (Town of Creston, 2017).
The Site is presently three separate lots totalling 2841 m2 (30,580 ft2) with a building on each site. One
building is an estimated 683 m2 (7,353 sq. ft) and the other is an estimated 279 m2 (3,000 sq. ft). Both
buildings are currently occupied until the spring of 2022. Appendix 1 has the lot plan showing all three
individual lots.
Aerial Overview of Site: Google Map

Immediately to the north is the Provincial Court House building and immediately to the south is a small
apartment building and church. To the east is the Legion and a small residential structure separated by
a gravel alley.
The Town of Creston currently has Revitalization Tax Exemption Bylaw No. 1918 for eligible
improvements on commercial properties. This bylaw can be viewed at www.creston.ca under the bylaw
section. This bylaw provides 5 years municipal tax exemption on the change of assessed value for
commercial properties with either a $50,000 or greater renovation project or a $150,000 or greater
construction project.
The Town of Creston will be reviewing a new Revitalization Tax Exemption Bylaw later in 2021 for
residential developments, primarily targeting long term rental accommodations. It is anticipated that
this bylaw will be adopted by 2022 and provide a municipal tax exemption on new construction of
residential rental units.

2.6

Available Analysis

The Town has not completed a substantial technical analysis of the Site. The information is provided as
reference only. The Town does not warrant or represent the accuracy or relevance of these studies to
the Proponent’s proposed project. The selected Proponent may need to amend and/or pursue studies to
support the Proponent’s proposed project.
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•
•
•

Land Title Survey (Appendix 1)
H Group Inc Structural Engineering Report (fire hall) (Appendix 3)
Appraisal (Attached as Appendix 2)

The Site has been used as a fire station since 1982. Prior to the fire hall occupancy, the site was a grocery
store (constructed in about 1955) and other retail stores in secondary building (unknown construction
date). There has been no environmental studies performed on the Site.

2.7

General Project Comments / Standard Conditions of Approval

The Town also submits general comments / standard conditions that Proponents should be mindful of as
Proposals are prepared.
The intended outcome of this Request for Proposals (“RFP”) process is the development of an Exclusive
Right to Negotiate agreement (“ERN”) that will establish terms and conditions, and further define the
scope, design, overall use and development of the Project upon which the selected Proponent can
purchase and develop the preferred project on the Site.
During the RFP period, Proponents and their employees, agents or representatives, shall have the right of
reasonable access to the Site during normal business hours for the purposes of inspecting the Site,
undertaking any necessary soils tests and otherwise conducting due diligence to ensure that the Town
Parcels are suitable for Proponent’s intended use.
Notwithstanding anything else in this RFP, the Proponent shall defend, indemnify and hold the Town, its
employees, officers and agents, harmless from any injury, property damage or liability arising out of the
exercise by Proponent of this right of access, other than injury, property damage or liability relating to the
gross negligence or willful misconduct of the Town or its officers, agents or employees.

Section 3 – PROPOSAL QUESTIONS
To evaluate the alternatives and select the appropriate Proponent, the Town is requesting development
Proposals that will help the Town finalize its vision and move ahead with property disposition and
development. Proposals must respond to the following questions:
1. Description of the Proponent’s proposed project:
a)
b)
c)
d)

Size in m2 and/or square feet of completed building space
Rehabilitation of existing building or demolition and replace
Type of use(s) planned (e.g. commercial, residential or a mixed-use combination)
Conceptual design

2. Description of the Proponent’s experience developing the proposed type of project elsewhere:
a) Name and location of project(s)
b) Description of project(s)
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c) Completion date of project(s)
d) Experience in dealing with other municipal government projects and/or have experience in
purchasing government property for private development
3. Explanation of the role the Proponent’s organization will play in the proposed project and a list of
other partners and their roles (if any).
4. The proposed general timeframe for the development of the Proponent’s proposed project. If
multiple components or phases are planned, a list of all.
5. Description of the benefit(s) your proposed project brings to the Town including:
a)
b)
c)
d)
e)
f)

Land sale price offer to purchase the site.
Projected property tax revenues from the project.
Projected municipal property tax and other revenues from the project (if applicable)
Projected number of direct jobs created from completed project (if applicable)
Projected number of housing units, and number of available units for rental (if applicable)
Other benefits to the Town of Creston and/or the Creston Valley.

Note: Alternatives Council may consider include:
i.
A long term lease agreement
ii.
Public private partnerships
iii.
Projects with a BC Housing Agreement

Section 4 – GENERAL SCOPE OF WORK
The General Scope of Work is intended to define the work activities as accurately as possible. The
Proponent is encouraged to use innovation when developing its Proposal and propose revisions or
alternatives that are considered beneficial to the project.
The Project will include the following phases:
• Design a development that meets the Commercial Downtown Core (CDC) criteria outlined within
the Official Community Plan or an alternative design that better meets the Evaluation Criteria;
• Apply for and receive rezoning;
• Apply for and receive development permits;
• Apply for and received the appropriate building permits;
• Construct the new development including all utility servicing in accordance with the conditions of
the building permit;
• Provide the Town payment for the property; and
• Undertake transfer of title from the Town to the Successful Proponent.
Please note the following:
a) The Town of Creston will not remove the existing building from the site.
b) The Town will not provide certification the site is not contaminated and has no reason to believe
that the Site is contaminated, except for some potential for asbestos abatement in the buildings.
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Section 5 – OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The vision for the property’s development is still emerging and the Town will look at all Proponents
proposals.
The Town of Creston’s Official Community Plan identifies the Site as Development Permit Area (DPA) 4 –
Downtown Core. The objectives of the DPA 4 are to:
•
•
•
•
•
•

ensure new development in the Downtown Core presents a positive image that respects the
existing cultural and heritage attributes of the built environment;
address energy conservation and reduction of GHG emissions;
promote a viable marketable environment that is attractive to the public and fosters community
pride;
to ensure that development provides a visually pleasing aesthetic;
respect the form and character of surrounding development; and,
improve the pedestrian experience in the Downtown Area.

With the unique proximity of the Site to the Downtown Core and residential neighbourhoods, the Site
presents an opportunity to consider many different types of developments.
Site related issues of particular interest to the community include:
• Revenue to the community from sale of Site or alternatively long term lease;
• Highest financial benefit to the community through taxation;
• Direct jobs created;
• Time period required to complete full construction; and
• Environmental sustainability (“green” building practices).
In recent years, a growing concern within the community has been affordability of homes. Rental prices
have risen with low vacancy rates (Regional District of Central Kootenay, 2020). Home purchase values
have increased with limited inventory to meet growing demands (Regional District of Central Kootenay,
2020).
Development Proposals that have a high social value to the community will be considered in a balanced
approach to development proposals with high financial value to the Town.

Section 6 – RFP TIMELINES
Release Request for Proposals.......................................................................................... November 8, 2021
Deadline for Submittal of Proposals ...............................................................4:00 pm MST, January 7, 2022
Evaluation of Submissions by the Town ...................................................... January 10 – February 11, 2022
Preliminary presentations to Town Council....................................................................... February 15, 2022
Town Council Considers Exclusive Right to Negotiate ............................................................. March 8, 2022
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Section 7 – INQUIRIES
All inquiries related to this RFP are to be directed, in writing, to the following person. Information obtained
from any other source is not official and should not be relied upon. Inquiries and responses will be
recorded and may be distributed to all Proponents at the Town’s option. Questions will be answered if
time permits.
Please direct all inquiries concerning this RFP to:
Town of Creston
Att: Michael Moore, Chief Administrative Officer
238 10th Avenue North
PO Box 1339
Creston, B.C. V0B 1G0
Telephone:
250-428-2214 ext. 121
Email:
mike.moore@creston.ca

Section 8 – PROPONENT’S RESPONSIBILITIES
Following Proponent selection and execution of an Exclusive Right to Negotiate agreement, the Proponent
shall proceed with detailed due diligence, pre-development, and entitlement activities while working with
Town to negotiate a Purchase and Sale Agreement for the property.
The Town anticipates that the general scope of the successful Proponent team’s responsibilities would
include, but not be limited to:
Entitlements
The Proponent shall be responsible for all aspects of the Project including predevelopment planning,
environmental review and design. The selected Proponent shall be responsible, at its sole expense, for
obtaining all land use entitlements and other government approvals required for its proposed Project.
During the Negotiation Period, the selected Proponent shall prepare and process an Initial Study, at
Proponent’s cost. In addition to the Initial Study, Developer may, during the Negotiation Period, without
any guaranty of approval therefor, seek the Town approval of a Official Community Plan amendment,
zone change, and any subdivision entitlements that may be required for the development of the Project.
Predevelopment Costs
The selected Proponent shall bear all predevelopment costs relating to this project. All fees or expenses
of engineers, architects, financial consultants, attorneys, planning or other consultants or contractors
retained by Proponent for any study, analysis, evaluation, report, schedule, estimate, environmental
review, surveys, planning and/or design activities, drawings, specifications or other activity or matter
relating to the Proponent shall be the sole responsibility of and undertaken at the sole cost and expense
of Proponent and no such activity or matter shall be deemed to be undertaken for the benefit of, at the
expense of, or in reliance upon the Town.
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Deposit
The selected Proponent shall reimburse the Town for the actual out-of-pocket costs and expenses
incurred (consultants’ fees, title reports, and appraisal costs) in negotiating and preparing the Purchase
and Sale Agreement and fulfilling its obligations under this Agreement (“Reimbursable Costs”). The
Proponent shall deposit with the Town the sum of Twenty-Five Thousand ($25,000.00) (“Deposit Funds”).
The Deposit Funds shall be used and applied from time to time by the Town to pay itself for the
Reimbursable Costs.
Legislative Action
The Town and Proponent acknowledge that the Town must exercise its independent legislative authority
in making any and all findings and determinations required of it by law concerning the Site. Proponent
selection does not restrict the legislative authority of the Town in any manner whatsoever and does not
obligate the Town to enter into the Exclusive Right to Negotiate Agreement or to take any course of action
with respect to the Project.
Financing
The Proponent shall be responsible for providing funding for the Project, whether it be in the form of debt
financing, equity, tax credits or a combination of these methods. If debt financing is used, no financial risk
or credit risk shall be imposed upon or borne by the Town.
Construction
The Proponent shall be responsible for demolition (or rehabilitation), construction and commissioning of
the Project including obtaining all permits, fees, and approvals necessary for construction of the Project.

Section 9 – PROPOSAL INSTRUCTIONS
A complete, concise and professional response to this RFP will enable the Town to identify the Proponent
who will provide the highest benefit to the Town and will be indicative of the level of the Proponent’s
experience and commitment to the proposed project. Proposals must demonstrate that the approach,
design, and financing plan for the proposed project will allow the project’s successful development and
delivery.
The following minimum information should be provided in each proposal and will be utilized in evaluating
each proposal submitted. To expedite the evaluation of proposals, submittals should be no more than
thirty pages. Proposals should include the following items:
1. Completed RFP Submission Form (Schedule 2)
2. Detailed completion of Questions 1 thru 5 in Section 3: Proposal Questions which shall include
the following:
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a. The firm / team’s statement of qualifications.
b. A narrative description that expresses the firm / team’s understanding of the project and
vision for development. The narrative should reflect the respondent’s development
design intent, strategy and implementation expertise, and understanding of the scope of
work.
c. Resumes with related expertise of the specific Proponent and any other consultant or
subcontractor resumes with relevant expertise and experience.
d. Descriptions of the firm’s / team’s last three completed projects that demonstrate the
Proponent’s:
i. Experience in working with municipalities and/or other public agencies to
develop either industrial, business park, commercial, or a mixed-use
combination.
ii. Ability to complete projects of a similar size, scope, and purpose in a timely
manner.
iii. Description of any other completed projects (representative examples) of similar
types of projects. Include current addresses, telephone numbers, and the names
of reference contacts for each project. Similar project descriptions should be
submitted for all subcontractors.
e. Proposed offer price to purchase the Site.
f.

Analysis of the proposed job creation potential, market demand, and the economic and
financial benefits of various potential uses proposed for the Site.

g. A proposed approach for undertaking this development, including:
i. Detailed scope of work; and,
ii. Schedule for predevelopment analysis, entitlement review, construction, etc.
h. Standard statements:
i. A statement that this RFP shall be incorporated in its entirety as a part of the
Proponent’s proposal.
ii. A statement that this RFP and the Proponent’s proposal will jointly become part
of the "Exclusive Right to Negotiate" (“ERN”) agreement for this project when the
ERN is fully executed by the Proponent and the Town of Creston,
iii. A single and separate section "EXCEPTIONS TO THE TOWN’S REQUEST FOR
PROPOSAL" containing a complete and detailed description of any/all of the
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exceptions to the provisions and conditions of this RFP upon which the
Proponent’s proposal is contingent and which shall take precedent over this RFP,
iv. A statement that the Proponent will not discriminate against any employee or
applicant for employment because of race, color, religion, sex, or national origin.
The Town will not be liable for any expenses incurred by Proponents responding to this RFP. All material
submitted will be kept by the Town.

Section 10 – INSTRUCTIONS TO PROPONENTS
The following terms will apply to this RFP and to any subsequent Contract. Submission of a Proposal in
response to this RFP indicates acceptance of all the following terms:

10.1 General
a) The law applicable to this RFP shall be the law in effect in the Province of British Columbia. Except
for an appeal from a British Columbia Court to the Supreme Court of Canada, no action in respect
to this RFP shall be brought or maintained in any court other than in a court of the appropriate
jurisdiction of the Province of British Columbia.
b) In carrying out its obligations hereunder, the Proponent shall familiarize itself and comply with all
applicable laws, bylaws, regulations, ordinances, codes, specifications and requirements of all
regulatory authorities, and shall obtain all necessary licenses, permits and registrations as may be
required by law. Where there are two or more laws, ordinances, rules, regulations or codes
applicable to the Works, the more restrictive shall apply.
c) Applicability of law: All references in the RFP to statutes and regulations thereto and Town bylaws
shall be deemed to be the most recent amendments thereto or replacements thereof.
d) Copyright: All designs, drawings, concept drawings, specifications, digital, hard copies, web pages,
internet pages, maps and plans commissioned by the Town of Creston, shall remain the property
of the Town of Creston.
e) In the case of any inconsistency or conflict between the provisions of the RFP, the provisions of
such documents and addenda thereto will take precedence in governing in the following order:
(1) addenda; (2) RFP; (3) Special Conditions; (4) Specifications; (5) Drawings; (6) Executed Form of
RFP; (7) all other documents.
f)

Headings are for convenience only: Headings and titles in the RFP are for convenience only and
are not explanatory of the clauses with which they appear.

g) Method of payment is governed by Town policy as well as applicable Federal and Provincial laws.
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h) The RFP, accepted submission, and the ERN Agreement represent the entire Agreement between
the Town and the Successful Proponent and supersede all prior negotiations, representations or
agreements either written or oral. The Agreement may be amended only by written instrument
agreed and executed by the Successful Proponent and the Town.

10.2 Intellectual Property Rights
a) Grant of License
Subject to 8.2(b), submitting a Proposal, each Proponent will and will deem to have:
1. granted to the Town a royalty-free license without restriction to use for this Project, any and
all of the information, ideas, concepts, products, alternatives, processes, recommendations,
suggestions and other intellectual property or trade secrets (collectively the “Intellectual
Property Rights”) contained in the Proponent’s Proposal, or that are otherwise disclosed by
the Proponent to the Town;
2. waived or obtained a waiver of all moral rights with respect to the Intellectual Property Rights
contained in the Proposal;
Proponents will not be responsible or liable for any use by the Town or any sub-licensee or assignee
of the Town of any Intellectual Property Rights contained in a Proposal.
b) Exceptions to License
The license granted under Section 8.2(a) does not extend to Third Party Intellectual Property
Rights to non-specialized third-party technology and software that are generally commercially
available. By submitting a Proposal, each Proponent represents to the Town that it owns or has,
and will continue to own or have at the Proposal Closing Time, all necessary rights to all ThirdParty
Intellectual Property Rights contained in its Proposal or otherwise disclosed by the Proponent to
the Town and, subject to the foregoing exceptions, has the right to grant a license of such ThirdParty Intellectual Property Rights in accordance with Section 8.2(a)

Section 11 – REQUEST FOR RFP PROCESS
11.1 Not a Tender Call
This RFP is not a tender call, and the submission of any response to this RFP does not create a tender
process. This RFP is not an invitation for an offer to contract, and it is not an offer to contract made by the
Town.

