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#204. 301 - 14lh Street NW
Calgaiy.Albena T2N2A1

Phone: 403-910-0325
Fax:403-719-1303

www.acumenvaluations.ca

ACUMEN REAL ESTATE
VALUATIONS INC-

November 21,2014

Public Works and Government Services Canada
Western Region
Telus Plaza North
5th Floor, 10025 Jasper Avenue
Edmonton, Alberta
T5J 1S6

Attention: Mr. Mark Gislason

Re: Study of Residential Market Conditions
Edmonton CMA and Bon Accord, Alberta
FILE NO. 14197

Dear Mr. Gislason;

In accordance with your written request. Acumen Real Estate Valuations Inc. has carried out a Market
Study of the Census Metropolitan Area ("CMA") of Edmonton, Alberta, with a specific focus on the
Town of Ban Accord located within the Edmonton CMA. Tlie purpose of this study is to provide an
opinion as to whether or not the Edmonton CMA, mid specifically the Towii of Bon Accord experienced
"Dqiressed Market" conditions during the period in question. A Depressed Market is defined by Uie
Treasure Board Secretariat as "a community where the housing market has dropped more than twenty
(20%) percent". We submit this mitten report of findings and conclusions. A summary of salient
details may be found on page 1 and 2 of this report.

After malyzing alt available information, it is my opinion that Depressed Market conditions, as defined
by the Treasury Board Secretariat, were not experienced in the Edmonton CMA or the Town ofBon
Accord during the period June 2007 to May 2010.

It is our understanding the Intended Use of this report is for information purposes relative to eligibility
of employees to quality for Home Equity Assistance. This assignment is subject to the Assumptions
and Limiting Conditions, Hypothetical Conditions and Extraordinary Assumptions contuned within
this report. In the event you do not fully uiiderstand and concur with these assumptions and limiting or
hypothetical conditions, we encourage you to ask for further clarification prior to relying on this report.

Yours sincerely,

ACUMEN REAL ESTATE VALUATIONS INC.

Matt Tozer, B.Comm., /VACI
(RECA - Licensed Alberta Appraiser)
Under contract to Acumen Real Estate Valuations Inc.
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CERTDiICATION

Re: Residential Market Conditions
Edmonton CMA and Bon Accord, Alberta

I, Matt Tozer, certify to the best of my knowledge and belief that:

. the statements of fiict contained in this report are tme and correct;

. 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;

. I have no past, present or prospective personal interest widi respect to the parties involved;

. I have no bias with respect to the parties involved with this assignment;
No important facts have been knowingly withheld or overlooked during completion of this
assignment;

. My engagement in and compensation for this assignment were not contingent upon developing or
reporting predetermined results, the amount of the value estimate, or a conclusion favouiing the
Client;

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

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

. No one provided significant professional assistance to the peisons signing this report;

. As of the date of this report, Matt Tozer has fulfilled the requirements of The Appraisal Institute of
Canada's Continuing Professional Development Program for designated members;

. Matt Tozer is licensed as an Appraiser in the Province of Alberta under the authority of the Real
Estate Council of Alberta;

Use of this report is subject to the requirement of the Appraisal Institute of Canada relating to
review by its duly authorized representatives.

After analyzing all available infonnation, it is my opinion that Depressed Market conditions, as defined
by the Treasury Board Secretariat, were not experienced in the Edmonton CMA or the Town ofBon
Accord during the period June 2007 to May 2010.

Signature:

Matt Tozer, B.Comm., AACI
(RECA - Licensed Alberta Appraiser)
Under contract to Acumen Real Estate Valuations Inc.
November 21,2014

ACVMENSEAL ESTATE VALUATIONS INC. FlLE#14197
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EXECUTIVE SUMMARY

SUMMARY OF SALIENT DETAILS

STUDY OVERVIEW

PROPERTV RIGHTS INVOLVED

STIIDYPEMOD

DATA SUMMAMES

This assignment considers transaction data of exchanged
residential properties in the Edmonton, Alberta Census
Metropolitan Area ("CMA"). The primary source of transaction
data was the Edmonton Real Estate Board ("EREB"). Specific
emphasis was placed on two property types to determine whether
Depressed Maricet conditions were experienced during the study
period, namely, single family dwellings and condominiums of all
types. In addition to the transaction data presented by the Total
Residential, Single Family Dwellings and Condominium
categories, a sampling of transaction data from a typical
residential subdivision and a representadve condominium project
was also exammed and used as a proxy for market conditions over
the study period. The outcomes of the study therefore yielded five
benchmarks of the residential real estate market

As