11.2 No Obligation to Proceed
Though the Town fully intends at this time to proceed through the RFP, in order to select a development,
the Town is under no obligation to proceed to an Agreement, or any other stage. The receipt by the Town
Page 19 of 42

of any information (including any submissions, ideas, plans, drawings, models or other materials
communicated or exhibited by any intended Proponent, or on its behalf) shall not impose any obligations
on the Town. There is no guarantee by the Town, its officers, employees or Managers, that the process
initiated by the issuance of this RFP will continue, or that this RFP process or any RFP process will result in
an Agreement with the Town for the purchase of the equipment, service, or project.

11.3 Late Proposals
Proposals received after the final date and time for receipt of Proposals will be considered as “late
Proposals.” Late Proposals will not be accepted and will be returned unopened to the sender.

Section 12 – PRE-REQUEST FOR PROPOSAL INFORMATION
12.1 Cost of Preparation
Any cost incurred by the Proponent in the preparation of this Proposal will be borne solely by the
Proponent.

12.2 Intention of the Town
The Proponent that submits to the Town the most advantageous Proposal and which represents the
interests of the Town, best value, may be awarded the Agreement. The Town reserves the right to accept
or reject all or part of the RFP, however, the Town is not precluded from negotiating with the Successful
Proponent to modify its Proposal to best suit the needs of the Town.

12.3 Rejection of Proposals
The Town reserves the right to reject, at the Town’s sole discretion, any or all Proposals, without limiting
the foregoing, any Proposal which either:
a. is incomplete, obscure, irregular or unrealistic;
b. has non-authorized (not initialed) erasures or corrections in the Proposal or any schedule
thereto;
c. omits or fails to include any one or more items in the Proposal for which a price is required
by the RFP;
d. fails to complete the information required by the RFP to be furnished with a Proposal; and/or
e. fails to complete the information required whether the same purports to be completed or
not. Further, a Proposal may be rejected on the basis of the Proponents past performance,
financial capabilities, completion schedule and compliance with Federal, Provincial, and/or
Municipal legislation. As it is the purpose of the Town to obtain a Proposal most suitable to
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the interests of the Town and what it wishes to accomplish, the Town has the right to waive
any irregularity or insufficiency in any Proposal submitted and to accept the Proposal which
is deemed most favourable and the best value to the Town.

12.4 Evaluation Criteria
The Evaluation Matrix attached as Schedule 1, but not restricted thereto, will be used to evaluate
Proposals. Awards will be made based on the best value offered, and the best value will be determined
by the Town. The quality of the service to be supplied, the conformity with the specifications, the
suitability to requirements, guarantee clauses, and references shall all be taken into consideration.

12.5 Evaluation Committee
Evaluation of Proposals will be by an Evaluation Committee formed by the Town.

12.6 Confidentiality
The Town will endeavour to keep all Proposals confidential. The material contained in the Proposal from
the Successful Proponent will be incorporated in a contract and information which is considered
sensitive and/or proprietary shall be identified as such by the Proponent. Technical or commercial
information included in the Town contract shall not be released if the Purchasing Department of the
Town deems such releases inappropriate, subject to the Protection of Privacy and Freedom of
Information Act.

12.7 Clarification
The Town reserves the right to seek Proposal clarification with the Proponents to assist in making
evaluations.

12.8 Gifts and Donations
Proponents will not offer entertainment, gifts, gratuities, discounts, or special services, regardless of
value, to any employee of the Town. The Successful Proponent shall report to the Town any attempt by
Town employees to obtain such favours.

12.9 Acceptance of Proposals
The Town of Creston shall not be obligated in any manner to any Proponent whatsoever until a written
agreement has been duly executed relating to an approved Proposal. No act of the Town other than a
notice in writing signed by the Town’s Corporate Officer shall constitute an acceptance of a Proposal.
Such acceptance shall bind the Successful Proponent to execute in a manner satisfactory to the Town.

12.10 Negotiation Delay
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If a written Agreement cannot be negotiated within thirty days of notification of the Successful
Proponent, the Town may, at its sole discretion at any time thereafter, terminate negotiations with that
Proponent and either negotiate an Agreement with the next qualified Proponent or choose to terminate
the RFP process and not enter into an Agreement with any of the Proponents.

12.11 Inquiries
All enquiries related to this RFP are to be directed, in writing, to the person in Section 7 of this RFP.
Information obtained from any other source is not official and should not be relied upon.

12.12 Submittal Deadline and Instructions
Delivery of Proposals to the Town located at Town of Creston Municipal Hall prior to the specified date
and time is solely and strictly the responsibility of the Proponent. The Town shall not, under any
circumstances, be responsible for delays caused by any private delivery service, or for delays caused by
any other occurrence. All Proposals must be manually and duly signed by an authorized corporate
officer or principal of the organization with the authority to bind said Proponent.
Proposals must not be sent by mail, facsimile or e-mail.
Proposals must be received in a sealed envelope by 4:00 p.m. (local Creston Time) prior to Friday,
January 7, 2022 (Closing Time) at:
Town of Creston Municipal Hall
238 10th Avenue North
PO Box 1339
Creston, BC, V0B 1G0
Proposals and their envelopes should be clearly marked with the name and address of the Proponent
and the RFP program title.

Section 13 – PROPOSAL PREPARATION
13.1 Alternative Solutions
If alternative solutions are offered, please submit the information in the same format, as a separate
Proposal.

13.2 Changes to Proposal Wording
The Proponent will not change the wording of its Proposal after the Closing Time and no words or
comments will be added to the Proposal unless requested by the Town for purposes of clarification.
Page 22 of 42

13.3 Limitation of Damages
The Proponent, by submitting a Proposal, agrees that it will not claim damages, for whatever reason,
relating to the RFP or in respect of the competitive process, in excess of an amount equivalent to the
reasonable costs incurred by the Proponent in preparing its Proposal. The Proponent, by submitting a
Proposal, waives any claim for loss of profits if no Agreement is made with the Proponent.

13.4 Firm Pricing
Proposals must be firm for at least 90 days after the final date. Prices will be firm for the entire Agreement
period.

13.5 Currency and Taxes
Prices and estimates are to be in Canadian Dollars.

13.6 Sub-contracting
a. Using a Sub-contractor (who must be clearly identified in the Proposal) is acceptable. This includes
a joint submission by two (2) Proponents having no formal corporate links. However, in this case,
one of these Proponents must be prepared to take overall responsibility for successful
interconnection of the project and this must be defined in the Proposal.
b. A Sub-contractor individual or firm, whose current or past corporate or other interests may, in
the Town’s opinion, give rise to a conflict of interest in connection with this project will not be
permitted. This includes, but is not limited to, any firm or individual involved in the preparation
of this Proposal.

13.7 Liability for Errors
While the Town has used considerable efforts to ensure an accurate representation of information in this
RFP, the information contained in this RFP is supplied solely as a guideline for Proponents. The information
is not guaranteed or warranted to be accurate by the Town, nor is it necessarily comprehensive or
exhaustive. Nothing in this RFP is intended to relieve Proponents from forming their own opinions and
conclusions with respect to the matters addressed in this RFP.

13.8 Agreement with Terms
By submitting a Proposal the Proponent agrees to all the terms and conditions of this RFP. Proponents
who have obtained the RFP electronically must not alter any portion of the document, with the
exception of adding the information requested. To do so will invalidate the Proposal.

13.9 Use of Request for RFP
This document, or any portion thereof, may not be used for any purpose other than the submission of
Proposals.
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Section 14 – CONDITIONS
14.1 General Conditions
a. A qualified Proposal is one which meets the needs and specifications of the Town, the terms and
conditions contained in the RFP. The preferred Proposal is a qualified Proposal offering the Best
Value, as determined by the Town.
b. The Town will decide whether a Proposal is qualified by evaluating all of the Proposals based on
the needs of the Town, specifications, terms and conditions and price. The Evaluation
Committee will examine all Proposals and recommend which Proposal is in the Town’s best
interest.
c. A Proposal which is unqualified is one that exceeds the cost expectations of the Town and/or
does not meet the terms and conditions contained in the RFP and/or does not meet the needs
and specifications of the Town. The Town reserves the right to reject any or all unqualified
Proposals.
d. The Town recognizes that Best Value is the essential part of the development of the Site and
therefore the Town may prefer a Proposal with a lower purchase price, if it offers greater social
value and better serves the Town’s interests, as determined by the Town, over a Proposal with a
higher purchase price. The Town’s decision shall be final.
e. All Proposals must conform to all Laws and applicable Standards in Canada and the Province of
British Columbia.
f.

All proposed prices shall assume that the Successful Proponent shall bear all risks of loss and/or
damage.

g. Where only one Proposal is received, the Town reserves the right not to make public the
amount of the Proposal. The amount of the Proposal will be made public if an Agreement is
awarded. The Town reserves the right to accept or reject a Proposal, where only one Proposal is
received.
h. The Town reserves the right in its sole discretion to accept or reject all or part of any Proposal
which is non-compliant with the requirements of this RFP.
i.

The Town shall not be obligated either to accept or reject any non-compliance with the
requirements of this RFP.
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14.2 Reservation of Rights
The Town reserves the right, in its discretion, to:
a. amend the scope of the Project, modify, cancel or suspend the Competitive Selection Process at
any time for any reason;
b. accept or reject any Proposal based on the Town’s evaluation of the Proposals in accordance
with Schedule 1 – Evaluation Matrix, and in particular the Town is not obliged to select the
Proposal with the highest purchase price offer;
c. waive a defect or irregularity in a Proposal and accept that Proposal;
d. reject, disqualify or not accept any or all Proposals without any obligation, compensation or
reimbursement to any Proponent or any of its team members;
e. re-advertise for new Proposals, call for tenders, or enter into negotiations for this Project or for
work of a similar nature;
f.

make any changes to the terms of the business opportunity described in this RFP;

g. negotiate any aspects of a Preferred Proponent’s Proposal; and,
h. extend, from time to time, any date, time period or deadline provided in this RFP, upon written
notice to all Proponents

14.3 No Lobbying
Proponents, Proponent Team members and Key Individuals, and their respective directors, officers,
employees, consultants, agents, advisors and representatives will not engage in any form of political or
other lobbying whatsoever in relation to the Project, this RFP, or the Competitive Selection Process,
including for the purpose of influencing the outcome of the Competitive Selection Process. Further, no
such person (other than as expressly contemplated by this RFP) will attempt to communicate in relation
to the Project, this RFP, or the Competitive Selection Process, directly or indirectly, with any
representative of the Town, any Restricted Parties, or any director, officer, employee, agent, advisor,
consultant or representative of any of the foregoing, as applicable, for any purpose whatsoever,
including for purposes of:
a. commenting on, or attempting to influence views on, the merits of the Proponent’s Proposal, or
in relation to Proposals of other Proponents;
b. influencing, or attempting to influence, the evaluation, scoring and ranking of Proposals, the
selection of the Preferred Proponent, or any negotiations with the Preferred Proponent;
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c. promoting the Proponent or its interests in the Project, including in preference to that of other
Proponents;
d. commenting on or criticizing aspects of this RFP, the Competitive Selection Process, or the
Project, including in a manner which may give the Proponent a competitive or other advantage
over other Proponents; and,
e. criticizing the Proposals of other Proponents.
In the event of any lobbying or communication in contravention of this Section, the Town in its
discretion may at any time, but will not be required to, reject any and all Proposals submitted by that
Proponent without further consideration.

14.4 Limitation of Damages
Each Proponent on its own behalf and on behalf of the Proponent Team and any member of a
Proponent Team:
a. agrees not to bring any Claim against the Town or any of its employees, advisors or
representatives for damages in excess of an amount equivalent to the reasonable costs incurred
by the Proponent in preparing its Proposal for any matter in respect of this RFP or Competitive
Selection Process, including:
i.

if the Town accepts a non-compliant proposal or otherwise breaches (including breach
of material terms) the terms of this RFP or the Competitive Selection Process; or

ii.

if the Project or Competitive Selection Process is modified, suspended or cancelled for
any reason (including modification of the scope of the Project or modification of this RFP
or both) or the District exercises any rights under this RFP; and

b. waives any and all Claims against the Town or any of its employees, advisors or representatives
for loss of anticipated profits or loss of opportunity if no agreement is made between the Town
and the Proponent for any reason, including:
i.

if the Town accepts a non-compliant proposal or otherwise breaches (including breach
of material terms) the terms of this RFP or the Competitive Selection Process; or

ii.

if the Project or Competitive Selection Process is modified, suspended or cancelled for
any reason (including modification of the scope of the Project or modification of this RFP
or both) or the Town exercises any rights under this RFP.
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Section 15 – INSURANCE PROTECTION AND DAMAGE
15.1 General Insurance
Before starting the Project, the Successful Proponent shall file with the Town, certificates of all
insurance policies acceptable to the Town. These certificates shall state that the insurance complies with
the requirements of the Agreement and that the territory of the policy includes the country in which the
project is to be constructed.
Each insurance policy required under this Article shall contain an endorsement to provide all Additional
Insured with prior notice of changes and cancellations. Such endorsement shall be in the following form:
"It is understood and agreed that the coverage provided by this policy will not be changed or amended
in any way or cancelled until thirty (30) days after written notice of such change or cancellation shall
have been given or sent by registered mail to all Additional Insured."
Should the Successful Proponent fail to make a payment of any premiums or other assessments
required by the Proponent’s insurers to maintain such policies in force and effect, the Town may in their
discretion make payment of such premiums or assessments and deduct the amount thereof from the
deposit monies or recover the same from the Successful Proponent as the Town in their discretion may
determine. Whenever the word The Town is to appear in the insurance policies, the legal name shall be
inserted.

15.2 Protection of Work, Property and Public
The Contractor shall comply with all applicable laws, ordinances, rules, regulations and lawful orders of
any public authority having jurisdiction for the safety of persons or property or to protect them from
damage, injury or loss.
The Successful Proponent shall protect the property adjacent to the Site from damage as the result of
operations under the Agreement. The Successful Proponent shall protect the Project and the Town’s
property from damage and shall make good at their own expense any damage which may arise as the
result of the Successful Proponent operations under the Agreement.

15.3 Protection of Work, Property and Public
Public Liability & Property Damage Insurance. The Successful Proponent shall save and hold harmless
the Town, its officers, Managers, servants and employees, from and against any and all suits or claims
alleging damage or injury (including death) to any person or property that may occur or that may be
alleged to have occurred, in the course of the performance of this Agreement, whether such claim shall
be made by an employee of the Successful Proponent, or by a third person and whether or not it shall
be claimed that the alleged damage or injury (including death) was caused through a wilful or negligent
act or omission of the Successful Proponent, its officers, servants, Managers or employees, or a wilful
negligent act or omission of any of its sub-contractors or any of their officers, servants, Managers or
employees; and at its own expense, the Successful Proponent shall defend any and all such actions and
pay all legal charges, costs and other expenses arising there from.
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The Successful Proponent shall maintain and keep in force during the term of the Agreement and until
the date of the completion certificate, Five Million Dollars ($5,000,000) inclusive limits for public liability
and 16 property damage, against liabilities or damages in respect of injuries to persons (including
injuries resulting in death) and in respect of damage to property arising out of the performance of work.
The Successful Proponent shall, at the time the Agreement is signed, submit to the Town two copies of
the insurance policies required under this Article and shall also provide to the Town from time-to-time,
as may be required, satisfactory proof that such policies are still in full force and effect.
The Town shall be an additional insured on the policy. The policies shall preclude subrogation claims by
the insurer against anyone insured thereunder. In addition, such insurance policy shall include the
following "Cross Liability" clause:
"The insurance afforded by this policy shall apply in the same manner, as though separate policies were
issued, to any action brought against any of the additional insured by or on behalf of any other
additional insured."

15.4 Equipment Insurance
Notwithstanding anything contained elsewhere herein, it is understood and agreed that the Town shall
not be liable for any loss or damage to Successful Proponent’s equipment, including loss or use thereof.
Each and every policy insuring the Successful Proponent’s equipment to be used on the Project shall
contain the following clause:
"It is agreed that the right to subrogation against the Town or any of its officers, employees, or
Managers or their parent, subsidiary, affiliated, or associated companies or corporations, is hereby
waived."

15.5 Automotive Insurance
A minimum of Two Million Dollars ($2,000,000) of public liability and property damage insurance shall
be carried on all automotive equipment.

15.6 Indemnity
The Successful Proponent shall be liable for all loss, costs, damages, and expenses whatsoever incurred
or suffered by the Town, its elected officials, officers, employees and Managers (collectively) including
but not limited to damage to or loss of property and loss of use thereof, and injury to or death of a
person or persons resulting from or in connection with the performance, purported performance, or
non-performance of this Agreement, excepting only where such loss, costs, damages and expenses are
as a result of the sole negligence of the Indemnities.
The Successful Proponent shall defend, indemnify and hold harmless the Indemnities from and against
all claims, demands, actions, proceedings, and liabilities whatsoever and all costs and expenses incurred
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in connection therewith and resulting from the performance, purported performance, or nonperformance of this contract, excepting only where such claim, demand, action, proceeding or liability is
based on the sole negligence of the Indemnities.

15.7 Town Representative
A Town Representative will be assigned by the Town to oversee the compliance of the Proposal awarded
to the Successful Proponent. In addition, the Successful Proponent will be expected to name a
counterpart Project Manager. The Successful Proponent’s project manager will be responsible for
providing scheduled status reports to “Michael Moore, Chief Administrative Officer“ or a designate.

15.8 Payment / Land Title Holdback
The Agreement may contain a provision whereby the Town will hold back a portion of the total deposit
price until the requirements of the Proposal have been met. Additionally, the Town may not transfer
the land title to the Successful Proponent until the requirements of the Proposal has been completed.

15.9 Software
It is the Contractor’s responsibility to ensure that the Town has all licenses required to use any software
that may be supplied by the Contractor pursuant to the Agreement.

15.8 Arbitration
All disputes arising out of or in connection with the Agreement must, unless the parties otherwise agree,
be referred to and finally resolved by arbitration pursuant to the Commercial Arbitration Act
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SCHEDULE 1 – EVALUATION MATRIX
1.1

Mandatory Requirements

The Town will review Proposals to determine whether they substantially comply with the Statement of
Requirements, and provide comments to the respective Proponents regarding any substantially noncompliant omissions or inclusions with their Proposal identified by the Town.
The Town reserves the right to reassess whether the amended Proposal is substantially compliant. Any
response or amendment from the Proponent will not be assumed to mean that the Proponent has
complied with the Town’s request. If a Proponent cannot comply with a requested change, or chooses not
to without acceptable reason, as determined by the Town, the Town reserves the right to reject the
Proposal and not consider it further in the evaluation process. By responding to a request from the Town
to make an amendment to its Proposal, the Proponent is not relieved in any way from taking full
responsibility for the contents and terms of its Proposal according to the terms of this RFP.
The Town has determined that the following are the Mandatory Requirements:
a. the Proponent must have signed and delivered to the Contact Person the Submission Form
(Schedule 2) in accordance with Section 7(1); and
b. the Proposal must be received at the Delivery Address no later than the Proposal Closing Time.

1.2

Evaluation of Proposals

The Town will evaluate Proposals in the manner set out in this Schedule. To assist in evaluation of the
Proposals, the Town may, in its sole and absolute discretion, but is not required to:
a. conduct reference checks relevant to the Project with any or all of the references cited in a
Proposal to verify any and all information regarding a Proponent, inclusive of its directors/officers
and Key Individuals, and to conduct any background investigations that it considers necessary in
the course of the Competitive Selection Process, and rely on and consider any relevant
information from such cited references in the evaluation of Proposals;
b. seek clarification of a Proposal or supplementary information from any or all Proponents and
consider such clarifications and supplementary information in the evaluation of Proposals; and
c. request interviews or presentations with any, all or none of the Proponents to clarify any
questions or considerations based on the information included in Proposals during the evaluation
process, with such interviews or presentations conducted in the discretion of the Town, including
the time, location, length and agenda for such interviews or presentations. The cost of the
interview or presentation shall be the sole responsibility of the proponent.
and the Town may in their sole and absolute discretion rely on and consider any information received as
a result of such reference checks, background investigations, requests for clarification or supplementary
information and interviews/presentations in the evaluation of Proposals.
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The Town will evaluate the Proposals in accordance with this Schedule 1. Without limiting the rest of this
Schedule, the overall objective of the evaluation is to select the Proposal or combination of Proposals that
substantially satisfies the Statement of Requirements and provides Best Value to the Town.

1.2

Evaluation of Proposals

An Evaluation Committee will evaluate each Proposal. The Evaluation Committee will recommend a
preferred Proponent to Town Council. The Council may, in its sole and absolute discretion, accept or
reject the recommendations of the Evaluation Committee.
If the Town determines that a Proposal is unclear in some aspects, a list of questions may be prepared to
provide the Proponent with an opportunity to clarify its Proposal. If these clarifications are insufficient,
the Town may in its sole and absolute discretion decline the Proposal.
Evaluation of Proposals will be based solely on the contents of the submissions and any clarifications
provided in writing in response to the questions asked by the Town’s Contact Person. The evaluation will
be conducted in the manner and sequence described below.
•
•
•
•

completeness review of proposal;
rated evaluation;
qualitative evaluation; and
financial evaluation.

Completeness Review of Proposal
Proposals will be reviewed to ensure they meet all the Mandatory Requirements, policies and procedures
as stated in this RFP. The following are the Mandatory Requirements:
•
•

The Proposal must be received at the Delivery Address prior to Closing Date; and
The Proposal Submission Form must be signed by the Proponent or each member of the
Proponent consortia, if the consortia is a partnership or joint venture.

Proposals that are considered to have passed the criterion, by meeting the Mandatory Requirements, will
be evaluated on a completeness review basis for their compliance with the stated requirements.
All Proposals must successfully address all of the required elements to proceed to the rated evaluation.
Rated Evaluation of the Proposal
Proposals will be evaluated by the Evaluation Committee. The combination of Proposals judged to provide
the Best Value to the Town will be recommended by the Evaluation Committee as the preferred
Proponent(s). The rated evaluation has two components: qualitative evaluation and financial evaluation.
Qualitative Evaluation
Aspects of the Proposal submission which are neither part of the financial evaluation, nor pass/fail in
nature, will be subject to a qualitative evaluation. The qualitative evaluation will be a comparative
assessment of the Proposals. The Town’s Evaluation Committee members will rate Proposals against the
predetermined evaluation criteria for the relevant activity. Proposals will receive points related to the
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criteria to the extent that the Evaluation Committee, in its sole and absolute discretion, considers
appropriate in terms of adding value to the Project. If there are no discernible differences between
Proponents in a specific evaluation category, or no price differential can be supported, all Proponents will
score zero in that category.
The following criteria will be used for qualitative evaluation:
Evaluation Criteria
Development Company’s Experience
 Related experience, capability, and background of the company and the

principal contact leading this assignment.


Project Team Members Experience
 Experience, capability, and professional standing of each key participant

on Proponent’s team.

Financial Capacity
 Evidence of the financial capacity of the proponent organization or team,

indicating that adequate resources are available to implement the vision
detailed

Comparable Projects
 Suitability of the Proponent’s Proposed Comparable Projects to the

experience required for this assignment.

Proposed Project / Design Concept
 Appeal of the project
 Energy efficiency and sustainability initiatives
 Street presence
 Finishing standards
 Alignment with Economic Health or Livability (Strategic Plan)
Revenue to the Town from Land Sale
 Revenue
 Terms
 Future municipal revenue

Points
Pass / Fail

Pass / Fail

Pass / Fail

5 points
30 points

35 points

Benefits / Affordability
 Direct jobs created
 Total Commercial space developed – affordability for space
 Total Residential units developed – price point of units or rental
 Marketing strategy and timelines
 Additional community benefits

30 points

The Evaluation Committee and its advisors are seeking a proposal satisfactory to the Town’s needs and
are under no duty to the Proponents except to bona fide consider all Proposals.
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Schedule 2 – RFP Submission Form
Proponents must include a signed copy of this form with their proposal. Proposals that do not include
a signed copy of this form will be disqualified.

1.1

Proponent Information

Please fill out the following form, and name one person to be the contact for the RFP
response and for any clarifications or amendments that might be necessary.
Full Legal Name of Proponent:
Any Other Relevant Name under
Which the Proponent Carries on
Business:
Street Address:
City, Province/State:
Postal Code:
Phone Number
Fax Number:
Company Website (if any):
RFP Contact Person and Title:
RFP Contact Phone:
RFP Contact Facsimilie:
RFP Contact E-Mail:

1.2

Acknowledgement of Non-binding Procurement Process

The proponent acknowledges that the RFP process will be governed by the terms and conditions of the
RFP, and that, among other things, such terms and conditions confirm that this procurement process does
not constitute a formal legally binding bidding process, and that there will be no legal relationship or
obligations created until the Town and the selected proponent have executed a written contract.

1.3

Non-binding Price Estimates

The proponent has submitted a proposed project in accordance with the instructions in the RFP. The
proponent confirms that the costing and land purchase offer provided is accurate. The proponent
acknowledges that any inaccurate, misleading or incomplete information, including withdrawn or altered
land purchase offer, could adversely impact the acceptance of its Proposal or its eligibility for future work
with the Town of Creston.
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1.4

Conflict of Interest

For the purposes of this section, the term “Conflict of Interest” means
a. in relation to the RFP process, the Proponent has an unfair advantage or engages in conduct,
directly or indirectly, that may give it an unfair advantage, including but not limited to (i) having,
or having access to, confidential information of the Town in the preparation of its proposal that
is not available to other proponents, (ii) communicating with any person with a view to influencing
preferred treatment in the RFP process (including but not limited to the lobbying of decision
makers involved in the RFP process), or (iii) engaging in conduct that compromises, or could be
seen to compromise, the integrity of the RFP process; or
b. in relation to the performance of its contractual obligations contemplated in the contract that is
the subject of this procurement, the proponent’s other commitments, relationships or financial
interests (i) could, or could be seen to, exercise an improper influence over the objective,
unbiased and impartial exercise of its independent judgement, or (ii) could, or could be seen to,
compromise, impair or be incompatible with the effective performance of its contractual
obligations.
If the box below is left blank, the Proponent will be deemed to declare that (a) there was no Conflict of
Interest in preparing its proposal; and (b) there is no foreseeable Conflict of Interest in performing the
contractual obligations contemplated in the RFP.
Otherwise, if the statement below applies, check the box.



The Proponent declares that there is an actual or potential Conflict of Interest relating to
the preparation of its Proposal, and/or the Proponent foresees an actual or potential
Conflict of Interest in performing the contractual obligations contemplated in the RFP.

If the Proponent declares an actual or potential Conflict of Interest by marking the box above, the
Proponent must set out below details of the actual or potential Conflict of Interest:
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The following individuals, as employees, advisers, or in any other capacity (a) participated in the
preparation of our Proposal; AND (b) were employees of the Town and have ceased that employment
within twelve (12) months prior to the submission deadline:
Name of Individual:
Job Classification:
Department:
Last Date of Employment with the Town:
Name of Supervisor:
Brief Description of Individual’s Job Function:
Brief Description of Nature of Individual’s Participation in the Preparation of the Proposal:
(Repeat above for each identified individual)

1.4

Disclosure of Information

The Proponent hereby agrees that any information provided in this Proposal, even if it is identified as
being supplied in confidence, may be disclosed where required by law or if required by order of a court
or tribunal.
The Proponent hereby consents to the disclosure, on a confidential basis, of this proposal by the Town to
the Town’s advisers retained for the purpose of evaluating or participating in the evaluation of this
Proposal.

Signature of Witness

Signature of Proponent Representative

Name of Witness

Name and Title of Proponent

Date
I have the authority to bind the proponent.
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Schedule 3 – PROPOSAL REQUIREMENTS
1.1

Submission Package

A Proponent should submit five (5) hard copies (4 bound copies numbered 1 through 4; plus one
unbound copy marked as “Master”) and one (1) electronic copy (CD or USB flash drive, with a label on
each describing its contents), appropriately packaged and clearly marked “2013-RFP-01 Request for
Proposals for Development of Municipal Property”.

1.2

Covering Letter

A covering letter signed by an authorized representative of the company should be provided outlining
the intent of the response and stating that the information contained in the response accurately
describes the project. The response must also guarantee that purchase offer will be honoured for a
specified period from the submission date.

1.3

RFP Submission Form – Schedule 2

A mandatory requirement for submission of a Proposal is the completion of the RFP Submission Form
located in Schedule 2. This form includes Proponent Information, Acknowledgement of Non-binding
Procurement Process, Non-binding Price Estimates, Conflict of Interest and Disclosure of Information.
Any submission that does not have an RFP Submission form will be disqualified.

1.4

Proposals

Please answer the following questions with short narratives.
a. Completion of proposal instructions in Section 9 that include detailed completion of questions 1
to 5 in Section 3.
b. References must be provided. If there are special concerns or restrictions on our use of the
reference, these concerns must be addressed in the Proposal. We will not complete any
Agreement without adequate reference checks. Please provide references as described.

1.5

Financial Capacity

It is the Proponent’s responsibility to adequately demonstrate to the Town that it has the financial
capacity to undertake the project. The following are suggestions as to some of the methods by which
adequate financial capacity may be demonstrated:
a. Letter from a recognized financial institution indicating that the Respondent has the financial
capacity to undertake a project of this size.
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b. Other financial/project references.
c. Letter from Proponent’s auditor confirming its tangible net worth in the most recent set of
audited financial statements.
In addition to the above, provide the following information:
d. Copies of annual audited financial statements and annual reports or other similar financial
information for each of the last three fiscal years;
e. If available, copies of the interim financial statement for each quarter since the last fiscal year
for which audited statements are provided;
f.

Details of any material financing arrangements currently in place;

g. Details of any material events that may affect the entity’s financial standing since the last annual
or interim financial statements provided;
h. Details of any credit rating; and,
i.

1.6

Details of any bankruptcy, insolvency, company creditor arrangement or other insolvency
litigation in the last three fiscal years. For entities where the accounts provided are for a parent
company, rather than the entity submitting the proposal, please provide evidence of the parent
company’s willingness to provide a guarantee in respect of the Proponent.

Comparable Projects

Provide a completed Table B-1 Sample Form – Project Experience with details of projects the Proponent
considers most relevant to this project, which may include:
a.
b.
c.
d.

Commercial developments, including the business structures;
Affordable housing projects, including the business structures;
Other long-term similar arrangements; and
Other public infrastructure projects, both Canadian and non-Canadian.

Proponents should submit a maximum of ten projects.

1.7

Proposed Design Concept
a. Concept: Provide a clear outline of the concept (project):
•

Describe the type of development, including commercial space, number of units, and
explain the marketing strategy (if applicable);
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•

Provide any proposed site layout, building schematics, drawings or floor plans (if
available);

•

Amenities and services to be offered (if any);

•

Identify and explain any partnering arrangements or relationships and then rationalize
as to how and why these partners were chosen and how the proponent intends to
manage these partnerships going forward; and,

•

General standards to be applied in the design and construction of commercial space
and/or housing units

Proponents are encouraged to look for creative solutions to solving the affordability issues in either
commercial and residential housing units or both, depending on project proposed.
b. Project Schedule: Include a realistic project schedule showing a chronological progression of
work with time estimates for major activities and an overall time-length for completion. The
project schedule should include identification of project milestones.

1.7

Financial Proposal

Provide the following information:
a. The payments and timing of those payments to the Town;
b. Price points for commercial space developed (if applicable);
c. Price points for the housing units (within 10%) (if applicable).
d. Evidence that financing for the Project is in place or that there is a strong probability that
financing can be easily obtained.
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Appendix 1 – Lot Plan
The following 2 pages are the lot plans for the Site.
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Appendix 2 – Site Appraisal
1.1

Site Appraisal

Forming part of this RFP is the “Appraisal Report on Two Commercial Properties” completed by Rocky
Mountain Appraisal from Cranbrook, British Columbia.
The effective date of the Appraisal is October 26, 2021 and was completed at the request of the Town of
Creston.
This appraisal is only intended to be used for informational purposes only and is the property of the
Town of Creston.
The successful Proponent may make a request in writing to use this document for their purposes.
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25 – 10th Avenue South
Cranbrook, BC V1C 2M9
Tel: 250-489-4413

info@rmappraisal.ca
www.rmappraisal.ca

Appraisal Report on Two Commercial Properties

Located at:

138 and 140 10th Ave N, Creston BC V0B 1G0
Prepared for:
Town of Creston
Prepared by:
Brad McInnes, AACI, P.App
Rocky Mountain Appraisal
25 10th Avenue South
Cranbrook, BC, V1C 2M9
Effective Date of Appraisal:
October 26, 2021

25 – 10th Avenue South
Cranbrook, BC V1C 2M9
Tel: 250-489-4413

info@rmappraisal.ca
www.rmappraisal.ca

November 2, 2021
Town of Creston
Attention: Michael Moore
CAO
Dear Mike
Re: 138 and 140 10th Ave N, Creston, BC V0B 1G0
In accordance with your instructions, I have completed an appraisal report on the above property
legally described herein.
The purpose of this report is to provide an opinion of the current market value for internal use with
Town of Creston, of the real property noted above, as of October 26, 2021. The property rights
appraised are those of the “fee simple” owner. This formal opinion of value is a Short Narrative
Appraisal Report as defined under the Appraisal Institute of Canada Canadian Uniform Standards
of Professional Appraisal Practice. The Properties have been assumed to be zoned C-1
This report is not a feasibility study, nor is it intended to be used for insurance purposes. It is
intended solely as a market value estimate as per the definition provided.
Based on the analysis contained within this report, the current estimate of market value of the
subject property, is:
Fire Hall
$685,000
Six Hundred Eighty-Five Thousand Canadian Dollars
And
Ambulance

$415,000
Four Hundred Fifteen Thousand Canadian Dollars

The supporting data, analysis, and conclusions upon which this value is based are contained in
the attached report consisting of 70 pages.
Respectfully submitted,

Brad McInnes AACI, P.App
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Executive Summary
Property Type:

One story Commercial buildings

Address:

138 and 140 10th Avenue North, Creston B.C.

Legal Description:

Lot 4 District Lot 525 Kootenay District Plan 693A
Except (1) Parcel 1 (See 5960I) (2) Parcel 2 (See 9272I)
(3) Parcel 6 (See DD 14521). And Parcel D (See
22394I) of Lot 3 District Lot 525 Kootenay District Plan
693A

Parcel Identifiers:

016-162-650 and 016-162-552

Registered Owner:

Town of Creston.

Lot Size:

14,202 square feet and 17,471

Building Size:

3,690 square feet 8,160 square feet with mezz/storage
area

Construction Year:

1975 and 1965 BC Assessment

Zoning:

General Commercial Zone: C-1

OCP Designation:

Downtown Core

Highest and Best Use:

Current improved commercial use

Rights Appraised:

Fee Simple Estate

Inspection Date:

October 26, 2021

Effective Date of Appraisal:

October 26, 2021

Exposure Time:

Three to twelve months

Estimates of Value: Fire Hall
Cost Approach
Direct Comparison Approach
Income Approach

$N/A
$650,000
$705,000

Final Estimate of Value

$685,000
Six Hundred Eighty-Five Thousand
Canadian Dollars

Estimates of Value: Ambulance
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Cost Approach
Direct Comparison Approach
Income Approach

$N/A
$405,000
$425,000

Final Estimate of Value

$415,000
Four Hundred Fifteen Thousand
Canadian Dollars

138 & 140 10th Ave N, Creston, BC

Rocky Mountain Appraisal

Terms of Reference
Purpose and Intended Use of the Appraisal
The purpose of this appraisal is to estimate the current market value of the fee simple interest of
the subject property for City planning purposes. This report is not intended for use by others or for
any other purpose without written consent of the author. Liability in this respect is strictly denied.
Property Rights
The property rights appraised are those of the fee simple interest in the subject land. Fee simple
is defined as the absolute ownership unencumbered by any other interest or estate subject only
to the four powers of government: Police Power; Escheat; Taxation; Expropriation.
Effective Date
The effective date of this appraisal is October 26, 2021
Inspection Date
The subject property was inspected for purposes of this appraisal on October 26, 2021.
Definition of Market Value
The value being estimated is the current market value. The Appraisal of Real Estate Second
Canadian Edition 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. Implicit in this definition is the consummation of a sale as of the specified date and the
passing of title from seller to buyer under conditions whereby;
1. buyer and seller are typically motivated;
2. both parties are well informed or well advised, and acting in what they consider their best
interests;
3. a reasonable time is allowed for exposure in the open market;
4. payment is made in terms of cash in Canadian dollars or in terms of financial
arrangements comparable thereto;
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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Exposure Time
In appraisal, exposure time means the estimated length of time the property interest being
appraised would have been offered on the market before the hypothetical consummation of a
sale at market value on the effective date of the appraisal; a retrospective estimate based upon
an analysis of past events assuming a competitive and open market. It is always presumed to
have preceded the effective date of the appraisal.
Scope of Valuation
This appraisal is a narrative appraisal report prepared in accordance with the Canadian Uniform
Standards of Professional Appraisal Practice of the Appraisal Institute of Canada. Additional
supporting documentation concerning the data, reasoning and analyses is retained in the
appraiser’s file. The depth of discussion contained in this report is specific to the needs of the
client and for the intended use stated herein. In completing this assignment, the following
investigation and analysis was completed:
•

Received initial instructions from Mike Moore CAO of the Town of Creston;

•

Inspection of the subject property on October 26, 2021 for purposes of this appraisal. The
appended photographs were taken on the date of inspection;

•

A review of the property title and registered plans from the Land Titles Office; and,

•

Sources of market evidence and related information included, as appropriate, the Real
Estate Board, the Land Titles Office, local government, BC Assessment, real estate
agents, property owners, managers, vendors and purchasers.

All of the above information was examined and qualified for use in the final estimate of value
conclusion. The analysis set out in this report relied on written and verbal information obtained
from a variety of sources I considered reliable. Unless otherwise stated herein, I did not verify
client-supplied information, which I believed to be correct.
Contingent and Limiting Conditions
This appraisal is subject to the Contingent and Limiting Conditions included in the Addenda in
addition to any specific assumptions that may be stated in the body or the report.
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Property Data
Civic Address
138 & 140 10th Ave N, Creston, BC V0B 1G0
Legal Description
Lot 4 District Lot 525 Kootenay District Plan 693A Except (1) Parcel 1 (See 5960I) (2) Parcel 2
(See 9272I) (3) Parcel 6 (See DD 14521). And Parcel D (See 22394I) of Lot 3 District Lot 525
Kootenay District Plan 693A
PID#s: 016-162-650 and 016-162-552
Present Registered Owner
Town of Creston
Sales History
There are no known sales of the property within the past few years.
Encumbrances
According to a title search at the Nelson Land Titles office on October 25, 2021, the following
charges are registered on title.
Please refer to copies of the Land Title Documents included in the Addenda.
PID# 016-162-552

PID# 016-162-650
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PID# 016-162-617
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Regional and City Data
General Locale
The subject property is located in the Town of Creston within the Regional District of the Central
Kootenay (RDCK). Creston is found in the southeast corner of British Columbia, Canada within
the area called the Kootenays. Creston is situated in the Creston Valley between the Selkirk and
Purcell Mountains where the Kootenay River enters Kootenay Lake. A map shows Creston’s
regional location:

The Creston Valley begins at the BC community of Rykerts on the US border, 11 kilometers south
of Creston and parallels the East Shore of Kootenay Lake to the Village of Riondel to the north.
The area encompasses the Lake communities of Sirdar, Kuskonook, Sanca, Boswell, Gray
Creek, Crawford Bay, Kootenay Bay and Riondel. The Valley stretches to include the Town of
Creston and all of its neighboring communities - Erickson, Canyon, Lister, West Creston, Arrow
Creek, Kitchener, Wynndel and Yahk.
The Valley is an agricultural region with fruit orchards and dairy farms dotting the landscape.
Creston boasts one of the mildest climates in BC and is second only to the Okanagan region in
fruit production.
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The Town of Creston is situated at the junction of Highway 3, Highway 3A and Highway 21 which
runs south 11 kilometers to the Canada/USA border (Idaho). Castlegar is 122 kilometers
northwest of Creston and Cranbrook lies 106 kilometers to the northeast.
Economic Background
The Creston Valley has a temperate climate which plays a vital role in its economic well-being.
The agriculture industry is a major player, with more than 20,000 acres of reclaimed land - some
of the most fertile land in British Columbia. Other major industries include: forestry,
manufacturing, mining and tourism.
The Creston Valley is the center of regional agricultural endeavors. An area known as the Flats is
well-suited to grain production, an important cash-crop to the Valley. Beans, potatoes, field peas,
forage seeds and hay are also cultivated.
The dairy industry is located on more variable terrain, just south of the Flats. Most milk produced
in the area is transported to the Vernon Dairy. About 25% of the reported head of cattle were
dairy cows or heifers (1,600), as opposed to beef cattle (4,000). Hogs, poultry and specially
farming make up the balance of the farming picture.
The Creston Valley is most renowned for its fruit production, second only to the Okanagan. Most
significant are the tree fruits, especially apples and more recently, cherries. As you enter Creston
from the East, grower-owned produce stands dot Hwy. 3. Freshly harvested fruits and vegetables
are offered throughout late spring, all summer and early autumn.

Population Trends
According to Stats Canada, the 2016 census indicated a population in Creston of 5,226
permanent residents, which is a slight increase from the 2011 census of 5,159. Creston has
become known as a “great place to retire” and is seeing more development geared around this
demographic group. Seniors (over 65 years old) make up 37% of the population

Government and Planning Policies
Planning and land use is governed by the zoning and building by-laws. The zoning bylaw for
Creston is Zoning Bylaw 1123. Zoning applies to current land uses and describes what the owner
may or may not do under the current by-law. Zoning changes and development permits will only
be considered after an application is made to the Town. Once the zoning change is approved by
Town staff, the application must receive 3 readings of approval by council during the council
meetings. A typical time frame for approval of zoning changes and development permits is
approximately 2 to 3 months after the application is made. Development permits are required
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before any development may take place. They are used to ensure orderly development and
suitability of future development within Creston.
In 2001, the Town of Creston adopted an Official Community Plan. This document provides the
vision and objectives of future planning within the Town.
Transportation Facilities
The Town of Creston is located at the junction of Highways 3, 3A and 21. To the east, Highway 3
connects Creston with Cranbrook in the northeast and on to Fernie and the Alberta border.
Highway 3 to the west leads to Castlegar and Nelson to the west and northwest over the
Kootenay Pass. Highway 3A parallels the east side of Kootenay Lake to Riondel. A ferry service
at Kootenay Bay to the north provides service across the Lake to Nelson and north to Kaslo.
Highway 21 to the south provides access to Idaho, USA.
Creston is within one and a half hours of two major airports, the Cranbrook and Castlegar
Airports. The Creston Valley Airport for light aircraft and small charter service is 6 km south of
town. For international flights, Spokane International is only a three-hour drive south of Creston in
Spokane, Washington, USA. A recent, multi-government partnership has resulted in the
expansion of the Cranbrook Airport that will enable larger aircraft access. The addition of other
routes including direct flights from other centers within North America and Europe should
increase passengers to the Region. Creston also offers a local taxi service, and BC Transit
service.
Real Estate Summary
The commercial real estate market appears to be strengthening over the last 12 to 18 months.
There is higher than normal numbers of transactions and prices appear to be increasing.
Residential rentals are in short supply and rental rates continue to increase.
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Neighborhood Data
Neighborhood Boundaries
The subject property is located in the Town of Creston. It is situated at 139 10th Ave N. The
subject is located in the downtown commercial core on the main commercial street. The
Downtown core is considered to be the properties on either side of Canyon Street and bounded
by 20th Avenue to the east, Cook Street to the south, Northwest Boulevard to the west and just
below Vancouver Street to the north. The downtown area is oriented towards retail and
professional uses including numerous hotels and food and beverage outlets. The Town of
Creston Zoning map illustrates the subject’s location:
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Location of the Subject Property
The subject property is located on 10th Ave N, on the east side of the street facing west.
Photographs illustrate the subject’s immediate neighborhood:

Land Use
This zoning is Assumed C-1 (General Commercial). The purpose of this zone is to provide for a
wide range of commercial uses including but not limited to retail shops, medical & dental clinics,
and restaurants to name a few. A full list of permitted uses is included in the addenda.
Trading/Marketing Area
The primary trading and marketing area for the subject property is the Town of Creston, which
has a population of just over 5,200. The secondary trading area is the Central Kootenay, which
has a population base of just under 60,000.
Accessibility
The subject property has access from 10th Ave N.
Summary and Conclusion
The subject property is situated in the commercial downtown core near the main arterial road of
Canyon Street.
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Site Description
Dimensions, Shape and Area
The subject properties are comprised of three separate lots. Lot 4 is 17,471 square feet (0.40
acre), Lot 6 and Lot D are a combined size of 14,202 square feet (0.32 acre) The lots are best
illustrated by an extract from the Plan EPP73460:
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Access and Parking
Street parking and access is available from 10th Ave.
Topography and Drainage
The general terrain of the area slopes down from the Canyon Street to the south. The subject
follows this trend with a slight slope to the south. The site did not appear to have any drainage
issues based upon general observation.
Soil Conditions
A soil survey for the subject site was not provided. There was no visual evidence of any
settlement due to unstable soil conditions on the site or in the immediate vicinity. It is assumed for
the purposes of this report that the load bearing capacity of the site is adequate for development
without undue and costly site preparation.
Services
Fortis BC and BC Hydro provide gas and hydro, while the Town of Creston provides water and
sewer services. Telus provides phone and basic internet service, while Shaw Cable provides high
speed internet and cable services. All services including police, fire, ambulance, and landfill use
are included in the property taxation.
Encumbrances
According to a title search at the Nelson Land Titles office on October 25, 2021, the following
charges are registered on title.
Please refer to copies of the Land Title Documents included in the Addenda.
PID# 016-162-552
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PID# 016-162-650

PID# 016-162-617

Summary and Conclusion
The subject site(s) are located in Creston in the downtown core. The site is well located and
benefits from its central location. Full services are available, and access is good.
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Description of Improvements
The following description of improvements is based upon a physical inspection of the subject
property on October 26, 2021.
PID#016-162-650
Type
The major improvement on the subject site is a one story commercial building with mezzanine
area designed Fire Hall. The subject site is improved with a one-story wood frame building. The
improvements appear to be developed at the rear of the lot.
The roof is a tar and gravel that is twelve years old, and the exterior is stucco. The storefront
features good window fenestration along the roadway and the building is in average condition.
The following photographs best illustrate the exterior of the building:
Photographs provide exterior illustration:

Interior
The interior includes a garage shop area for the storage of fire trucks. There is also office area
and break room as well as a training room.
Photographs provide illustration of the interior:
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PID#016-162-552
Type
The major improvement on the subject site is a one story commercial building with mezzanine
area designed Fire Hall. The subject site is improved with a one-story wood frame building. The
improvements appear to be developed at the rear of the lot.
The roof is a tar and gravel that is twelve years old, and the exterior is stucco. The storefront
features good window fenestration along the roadway and the building is in average condition.
The following photographs best illustrate the exterior of the building:
Photographs provide exterior illustration:

Interior
The interior includes a garage shop area for the storage of ambulance vehicles. There is also
office area and break room as well as sleeping areas for the staff.
Photographs provide illustration of the interior:
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Materials of Construction (Assumed) PID#016-162-650 Fire Hall
Site Preparation:

Excavation for below ground footings and backfill.

Foundations:

Concrete and stone basement foundation with slab

Structure:

Wood frame with stucco siding. Flat roof with tar and gravel.

Exterior Finish:

Stucco.

Interior Walls:

Primarily gypsum board, painted.

Ceiling Finish:

Primarily gypsum board, painted. Incandescent tack lighting

Floor Finish:

Mixed resilient flooring.

Roofing:

Tar and Gravel with membrane and insulation.

Plumbing:

Sufficient for their intended use

Electrical:

Sufficient for intended use.

Heating:

Forced-air gas fired furnace with air conditioning.

Design and Layout
The design and layout of the building is functional for its current use as a Firehall.
Building Areas
Building areas are based on the site visit of the subject property.
Main floor:

8,160

Age and General Condition
The subject building was constructed in 1975 which give it a chronological age of 46 years at the
effective date of appraisal. The improvements have seen many updates and regular maintenance
over the years, and in general the improvements are in good condition given the age.
The building appears to be well constructed with durable materials. The condition of the building
is good for its age and use. The improvements appear to have received regular maintenance and
repairs. The quality and condition of the improvements suggest an effective age less than the
chronological age of 46 years. Considering the quality and condition of the subject’s
improvements, the effective age is estimated at 30 years.
Remaining Economic Life
The remaining economic life is defined by the Appraisal of Real Estate second edition as the
period of time between when the building was constructed and when the improvements no longer
contribute any value to the property. This period is usually shorter than the improvement’s
physical life expectancy, which is the total period the improvement is expected to exist physically.
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The only way to determine the remaining economic life of the subject property is to look to the
market and determine the market’s reaction to similar or competitive buildings. Within the entire
East Kootenay Region, very few buildings are being demolished and replaced. This lack of
redevelopment would suggest that the market recognizes the continued utility in older buildings.
Discussions with local building contractors suggest block buildings can remain standing for 80 or
more years, however economic life is likely to be less than chronological age due to market
demands. The Marshall and Swift cost estimator places the life expectancy of this type of
building at 45 years from the time it was built. Within the East Kootenays, the market seems to
react differently to the economic life of buildings than is suggested by the Marshall and Swift cost
estimator. Many buildings built in the 1920’s and 1930’s still standing today and producing
competitive incomes. Interviews with local mortgage brokers show that 40-year-old buildings are
mortgaged over a 25-30 year span. This indicates that buildings are expected to remain
competitive for about 60 years. In light of this evidence, the subject building having an effective
age of 30 years would have a remaining economic life of 30 years under the current market
conditions.
Summary and Conclusion
The subject property’s building is in good condition for its age and style. The improvements had
been regularly maintained and updated when necessary. The improvements remain functional for
their current use and the utility is foreseen to continue well into the future.
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Assessment and Taxes
Property Assessment
Property assessment in British Columbia is done by BC Assessment. BC Assessment is a Crown
corporation that has valued all property in British Columbia since 1974. The assessed value is
based on the Actual or Market value as of July 1st of the previous year. This means the assessed
value of the subject property for 2021 is the value it should sell for as of July 1, 2020. The
Assessment Act also requires the assessment to be split between land and buildings.
Property Taxes
The completed assessment rolls are given to the various taxing authorities who calculate the tax
rates to be applied against the properties. The subject property is taxed through the City of
Creston.
A copy of an assessment report is included:
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Materials of Construction (Assumed) PID#016-162-650
Ambulance
Site Preparation:

Excavation for below ground footings and backfill.

Foundations:

Concrete and stone basement foundation with slab

Structure:

Wood frame with stucco siding. Flat roof with tar and gravel.

Exterior Finish:

Stucco.

Interior Walls:

Primarily gypsum board, painted.

Ceiling Finish:

Primarily gypsum board, painted. Incandescent tack lighting

Floor Finish:

Mixed resilient flooring.

Roofing:

Tar and Gravel with membrane and insulation.

Plumbing:

Sufficient for their intended use

Electrical:

Sufficient for intended use.

Heating:

Forced-air gas fired furnace with air conditioning.

Design and Layout
The design and layout of the building is functional for its current use as an Ambulance Hall and
associated living quarters.
Building Areas
Building areas are based on the site visit of the subject property.
Main floor:

3,690

Age and General Condition
The subject building was constructed in 1964 which give it a chronological age of 57 years at the
effective date of appraisal. The improvements have seen many updates and regular maintenance
over the years, and in general the improvements are in good condition given the age.
The building appears to be well constructed with durable materials. The condition of the building
is good for its age and use. The improvements appear to have received regular maintenance and
repairs. The quality and condition of the improvements suggest an effective age less than the
chronological age of 57 years. Considering the quality and condition of the subject’s
improvements, the effective age is estimated at 30 years.
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Remaining Economic Life
The remaining economic life is defined by the Appraisal of Real Estate second edition as the
period of time between when the building was constructed and when the improvements no longer
contribute any value to the property. This period is usually shorter than the improvement’s
physical life expectancy, which is the total period the improvement is expected to exist physically.
The only way to determine the remaining economic life of the subject property is to look to the
market and determine the market’s reaction to similar or competitive buildings. Within the entire
East Kootenay Region, very few buildings are being demolished and replaced. This lack of
redevelopment would suggest that the market recognizes the continued utility in older buildings.
Discussions with local building contractors suggest block buildings can remain standing for 80 or
more years, however economic life is likely to be less than chronological age due to market
demands. The Marshall and Swift cost estimator places the life expectancy of this type of
building at 45 years from the time it was built. Within the East Kootenays, the market seems to
react differently to the economic life of buildings than is suggested by the Marshall and Swift cost
estimator. Many buildings built in the 1920’s and 1930’s still standing today and producing
competitive incomes. Interviews with local mortgage brokers show that 40-year-old buildings are
mortgaged over a 25-30 year span. This indicates that buildings are expected to remain
competitive for about 60 years. In light of this evidence, the subject building having an effective
age of 30 years would have a remaining economic life of 30 years under the current market
conditions.
Summary and Conclusion
The subject property’s building is in good condition for its age and style. The improvements had
been regularly maintained and updated when necessary. The improvements remain functional for
their current use and the utility is foreseen to continue well into the future.
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Assessment and Taxes
Property Assessment
Property assessment in British Columbia is done by BC Assessment. BC Assessment is a Crown
corporation that has valued all property in British Columbia since 1974. The assessed value is
based on the Actual or Market value as of July 1st of the previous year. This means the assessed
value of the subject property for 2021 is the value it should sell for as of July 1, 2020. The
Assessment Act also requires the assessment to be split between land and buildings.
Property Taxes
The completed assessment rolls are given to the various taxing authorities who calculate the tax
rates to be applied against the properties. The subject property is taxed through the City of
Creston.
A copy of an assessment report is included:
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Zoning/Land Use Controls
Zoning Bylaw
The Town of Creston passed Zoning Bylaw 1123 in 1989. This bylaw controls the use and
development of the subject properties.
Designation
The subject’s zoning designation is P-1 “Community Use. However the Town of Creston has
requested that the properties be valued assuming the zoning ”is “General Commercial (C-1)
Zone.” This designation is under Zoning Bylaw 1123. An excerpt from the Town of Creston’s
zoning map illustrates the property’s zoning:

Other Land Use Controls
Creston’s Official Community Plan (OCP) will guide future land use on the subject property.
Under the OCP, the subject land is identified for continued commercial use.
Permitted and Discretionary Uses
The zoning permits a wide range of commercial uses typically found in urban areas. An extract of
Zoning Bylaw 1123 (consolidated) from the Town of Creston which provides the zoning
regulations and a list of permitted and discretionary uses are included in the Addenda.
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Statement as to Conformity
The subject property conforms to the current zoning requirements. Under the zoning, permitted
uses include a retail store; a full list of permitted uses is available in the addendum.
Trends and Policies
The Town of Creston adopted an Official Community Plan in 2001 and that is the basis for any
new development.
Conclusion
The adoption of the OCP and zoning bylaws ensure that Creston will develop in a homogenous
fashion in accordance with the current zoning bylaw.

29

138 & 140 10th Ave N, Creston, BC

Rocky Mountain Appraisal

Highest and Best Use PID# 016-162-650 (FireHall)
Theory and Principle of Highest and Best Use
Highest and Best Use is defined by the Appraisal of Real Estate Second Edition as “The
reasonably probable and legal use of vacant land or an improved property that is physically
possible, appropriately supported, and financially feasible and that results in the highest value”.
The Appraisal of Real Estate Second Edition states “Appraisal theory holds that as long as the
value of a property as improved is greater than the value of the land as though vacant, the
highest and best use is the use of the property as improved. However, in practice a property
owner who is redeveloping a parcel of land may remove an improvement even when the value of
the property as improved exceeds the value of the vacant land”.
The Highest and Best Use principle is based on the fact that there is only so much land and it will
be utilized to its highest potential, subject to government restrictions and other limitations
imposed by society. Some of these restrictions may include zoning, building codes, the principal
of supply and demand and competition. The four main criteria that form the basis of the Highest
and Best Use analysis according to the Appraisal of Real Estate Second Edition are:
1)

The use must be Physically Possible

2)

The use must be Legally Permissible

3)

The use must be Financially feasible

4)

The use must be Maximally productive

Property is always valued on its Highest and Best Use, which may or may not be its present use.
Land value is based on the Highest and Best Use of the property as if vacant, with the
improvements being valued as to how they contribute to or detract from the overall value of the
land. Therefore, it is imperative to consider the Highest and Best Use of the property as if vacant
separate, from the highest and best use as improved.
However, as the subject property is strata titled, the property would not exist as vacant. The land
is collectively owned by all of the owners of the strata properties. The Highest and Best Use can
only be the improved use.
Physically Possible
According to the Appraisal of Real Estate Second Edition the test of physically possibility
addresses the physical characteristics associated with the site that might affect its Highest and
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Best Use. These characteristics include the size, shape, terrain, accessibility and soil conditions,
which may limit the potential uses to which the land can be put.
The subject site is comprised of one lot. The subject is 17,471 square feet and is sufficient size to
develop a relatively moderate sized commercial building per the zoning. The site is well situated
with good access. The rectangular shape and level terrain provide for a desirable building lot.
Legally Permissible
According to the Appraisal of Real Estate Second Edition the appraiser must determine which
uses are legally permissible for development purposes. Private restrictions, zoning, building
codes, historic district controls, and environmental regulations must be investigated because they
may preclude many potential uses. The appraiser must also consider whether there is a
reasonable probability that the zoning could be changed in order for the Highest and Best Use of
the property to be realized.
The subject site conforms to the Assumed C-1 zoning regulation. The Official Community Plan
indicates that that the area is to remain a commercial area, so rezoning is unlikely. If vacant, the
subject site would likely be developed with an allowable use(s) per the zoning designation.
Financially Feasible
According to the Appraisal of Real Estate Second Edition if the physically possible and legally
permissible uses are income-producing, the analysis of financial feasibility will often focus in
which potential uses are likely to produce an income (or return) equal to or greater than the
amount needed to satisfy operating expenses, financial obligations, and capital amortization of
the investment. To determine the financial feasibility it is required to estimate the future gross
income that can be expected from each use.
If the site was vacant, it would likely be developed under the current C-1 zoning with a one or two
storey building consisting of commercial use(s). Since market lease rents would unlikely generate
a return necessary to support the cost of new improvements, a new building may likely be
stratified and sold as individual units or developed for owner use.
Maximally Productive
According to the Appraisal of Real Estate Second Edition the test of maximum productivity is
applied to the uses that have passed the first three tests. Additional analysis of the market forces
of supply and demand may aide in the process of elimination. Commercial lands exist to produce
income for the owner/investor. The investor’s primary objective is to get the maximum rental rate
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out of the commercial building. The use that produces this rate after all other criteria has been
satisfied is considered the Highest and Best Use.
Generally, owner operators appear to generate higher returns from operating the businesses
within their properties as opposed to leasing them out. It would be maximally productive to
develop the site as an owner-operated commercial lot.
Highest and Best Use of the Property as Improved
The subject site is improved with a functional commercial building that legally conforms to the
existing zoning. The improvements provide function and utility. Demand for commercial buildings
in Creston is good.
Conclusion
The Highest and Best Use of the subject property at the effective date of appraisal is its current
improved commercial use for commercial retail or service. It is unlikely that the property would be
purchased, the improvements razed and the site be redeveloped. Most likely a purchaser would
purchase the property as an owner user for a commercial use or, for the ability of the property to
generate an income stream for the foreseeable future.
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Highest and Best Use PID# 016-162-617 (Ambulance)
Theory and Principle of Highest and Best Use
Highest and Best Use is defined by the Appraisal of Real Estate Second Edition as “The
reasonably probable and legal use of vacant land or an improved property that is physically
possible, appropriately supported, and financially feasible and that results in the highest value”.
The Appraisal of Real Estate Second Edition states “Appraisal theory holds that as long as the
value of a property as improved is greater than the value of the land as though vacant, the
highest and best use is the use of the property as improved. However, in practice a property
owner who is redeveloping a parcel of land may remove an improvement even when the value of
the property as improved exceeds the value of the vacant land”.
The Highest and Best Use principle is based on the fact that there is only so much land and it will
be utilized to its highest potential, subject to government restrictions and other limitations
imposed by society. Some of these restrictions may include zoning, building codes, the principal
of supply and demand and competition. The four main criteria that form the basis of the Highest
and Best Use analysis according to the Appraisal of Real Estate Second Edition are:
1)

The use must be Physically Possible

2)

The use must be Legally Permissible

3)

The use must be Financially feasible

4)

The use must be Maximally productive

Property is always valued on its Highest and Best Use, which may or may not be its present use.
Land value is based on the Highest and Best Use of the property as if vacant, with the
improvements being valued as to how they contribute to or detract from the overall value of the
land. Therefore, it is imperative to consider the Highest and Best Use of the property as if vacant
separate, from the highest and best use as improved.
However, as the subject property is strata titled, the property would not exist as vacant. The land
is collectively owned by all of the owners of the strata properties. The Highest and Best Use can
only be the improved use.
Physically Possible
According to the Appraisal of Real Estate Second Edition the test of physically possibility
addresses the physical characteristics associated with the site that might affect its Highest and
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Best Use. These characteristics include the size, shape, terrain, accessibility and soil conditions,
which may limit the potential uses to which the land can be put.
The subject site is comprised of two lots the building encroaches on parcel 6. The subject is
14,202 square feet and is sufficient size to develop a relatively moderate sized commercial
building per the zoning. The site is well situated with good access. The rectangular shape and
sloping terrain provide for a desirable building lot.
Legally Permissible
According to the Appraisal of Real Estate Second Edition the appraiser must determine which
uses are legally permissible for development purposes. Private restrictions, zoning, building
codes, historic district controls, and environmental regulations must be investigated because they
may preclude many potential uses. The appraiser must also consider whether there is a
reasonable probability that the zoning could be changed in order for the Highest and Best Use of
the property to be realized.
The subject site conforms to the Assumed C-1 zoning regulation. The Official Community Plan
indicates that that the area is to remain a commercial area, so rezoning is unlikely. If vacant, the
subject site would likely be developed with an allowable use(s) per the zoning designation.
Financially Feasible
According to the Appraisal of Real Estate Second Edition if the physically possible and legally
permissible uses are income-producing, the analysis of financial feasibility will often focus in
which potential uses are likely to produce an income (or return) equal to or greater than the
amount needed to satisfy operating expenses, financial obligations, and capital amortization of
the investment. To determine the financial feasibility it is required to estimate the future gross
income that can be expected from each use.
If the site was vacant, it would likely be developed under the current C-1 zoning with a one or two
story building consisting of commercial use(s). Since market lease rents would unlikely generate
a return necessary to support the cost of new improvements, a new building may likely be
stratified and sold as individual units or developed for owner use.
Maximally Productive
According to the Appraisal of Real Estate Second Edition the test of maximum productivity is
applied to the uses that have passed the first three tests. Additional analysis of the market forces
of supply and demand may aide in the process of elimination. Commercial lands exist to produce
income for the owner/investor. The investor’s primary objective is to get the maximum rental rate
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out of the commercial building. The use that produces this rate after all other criteria has been
satisfied is considered the Highest and Best Use.
Generally, owner operators appear to generate higher returns from operating the businesses
within their properties as opposed to leasing them out. It would be maximally productive to
develop the site as an owner-operated commercial lot.
Highest and Best Use of the Property as Improved
The subject site is improved with a functional commercial building that legally conforms to the
existing zoning. The improvements provide function and utility. Demand for commercial buildings
in Creston is good.
Conclusion
The Highest and Best Use of the subject property at the effective date of appraisal is its current
improved commercial use for commercial retail. It is unlikely that the property would be
purchased, the improvements razed and the site be redeveloped. Most likely a purchaser would
purchase the property as an owner user for a commercial use or, for the ability of the property to
generate an income stream for the foreseeable future.
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Introduction to the Three Approaches to Value
The appraisal of real estate involves three common approaches to value. They are the Cost
Approach, Direct Comparison Approach, and the Income Approach. Each of these approaches
has varying degrees of strengths and weaknesses depending upon the type and age of building
appraised.
Cost Approach
The Cost Approach is based on the Principle of Substitution which states that a prudent
purchaser would not pay more for a property than the cost of acquiring the site combined with the
cost of constructing an improvement with similar desirability and utility. This approach is very
useful with newer buildings.
Direct Comparison Approach
The Direct Comparison Approach is also based on the Principle of Substitution. The premise is
that a prudent purchaser would not pay more than the cost of acquiring a similar existing
property, which offers similar desirability and utility. This is an excellent approach when sufficient
data is available.
Income Approach
The Income Approach is based on the assumption that a relationship exists between the income
a property is capable of earning and its value at a given moment in time. The income approach
converts income obtained from the property to an indication of value.
All three methods will be considered before estimating the value of the subject and a more
detailed discussion of the three approaches and how they relate to the subject property is
contained in the following sections of this report.
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Cost Approach
The Cost Approach is based on the assumption that an informed purchaser will pay no more for a
property than the cost of producing a substitute property with equal utility. When the Cost
Approach is applied, an estimate of value is developed by estimating the value of the vacant site
and adding it to the current cost of constructing a replacement of the improvements. Depreciation
is then estimated and deducted.
Methods Available to Estimate Land Value
There are six generally accepted methods available to the appraiser to estimate the land value of
vacant land. They are as follows:
1) Direct Comparison
2) Extraction
3) Allocation
4) Land Residual
5) Ground Rent Capitalization
6) Subdivision Development Analysis
Method Selected
The method used to estimate the value of vacant land in this report is the Direct Comparison
Method. This method, according to the Appraisal of Real Estate Second Edition is applied by
collecting data on similar parcels of land, and then analyzes, compares, and adjusts to provide a
value indication for the land being appraised. In the comparison process, the similarity or
dissimilarity of the parcels is considered. The Direct Comparison method has been selected from
the alternatives available because there are comparable sales available, and it is the most
common method used in the marketplace.
The unit of comparison for vacant land is the price per square foot of land as this is what is
typically used by vendors and purchasers of commercial land. Commercial lots will also be
compared on the price per lot. The subject property is over thirty-six years old and determining
deprecation is very difficult on older buildings. Therefore, the cost approach will not be used in
determining market value.
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Direct Comparison Approach – PID#016-162-650 (Fire
Hall)
Preamble
The Appraisal of Real Estate Second Edition states that in the Direct Comparison Approach, the
appraiser develops an opinion of value by analyzing similar properties and comparing these
properties with the subject property. The comparative techniques of analysis applied in the sales
comparison approach are fundamental to the valuation process. Estimates of market rent,
expenses, land value, cost, depreciation, and other value parameters may be derived in the other
approaches to value using similar comparative techniques. Similarly, conclusions derived in the
other approaches are often analyzed in the sales comparison approach to estimate the
adjustments to be made to the sale prices of comparable properties.
In the Direct Comparison Approach, an opinion of market value is developed by comparing
properties similar to the subject property that have recently sold, are listed for sale, or are under
contract to purchase. A major premise of the Direct Comparison Approach is that the market
value of a property is related to the prices of comparable, competitive properties.
The comparative analysis of properties and transactions focuses on similarities and differences
that affect value, which may include variations in the following; property rights appraised the
motivation of buyers and sellers, non-realty components of value, financing terms, market
conditions at the time of sale, size, location, physical features, use/zoning, expenditures made
immediately after purchase, and economic characteristics. These elements of comparison are
tested against market evidence to estimate which elements are sensitive to change and how they
affect value. Dollar or percentage adjustments are then applied to the known sale price of each
comparable property to derive an indicated value for the subject property. Through this
comparative process the appraiser renders an opinion of value as of the date specified. The
Direct Comparison Approach often provides highly supportable value estimates for homogeneous
properties such as vacant land and single-family dwellings when the adjustments are few and
relatively simple to compute. For larger more complex properties such as office buildings,
shopping malls and hotels, the required adjustments are often numerous and difficult to estimate
and typically detract from the accuracy of the overall value.
Valuation
The Direct Comparison Approach in this report will be used to value the improved subject
property. The following sales will be compared to the subject property on a sale price per gross
building area (GBA):
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#

Location

Sale date

Sale price

Lot Size

Density

GBA (SqFt)

$/GBA

(SqFt)
1.

1036 Canyon Street

Jul 2021

$1,275,000

13,845

68%

9,382

$136

2.

1816 Canyon Street

Jan 2021

$471,000

18,000

32%

5,760

$82

3.

1012 Canyon Street

Jul 2020

$105,000

2,422

46%

1,115

$94

4.

113 10 Avenue North

Jan 2020

$460,000

3,968

80%

3,187

$144

5.

1513 Canyon Street

Oct 2019

$269,000

7,500

47%

3,528

$76

17,471

46%

8,160

th

Subject (Fire Hall)

Analysis
Five sales over the last 24 months provide good evidence of commercial values and rates. The
subject is a larger downtown site on a good commercial location with well-maintained block
buildings. Unadjusted, the comparable properties provide a range of rates between $76 and $144
per square foot of gross building area.
There is no discernible evidence to suggest a change in market conditions for improved
commercial property from October 2019 until the effective date of appraisal though strength in the
market is perceived.
Index 1 is the recent purchase and sale of a large two-story block building that was recently
extensively renovated to accommodate a large pub/restaurant. The quality of the renovation was
very good. The business was not operating and the building sold off. Overall, a rate for the
subject is expected to be below the indicated rate of $136.
Index 2 is the purchase and sale of an older block building occupied by a tire service company
“Kal-Tire.”
Though an older building, it is smaller than the subject which suggests a rate near $82 for the
subject.
Index 3 is a nearby local indicator of an older, smaller building on Canyon. The improvements are
substantially older and the property is not a good substitute for the subject. A rate for the subject
is expected to be less than rate of Index 3.
Index 4 is another local indicator of a more modern restaurant/bakery building located on 10th
Avenue North, just off Canyon. Considering the smaller size and the superior improvements,
Index 4 supports a rate for the subject well below the indicator of $144.
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Index 5 is the purchase and sale of a 1970’s block building that was home to a fitness center.
Considering the date of sale, a rate for the subject is expected to be at least $76.

Summary and Conclusion
The market has provided good recent sales evidence of commercial properties. Considering the
mixed use of the subject’s improvements, as well as the location, a rate for the subject is
expected to be near the bottom end of the rates and between $76 to $94. Though a discernible
change in market conditions over the last few years is difficult to measure, it is apparent that
values have increased.
A rate for the subject is expected to be near Indices 2 and 5 and near $80. A rate of $80 is
estimated.
The subject, property’s market value by the Direct Comparison Approach is estimated and
calculated: 8,160 square feet x $80 per square foot = $652,800, rounded to:
$650,000
Six Hundred Fifty Thousand Dollars
as at October 26, 2021
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Direct Comparison Approach – PID#016-162-617
(Ambulance)
Preamble
The Appraisal of Real Estate Second Edition states that in the Direct Comparison Approach, the
appraiser develops an opinion of value by analyzing similar properties and comparing these
properties with the subject property. The comparative techniques of analysis applied in the sales
comparison approach are fundamental to the valuation process. Estimates of market rent,
expenses, land value, cost, depreciation, and other value parameters may be derived in the other
approaches to value using similar comparative techniques. Similarly, conclusions derived in the
other approaches are often analyzed in the sales comparison approach to estimate the
adjustments to be made to the sale prices of comparable properties.
In the Direct Comparison Approach, an opinion of market value is developed by comparing
properties similar to the subject property that have recently sold, are listed for sale, or are under
contract to purchase. A major premise of the Direct Comparison Approach is that the market
value of a property is related to the prices of comparable, competitive properties.
The comparative analysis of properties and transactions focuses on similarities and differences
that affect value, which may include variations in the following; property rights appraised the
motivation of buyers and sellers, non-realty components of value, financing terms, market
conditions at the time of sale, size, location, physical features, use/zoning, expenditures made
immediately after purchase, and economic characteristics. These elements of comparison are
tested against market evidence to estimate which elements are sensitive to change and how they
affect value. Dollar or percentage adjustments are then applied to the known sale price of each
comparable property to derive an indicated value for the subject property. Through this
comparative process the appraiser renders an opinion of value as of the date specified. The
Direct Comparison Approach often provides highly supportable value estimates for homogeneous
properties such as vacant land and single-family dwellings when the adjustments are few and
relatively simple to compute. For larger more complex properties such as office buildings,
shopping malls and hotels, the required adjustments are often numerous and difficult to estimate
and typically detract from the accuracy of the overall value.
Valuation
The Direct Comparison Approach in this report will be used to value the improved subject
property. The following sales will be compared to the subject property on a sale price per gross
building area (GBA):
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#

Location

Sale date

Sale price

Lot Size

Density

GBA (SqFt)

$/GBA

(SqFt)
1.

1036 Canyon Street

Jul 2021

$1,275,000

13,845

68%

9,382

$136

2.

1816 Canyon Street

Jan 2021

$471,000

18,000

32%

5,760

$82

3.

1012 Canyon Street

Jul 2020

$105,000

2,422

46%

1,115

$94

4.

113 10 Avenue North

Jan 2020

$460,000

3,968

80%

3,187

$144

5.

1513 Canyon Street

Oct 2019

$269,000

7,500

47%

3,528

$76

14,202

26%

3,690

th

Subject (Ambulance)

Analysis
Five sales over the last 24 months provide good evidence of commercial values and rates. The
subject is a larger downtown site on a good commercial location with well-maintained block
buildings. Unadjusted, the comparable properties provide a range of rates between $76 and $144
per square foot of gross building area.
There is no discernible evidence to suggest a change in market conditions for improved
commercial property from October 2019 until the effective date of appraisal though strength in the
market is perceived.
Index 1 is the recent purchase and sale of a large two-story block building that was recently
extensively renovated to accommodate a large pub/restaurant. The quality of the renovation was
very good. The business was not operating and the building sold off. Overall, a rate for the
subject is expected to be well-below the indicated rate of $136.
Index 2 is the purchase and sale of an older block building occupied by a tire service company
“Kal-Tire.”
An older building, it is larger than the subject which suggests a rate above $82 for the subject.
Index 3 is a nearby local indicator of an older, smaller building on Canyon. The improvements are
substantially older and the property is not a good substitute for the subject. A rate for the subject
is expected to be less than rate of Index 3.
Index 4 is another local indicator of a more modern restaurant/bakery building located on 10th
Avenue North, just off Canyon. Considering the smaller size and the superior improvements,
Index 4 supports a rate for the subject below the indicator of $144.
Index 5 is the purchase and sale of a 1970’s block building that was home to a fitness center.
Considering the date of sale, a rate for the subject is expected to be above $76.
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Summary and Conclusion
The market has provided good recent sales evidence of commercial properties. Considering the
mixed use of the subject’s improvements, as well as the location, a rate for the subject is
expected to be above the bottom end of the rates and between $76 to $94. Though a discernible
change in market conditions over the last few years is difficult to measure, it is apparent that
values have increased.
A rate for the subject is expected to be above Indices 2 and 3 at $76 and $94 respectively and
below Index 1 and 4 at $136 and $144. A rate of $110 is estimated.
The subject property’s market value by the Direct Comparison Approach is estimated and
calculated: 3,690 square feet x $110 per square foot = $405,900, rounded to:
$405,000
Four Hundred Five Thousand Dollars
as at October 26, 2021
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Income Approach – PID#016-162-650 (Fire Hall)
Preamble
Income is a critical element when a property is purchased as an investment. The Income
Approach is a method of valuation that involves the analysis of the property’s capability to
generate revenue and the conversion of this income into an indication of value. This approach is
based on the premise that value is the present worth of anticipated future benefits (typically
monetary).
The basic steps in the Income Approach are:
1. Estimate the annual potential gross income (PGI) that the property is capable of
producing at 100% occupancy;
2. Deduct vacancy and bad debt allowances from the PGI and add ancillary income to
conclude the effective gross income (EGI);
3. Establish the net operating income (NOI) by deducting the annual operating expenses
(excluding income tax and financing costs) from the EGI;
4. Select the appropriate method of capitalization;
5. Select an appropriate capitalization rate or discount rate:
6. Apply the selected method of capitalization and the selected capitalization rate to convert
the NOI into a value estimate.
Estimate of Annual Potential Gross Income
The first step is to estimate the potential gross annual income of the property. This refers to the
total gross revenue which the property is capable of producing at the effective date of appraisal.
The income includes all revenue sources associated with the real estate only.
As the purpose of this appraisal is to estimate the market value of the fee simple interest in the
property, a stabilization of the business income is not required. Rather, an estimate of the earning
potential of the real estate must be determined separately from the business operation.
For example, a restaurant operator who rents space for his business will still expect a profit after
the rent is paid. The rent paid to the landowner is considered the real estate income while the
tenant’s profit will be business value or non-realty value. If this was not the case, real estate
would not be rented as there would be no profit motive.
Hence, if the valuation incorporates the business operation, the resulting value will not only
include the real estate but the business value as well.
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Economic Rent
The valuation of fee simple interests in revenue properties are based upon the rent that the
property is capable of producing. The economic rent is the rent that the property could achieve at
the effective date of valuation had the property been available for lease in the market. If the
subject was available for rent, it appears that there could be demand for the space by a
leaseholder. The tenant would most likely use the property as intended.
Commercial and industrial properties in Creston are typically leased on some form of net rent
basis. An “absolute” lease (also known as a “fully-net” or “care-free” lease) is common in new
developments and refers to a type of lease in which the tenant is responsible for all operating
expenses including management fees and structural repairs. “Triple-net” leases are most
common and usually refer to the landlord being responsible for only management fees, structural
repair and maintenance. “Gross” leases are still common and most likely found in older properties
and are usually on a monthly basis. The gross lease is a flat rental rate with the landlord paying
all operating costs except possibly utilities.
The subject property is specifically designed for a Firehall. Typical retail and service commercial
buildings are usually designed to suit a variety of users and market evidence of rents of the real
estate are usually readily available. Given the special purpose and design of the subject property,
limited market evidence of Fire Hall rents are available.
It is more likely that the property will be used a shop with office area and rental rates with those
characteristics will be used when determining the rate.
Less than ideal evidence of market rental is available in Creston. Most recently developed
buildings are for owner use. Typical retail rents along Canyon Street and Northwest Boulevard
generally range from $6 to $15 per square foot or more.
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The subject property is currently owner occupied. Additional market evidence is limited. The
following table shows rent comparable properties that will be used in supporting a market rent for
the subject property:
#

Location/Type

Size (SF)

Lease Date

Rate/SF

1.

Highway drive thru coffee

1,695

Current/10yrs

$45

2.

Power Centre – Retail

8,004

Mar 2005/10yrs

$17

3.

Power Centre – Retail

3,050

Aug 2005/10yrs

$19.50

4.

Power Centre – Retail

3,517

Jul 2005/10yrs

$21

5.

New Bank

4,946

Current/10yrs

$27.50

6.

New Retail

2,500

Current/10yrs

$25.00

7.

New Restaurant

2,000

Current/10yrs

$25.00

8.

Highway Retail

2,000

Sep 2012/5yrs

$14.00

9.

Highway Retail

2,650

July 2012/3yrs

$12.00

10.

Highway Restaurant

1,572

Jan 2013/5yrs

$16.03

11.

Office

2,300

Asking

$16.00

12.

Highway retail - older

8,000

Asking

$8.13

13.

Highway Auto Service

2,932

Asking

$12.00 gross

14.

New Auto Dealership

6,875

Asking

$12.00

Rents for newly constructed commercial buildings tend to be over $15 per square foot, as rates
below this do not generally support the cost of development. Larger spaces tend to demand lower
rates than otherwise similar but smaller space. A newer, but vacant auto service and sales
building was offered at $12 prior to the sale of the building last year.
#

Area

Rent/SF

Date

(SF)

(NNN)

Shop

Ask

2,262

$10.61

Shop

Ask

4,524

$9.55

Shop

Aug 2008

5 yrs

2,262

$9.55

4.

900 Blk Industrial
Rd
900 Blk Industrial
Rd
300 Blk Slater Rd

Retail/Warehouse

Apr 2007

10 yrs

18,687

$7.06

5.

1200 Blk Ind. Rd. 2

Shop/office/res

Mar 2006

5 yrs

3,400

$7.06

6.

400 Blk Patterson

Manufacturing

Sep 2005

3 yrs

18,201

$4.00

7.

300 Blk King St. W.

Warehouse/Retail

Oct 2004

15 yrs

17,000

$5.00

8.

1400 Blk Cranbrook

Retail

Feb 2004

5 yrs

4,248

$7.20

1.

Location
900 Blk Industrial

Use

Lease

Term

Rd
2.
3.

St N
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9.

1900 Blk. Theatre

Warehouse

Apr 2003

5 yrs

7,714

$5.75

Rd.
10.

1000 Blk Ind. Rd. 2

Warehouse

Mar 2002

3 yrs

9,800

$5.09

11.

800 Blk. Ind. Rd. 3

Warehouse

Dec 2003

3 yrs

10,000

$4.80

12.

2000 Blk McPhee

Auto service

Ask

3,500

$10.40

13.

600 Blk Ind Rd

Warehouse

Ask

10,000

$7.20

A rate for the subject is expected to be at the low end of the retail range of rates but above the
service industrial rates given the size of the space and the use. A market rent is expected to be
approximately $8 per square foot not including mezzanine area.
Economic Rent
The valuation of fee simple interests in revenue properties are based upon the rent that the
property is capable of producing. The economic rent is the rent that the property could achieve at
the effective date of valuation had the property been available for lease in the market. If the
subject was available for rent, it appears that there could be demand for the space by a
leaseholder. The tenant would most likely use the property as intended.
The Creston leasing market typically operates on a net lease situation (known as triple-net). In
this type of lease, the tenant is usually responsible for rent, property taxes and utilities and the
landlord pays for structural insurance and repairs as well as management. However, gross leases
are frequently found in older developments and office space and the gross rent will include taxes
and sometimes utilities.
According to the rent information provided.
Vacancy and Collection Loss
The potential gross income is an annual estimate at 100% occupancy. It is expected that an
owner will suffer losses due to periodic vacancy and bad debts. Considering the history of the
property’s continued use, a vacancy and collection loss of 3% is reasonable for the subject
property.
Expenses
The commercial rent is estimated on a net basis. Therefore, the landlord is only responsible for
management fees and structural repair for the property as well as expenses associated with
periodic vacancies. This is estimated at 5% of Effective Gross Income.
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Net Income
Net operating income for the subject property is calculated:
Potential Gross Income:
8,136 square feet x $8/sf =

$65,088

Total Potential Gross Income:

$65,088

Less Vacancy and Collection Loss:
3% x $65,088 =

1,953
(1,953)

Effective Gross Income:

$63,135

Less Expenses:
5% x $63,135 =

3,157
(3,157)
$59,978

Net Operating Income
Capitalization Analysis

Capitalization, in the appraisal of real estate, may be defined as the process of converting the
projected future annual installments of income into a present value by application of an
appropriate rate or factor. It is a mathematical relationship between the income and the capital
value. This relationship does not imply that the current income is expected to remain indefinitely,
for in fact, it will rise and fall with changing market conditions. However, these amounts can be
estimated with relative certainty and compared with properties that have sold given similar market
conditions.
The sales used in the Direct Comparison Approach will be used to estimate an Overall
Capitalization Rate (OCR) for the subject property:
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1.

Address
1012 Canyon Street

Sale Date
Jul 2020

Sale Price
$105,000

OCR
<10%

2.

113 10th Avenue North

Jan 2020

$460,000

<8.5%

3.

1513 Canyon Street

Oct 2019

$269,000

<9%

4.

1511 Northwest Blvd

Sep 2019

$165,000

<7%

5.

1417 Canyon Street

June 2019

$325,000

9%

6.

1217 Canyon Street

Nov 2018

$118,600

<11%

7.

1016 Canyon Street

Oct 2018

$175,000

9.9%
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8.

908 Northwest Blvd

Sep 2018

$199,000

<10%

9.

1022 Canyon Street

Jul 2018

$87,500

<9%

10.

116 Northwest Blvd

Jun 2018

$218,000

<9%

The sales indicate a range of capitalization rates from a low of <7% up to under 11% (projected).
Capitalization rates were derived by stabilizing revenue in a similar manner to the subject
property; allowing for vacancy and expenses. Where actual income was not available, market
rents were projected.
Overall Capitalization rates have trended down in the Kootenays (and BC) over the last few
years. Low interest rates and growing real estate demand in the East Kootenays are contributors.
Historically, OCR’s for commercial property were above 10%. Over the last two years, rates have
trended down to the 8-9% range or lower. Creston has demonstrated a weaker commercial
market with lower values than other East Kootenay municipalities.
A rate for the subject is expected to be between 7% and 11% as indicated by the sales. A
tendency near 8.5% is preferred.
Considering the above analysis, an Overall Capitalization Rate for the subject property at the
effective date of valuation is estimated at 8.5%. Therefore, the estimate of market value for the
subject property based on Capitalized Net Operating Income is: $59,978/ 8.5% = $705,623,
rounded to:
$705,000
Seven Hundred Five Thousand Dollars
as at October 26, 2021
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Income Approach – PID#016-162-617 (Ambulance)
Preamble
Income is a critical element when a property is purchased as an investment. The Income
Approach is a method of valuation that involves the analysis of the property’s capability to
generate revenue and the conversion of this income into an indication of value. This approach is
based on the premise that value is the present worth of anticipated future benefits (typically
monetary).
The basic steps in the Income Approach are:
1. Estimate the annual potential gross income (PGI) that the property is capable of
producing at 100% occupancy;
2. Deduct vacancy and bad debt allowances from the PGI and add ancillary income to
conclude the effective gross income (EGI);
3. Establish the net operating income (NOI) by deducting the annual operating expenses
(excluding income tax and financing costs) from the EGI;
4. Select the appropriate method of capitalization;
5. Select an appropriate capitalization rate or discount rate:
6. Apply the selected method of capitalization and the selected capitalization rate to convert
the NOI into a value estimate.
Estimate of Annual Potential Gross Income
The first step is to estimate the potential gross annual income of the property. This refers to the
total gross revenue which the property is capable of producing at the effective date of appraisal.
The income includes all revenue sources associated with the real estate only.
As the purpose of this appraisal is to estimate the market value of the fee simple interest in the
property, a stabilization of the business income is not required. Rather, an estimate of the earning
potential of the real estate must be determined separately from the business operation.
For example, a restaurant operator who rents space for his business will still expect a profit after
the rent is paid. The rent paid to the landowner is considered the real estate income while the
tenant’s profit will be business value or non-realty value. If this was not the case, real estate
would not be rented as there would be no profit motive.
Hence, if the valuation incorporates the business operation, the resulting value will not only
include the real estate but the business value as well.
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Economic Rent
The valuation of fee simple interests in revenue properties are based upon the rent that the
property is capable of producing. The economic rent is the rent that the property could achieve at
the effective date of valuation had the property been available for lease in the market. If the
subject was available for rent, it appears that there could be demand for the space by a
leaseholder. The tenant would most likely use the property as intended.
Commercial and industrial properties in Creston are typically leased on some form of net rent
basis. An “absolute” lease (also known as a “fully-net” or “care-free” lease) is common in new
developments and refers to a type of lease in which the tenant is responsible for all operating
expenses including management fees and structural repairs. “Triple-net” leases are most
common and usually refer to the landlord being responsible for only management fees, structural
repair and maintenance. “Gross” leases are still common and most likely found in older properties
and are usually on a monthly basis. The gross lease is a flat rental rate with the landlord paying
all operating costs except possibly utilities.
The subject property is specifically designed for a Firehall. Typical retail and service commercial
buildings are usually designed to suit a variety of users and market evidence of rents of the real
estate are usually readily available. Given the special purpose and design of the subject property,
limited market evidence of Fire Hall rents are available.
It is more likely that the property will be used a shop with office area and rental rates with those
characteristics will be used when determining the rate.
Less than ideal evidence of market rental is available in Creston. Most recently developed
buildings are for owner use. Typical retail rents along Canyon Street and Northwest Boulevard
generally range from $6 to $15 per square foot or more.
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The subject property is currently owner occupied. Additional market evidence is limited. The
following table shows rent comparable properties that will be used in supporting a market rent for
the subject property:
#

Location/Type

Size (SF)

Lease Date

Rate/SF

1.

Highway drive thru coffee

1,695

Current/10yrs

$45

2.

Power Centre – Retail

8,004

Mar 2005/10yrs

$17

3.

Power Centre – Retail

3,050

Aug 2005/10yrs

$19.50

4.

Power Centre – Retail

3,517

Jul 2005/10yrs

$21

5.

New Bank

4,946

Current/10yrs

$27.50

6.

New Retail

2,500

Current/10yrs

$25.00

7.

New Restaurant

2,000

Current/10yrs

$25.00

8.

Highway Retail

2,000

Sep 2012/5yrs

$14.00

9.

Highway Retail

2,650

July 2012/3yrs

$12.00

10.

Highway Restaurant

1,572

Jan 2013/5yrs

$16.03

11.

Office

2,300

Asking

$16.00

12.

Highway retail - older

8,000

Asking

$8.13

13.

Highway Auto Service

2,932

Asking

$12.00 gross

14.

New Auto Dealership

6,875

Asking

$12.00

Rents for newly constructed commercial buildings tend to be over $15 per square foot, as rates
below this do not generally support the cost of development. Larger spaces tend to demand lower
rates than otherwise similar but smaller space. A newer, but vacant auto service and sales
building was offered at $12 prior to the sale of the building last year. The subject includes some
accommodation area and a rate at the upper end of the range will be used. A rate of $10 is
estimated.
#

Area

Rent/SF

Date

(SF)

(NNN)

Shop

Ask

2,262

$10.61

Shop

Ask

4,524

$9.55

Shop

Aug 2008

5 yrs

2,262

$9.55

4.

900 Blk Industrial
Rd
900 Blk Industrial
Rd
300 Blk Slater Rd

Retail/Warehouse

Apr 2007

10 yrs

18,687

$7.06

5.

1200 Blk Ind. Rd. 2

Shop/office/res

Mar 2006

5 yrs

3,400

$7.06

6.

400 Blk Patterson

Manufacturing

Sep 2005

3 yrs

18,201

$4.00

7.

300 Blk King St. W.

Warehouse/Retail

Oct 2004

15 yrs

17,000

$5.00

1.

Location
900 Blk Industrial

Use

Lease

Term

Rd
2.
3.
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8.

1400 Blk Cranbrook

Retail

Feb 2004

5 yrs

4,248

$7.20

Warehouse

Apr 2003

5 yrs

7,714

$5.75

St N
9.

1900 Blk. Theatre
Rd.

10.

1000 Blk Ind. Rd. 2

Warehouse

Mar 2002

3 yrs

9,800

$5.09

11.

800 Blk. Ind. Rd. 3

Warehouse

Dec 2003

3 yrs

10,000

$4.80

12.

2000 Blk McPhee

Auto service

Ask

3,500

$10.40

13.

600 Blk Ind Rd

Warehouse

Ask

10,000

$7.20

A rate for the subject is expected to be at the low end of the retail range of rates but above the
service industrial rates given the size of the space and the use. A market rent is expected to be
approximately $8 per square foot not including mezzanine area.
Economic Rent
The valuation of fee simple interests in revenue properties are based upon the rent that the
property is capable of producing. The economic rent is the rent that the property could achieve at
the effective date of valuation had the property been available for lease in the market. If the
subject was available for rent, it appears that there could be demand for the space by a
leaseholder. The tenant would most likely use the property as intended.
The Creston leasing market typically operates on a net lease situation (known as triple-net). In
this type of lease, the tenant is usually responsible for rent, property taxes and utilities and the
landlord pays for structural insurance and repairs as well as management. However, gross leases
are frequently found in older developments and office space and the gross rent will include taxes
and sometimes utilities.
According to the rent information provided.
Vacancy and Collection Loss
The potential gross income is an annual estimate at 100% occupancy. It is expected that an
owner will suffer losses due to periodic vacancy and bad debts. Considering the history of the
property’s continued use, a vacancy and collection loss of 3% is reasonable for the subject
property.
Expenses
The commercial rent is estimated on a net basis. Therefore, the landlord is only responsible for
management fees and structural repair for the property as well as expenses associated with
periodic vacancies. This is estimated at 5% of Effective Gross Income.
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Net Income
Net operating income for the subject property is calculated:
Potential Gross Income:
3,690 square feet x $10/sf =

$36,900

Total Potential Gross Income:

$36,900

Less Vacancy and Collection Loss:
3% x $36,900 =

1,107
(1,107)

Effective Gross Income:

$35,793

Less Expenses:
5% x $35,793 =

1,789
(1,789)
$34,004

Net Operating Income
Capitalization Analysis

Capitalization, in the appraisal of real estate, may be defined as the process of converting the
projected future annual installments of income into a present value by application of an
appropriate rate or factor. It is a mathematical relationship between the income and the capital
value. This relationship does not imply that the current income is expected to remain indefinitely,
for in fact, it will rise and fall with changing market conditions. However, these amounts can be
estimated with relative certainty and compared with properties that have sold given similar market
conditions.
The sales used in the Direct Comparison Approach will be used to estimate an Overall
Capitalization Rate (OCR) for the subject property:
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1.

Address
1012 Canyon Street

Sale Date
Jul 2020

Sale Price
$105,000

OCR
<10%

2.

113 10th Avenue North

Jan 2020

$460,000

<8.5%

3.

1513 Canyon Street

Oct 2019

$269,000

<9%

4.

1511 Northwest Blvd

Sep 2019

$165,000

<7%

5.

1417 Canyon Street

June 2019

$325,000

9%

6.

1217 Canyon Street

Nov 2018

$118,600

<11%

7.

1016 Canyon Street

Oct 2018

$175,000

9.9%
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8.

908 Northwest Blvd

Sep 2018

$199,000

<10%

9.

1022 Canyon Street

Jul 2018

$87,500

<9%

10.

116 Northwest Blvd

Jun 2018

$218,000

<9%

The sales indicate a range of capitalization rates from a low of <7% up to under 11% (projected).
Capitalization rates were derived by stabilizing revenue in a similar manner to the subject
property; allowing for vacancy and expenses. Where actual income was not available, market
rents were projected.
Overall Capitalization rates have trended down in the Kootenays (and BC) over the last few
years. Low interest rates and growing real estate demand in the East Kootenays are contributors.
Historically, OCR’s for commercial property were above 10%. Over the last two years, rates have
trended down to the 8-9% range or lower. Creston has demonstrated a weaker commercial
market with lower values than other East Kootenay municipalities.
A rate for the subject is expected to be between 7% and 11% as indicated by the sales. A
tendency near 8.5% is preferred.
Considering the above analysis, an Overall Capitalization Rate for the subject property at the
effective date of valuation is estimated at 8.0%. Therefore, the estimate of market value for the
subject property based on Capitalized Net Operating Income is: $34,004/ 8.0% = $425,050,
rounded to:
$425,000
Four Hundred Twenty Five Thousand Dollars
as at October 26, 2021
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Reconciliation and Final Estimate of Value – Fire Hall
The estimates of value:
Cost Approach

$N/A

Direct Comparison Approach

$650,000

Income Approach

$705,000

The Cost Approach was not used to produce an estimate of the value for the subject property
because the age of the building made determining depreciation very difficult.
The Direct Comparison Approach was developed and produced a value of $650,000. In this
approach, the sales of similar properties were compared to the subject property by a physical unit
of comparison – selling price per gross building area.
The Direct Comparison Approach can provide a reliable estimate of value if closely comparable
property sales can be found. The market produced recent evidence of sales in Cranbrook but,
typical of commercial properties, they all had physical differences between them. No recently
developed properties like the subject were available for comparison.
Due to the diverse nature of the commercial market and the physical and economic differences
between the sold properties and the subject, adjustments are difficult to quantify and results in a
less reliable result. For this reason, the Direct Comparison Approach is used only to provide
support for a final estimate of value.
The Income Approach provides an indication of $705,000 for the subject property. Most prudent
investors in revenue producing properties will be primarily concerned with the potential of a
property to generate income and with the risks associated in realizing that income stream. There
is little evidence of buildings like the subject property leasing out and producing stable income
streams, and then selling on these income streams. Many buildings similar to the subject are
owner occupied. Therefore this approach will be used with the Direct Comparison Approach in
determining the market value.
In concluding a final estimate of value for the subject property, a reasonable exposure time of
three to twelve months is considered appropriate. Exposure time is defined as “the estimated
length of time the property interest being appraised would have been offered on the market prior
to the hypothetical consummation of a sale at market value on the effective date of appraisal.”
The exposure time would be on the basis that the property would be leased out.
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The final estimate of market value of the subject property based on the Income Approach with
support by the Direct Comparison and Income Approach, as of October 26, 2021, is:
$685,000
Six Hundred Eighty-Five Thousand Canadian Dollars
As of October 26, 2021
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Reconciliation and Final Estimate of Value – Ambulance
The estimates of value:
Cost Approach

$N/A

Direct Comparison Approach

$405,000

Income Approach

$425,000

The Cost Approach was not used to produce an estimate of the value for the subject property
because the age of the building made determining depreciation very difficult.
The Direct Comparison Approach was developed and produced a value of $405,000. In this
approach, the sales of similar properties were compared to the subject property by a physical unit
of comparison – selling price per gross building area.
The Direct Comparison Approach can provide a reliable estimate of value if closely comparable
property sales can be found. The market produced recent evidence of sales in Cranbrook but,
typical of commercial properties, they all had physical differences between them. No recently
developed properties like the subject were available for comparison.
Due to the diverse nature of the commercial market and the physical and economic differences
between the sold properties and the subject, adjustments are difficult to quantify and results in a
less reliable result. For this reason, the Direct Comparison Approach is used only to provide
support for a final estimate of value.
The Income Approach provides an indication of $425,000 for the subject property. Most prudent
investors in revenue producing properties will be primarily concerned with the potential of a
property to generate income and with the risks associated in realizing that income stream. There
is little evidence of buildings like the subject property leasing out and producing stable income
streams, and then selling on these income streams. Many buildings similar to the subject are
owner occupied. Therefore this approach will be used with the Direct Comparison Approach in
determining the market value.
In concluding a final estimate of value for the subject property, a reasonable exposure time of
three to twelve months is considered appropriate. Exposure time is defined as “the estimated
length of time the property interest being appraised would have been offered on the market prior
to the hypothetical consummation of a sale at market value on the effective date of appraisal.”
The exposure time would be on the basis that the property would be leased out.
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The final estimate of market value of the subject property based on the Income Approach with
support by the Direct Comparison and Income Approach, as of October 26, 2021, is:
$415,000
Four Hundred Fifteen Thousand Canadian Dollars
As of October 26, 2021
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Certification
Re: 138 and 140 10th Ave N, Creston, BC V0B 1G0
I certify to the best of my knowledge and belief that:
1. The statements of fact contained within this report are true and correct;
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions, and are my personal, impartial, and unbiased professional analyses,
opinions and conclusions;
3. I have no present or prospective interest in the property that is the subject of this report, and
no personal interest with respect to the parties involved;
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 conclusions favoring
the client;
6. My analysis, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Canadian Uniform Standards of the Appraisal Institute of Canada;
7. I have the knowledge and experience to complete the assignment competently;
8. No one provided significant professional assistance to the person signing this report;
9. I personally inspected the subject property on October 26, 2021.
10. Based on the data, analysis and conclusions contained herein, the market value of the interest
in the property described, as of October 26, 2021, is estimated at: Fire Hall $685,000 and
Ambulance Building $415,000.

Brad McInnes, AACI, P.App
October 26, 2021
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ADDENDA
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Contingent and Limiting Conditions
1. This report has been prepared, at the request of Mike Moore, to provide an estimate of the current market value of the
subject property for internal use by the Town of Creston. No one other than to whom this report is addressed can rely
on this appraisal without first obtaining written authorization fro the client and the author of this report. This report has
been prepared on the assumption that no other person will rely on it for any other purpose and all liability to all such
persons is denied.
2. This report has been prepared at the request of the person noted above for the exclusive (and confidential) use of, the
recipient as named herein and for the specific purpose and function as stated herein. All copyright is reserved to the
author and this report is considered confidential by the author and/or the client. Possession of this report, or a copy
thereof, does not carry with it the right of reproduction or publication in any manner, in whole or in part, nor may it be
disclosed quoted from or referred to in any manner, in whole or in part, without the prior written consent and approval
of the author as to the purpose, form and content of any such disclosure, quotation or reference. Without limiting the
generality of the foregoing, neither all nor any part of the contents of this report shall be disseminated or otherwise
conveyed to the public in any manner whatsoever or through any medial whatsoever of disclosed, quotes from or
referred to in any report, financial statement, prospectus, or offering memorandum of the client, or in any documents
filed with any governmental agency without the prior written consent and approval of the author as to the purpose, form
and content of such dissemination, disclosure, quotation or reference.
3. The estimated market value of the real estate that is the object of this appraisal pertains to the value of the fee simple
interest in the real property. The property rights appraised herein exclude mineral rights, if any.
4. The concept of market value presumes reasonable exposure. The exposure period is the estimated length of time the
asset being valued would have been offered on the market prior to the hypothetical consummation of a sale at market
value on the effective date of valuation. The overall concept of reasonable exposure encompasses not only adequate,
sufficient and reasonable time but also adequate, sufficient and reasonable effort. The reasonable exposure period is a
function not only of time and effort, but will depend on the type of asset being valued, the state of the market at the
date of valuation and the level at which the asset is priced. (The estimated length of the exposure period needed to
achieve the estimated market value is set forth in the Letter of Transmittal, prefacing this report).
5. The estimate of value contained in this report is founded upon a thorough and diligent examination and analysis of
information gathered and obtained from numerous sources. Certain information has been accepted at face value;
especially if there was no reason to doubt its accuracy. Other empirical data required interpretative analysis pursuant
to the objective of this appraisal. Certain inquiries were outside the scope of this mandate. For these reasons, the
analyses, opinions and conclusions contained in this report are subject to the following Contingent and Limiting
conditions.
6. The property has been valued on the basis that title to the real estate herein appraised is good and marketable.
7. The author of this report cannot accept responsibility for legal matters, questions of survey, opinions of title, hidden of
unapparent conditions of the property, toxic wastes or contaminated materials, soil or subsoil conditions,
environmental, engineering or other technical matters that might render this property more or less valuable that as
stated herein. If it came to our attention as the result of our investigation and analysis that certain problems may exist,
a cautionary note has been entered in the body of the report.
8. The legal description of the property and the area of the site were obtained from the Land Titles Office. Furthermore,
the plans and sketches contained in this report are included solely to aid the recipient in visualizing the location of the
property, the configuration and boundaries of the site and the relative position of the improvements on the said lands.
9. The property has been valued on the basis that the real estate is free and clear of all value influencing encumbrances,
encroachments, restrictions or covenants except as may be noted in this report and that there are no pledges, charges,
liens or special assessments outstanding against the property other than as stated and described herein.
10. The property has been valued on the basis that there are no outstanding liabilities except as expressly noted herein,
pursuant to any agreement with municipal or other government authority, pursuant to any contract or agreement
pertaining to the ownership and operation of the real estate or pursuant to any lease or agreement to lease, which may
affect the stated value or saleability of the subject or any portion thereof.
11. The interpretation of the leases and other contractual agreements, pertaining to the operation and ownership of the
property, as expressed herein, is solely the opinion of the author and should not be construed as a legal interpretation.
Furthermore, the summaries of these contractual agreements, which appear in the Addenda, are presented for the sole
purpose of giving the reader an overview of the salient facts thereof.
12. The property has been valued on the basis that the real estate complied in all material respects with any restrictive
covenants affection the site and has been built and is occupied and being operated, in all material respects, in full
compliance with all requirements of law, including all zoning, land use classification, building, planning, fire and health
by-laws, rules, regulations, orders and codes of all federal, provincial, regional and municipal governmental authorities,
having jurisdiction with respect thereto. (It is recognized that there may be work orders or other notices of violation of
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law outstanding with respect to the real estate and that there may be certain requirements of law preventing occupancy
of the real estate as described in this report. However, such circumstances have not been accounted for in the
appraisal process).
13. Investigations have been undertaken in respect of matters that regulate the use of land. However, no inquiries have
been places with the fire department, the building inspector, the health department or any other government regulatory
agency, unless such investigations are expressly represented to have been made in this report. The subject property
must comply with such regulations and, if it does not comply, its non-compliance may affect the market value of this
property. To be certain of such compliance, further investigations may be necessary.
14. It is imperative that the reader of any other interested party be aware that the Appraiser did not inspect the premises
for fire detention or smoke detection systems, or for the presence of carbon monoxide detectors, nor did the Appraiser
inspect the condition of such equipment, if present. The Appraiser takes no responsibility whatsoever for the lack of, or
condition of, detection devices that may be located on the premises, nor does the Appraiser warrant compliance in any
manner of such equipment, if present.
15. The property has been valued on the basis that there is no action, suit, proceeding or investigation pending or
threatened against the real estate or affecting the titular owners of the property, at law or in equity or before by any
federal, provincial or municipal department, commission, board, bureau, agency or instrumentality which may
adversely influence the value of the real estate herein appraised.
16. The property has been valued on the basis that all leases, agreements to lease, or other contractual agreements
relating to the terms and conditions of the tenants’ occupation of space within the subject property are fully
enforceable, notwithstanding that such documentation may not be fully executed by the parties thereto as at the date of
this appraisal.
17. The property has been valued on the basis that all rents referred to in this report are being paid in full and when due
and payable under the terms and conditions of the attendant leases, agreements to lease or other contractual
agreements. Furthermore, it is assumed that all rents referred to in this report represent the rental arrangements
stipulated in the leases, agreements to lease or other contractual agreements pertaining to the tenants’ occupancy, to
the extent that such rents have not been prepaid, abated, or inflated to reflect extraordinary circumstances, and are full
enforceable notwithstanding that such documentation may not be fully executed by the parties thereto as at the date of
this appraisal, unless such conditions have been identified and noted in this report.
18. The data and statistical information contained herein were gathered from reliable sources and are believed to be
correct. However, these data are not guaranteed for accuracy, even though every attempt has been made to verify the
authenticity of this information as much as possible.
19. The estimated market value of the property does not necessarily represent the value of the underlying shares, if the
asset is so held, as the value of the share could be affected by other considerations. Furthermore, the estimated
market value does not include consideration of any extraordinary financing, rental or income guarantees, special tax
considerations or any other atypical benefits which may influence the ordinary market value of the property, unless the
effects of such special conditions, and the extent of any special value that may arise there from, have been described
and measured in this report.
20. Should title to the real estate presently be held (or changed to a holding) by a partnership, in a joint venture, through
a Co-tenancy arrangement or by any other form of divisional ownership, the value of any fractional interest associated
therewith may be more or less than the percentage of ownership appearing in the contractual agreement pertaining to
the structure of such divisional ownership. For the purposes of our valuation, we have not made nay adjustment for the
value of a fractional interest.
21. In the event of syndication, the aggregate value of the limited partnership interests may be greater than the value of
the freehold or fee simple interest in the real estate, by reason of the possible contributory value or non-realty interests
or benefits such as provision for tax shelter, potential for capital appreciation, special investment privileges, particular
occupancy and income guarantees, special financing or extraordinary agreements for management services.
22. Unless otherwise noted, the estimated market value of the property referred to herein is predicated upon the
condition that it would be sold on a cash basis to the vendor subject to any contractual agreements and encumbrances
as noted in this report as-is and where-is, without any contingent agreements or caveats. Other financial
arrangements, good or cumbersome, may affect the price at which this property might sell in the open market.
23. Should the author of this report be required to give testimony or appear in court or at any administrative proceeding
relating to this appraisal, prior arrangements shall be made therefore, including provisions for additional compensation
to permit adequate time for preparation and for any appearances that may be required. However, neither this nor any
other of these assumptions and limiting conditions is an attempt to limit the use that might be made of this report
should it be properly become evidence in a judicial proceeding. In such a case, it is acknowledged that it is the judicial
body that will decide the use of this report that best serves the administration of justice.
24. Because market conditions, including economic, social and political factors, change rapidly and, on occasion, without
notice or warning, the estimate of market value expressed herein, as of the effective date of this appraisal, cannot
necessarily be relied upon as of any other date without subsequent advice of the author of this report.
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Zoning Bylaw
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Land Title Documents
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Lot Plan
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Appendix 3 – Structural Report
1.1

Structural Report

Structural report for the fire hall building only completed in December 2012. This report was conducted
as part of a consideration for an addition to the building that was not undertaken.
This HGI report is informational only and does not warrant or to imply condition the structural status of
any of the buildings on the Site.
Proponents interested in retaining the buildings on the site should seek an opportunity to for a visual
inspection of the buildings.
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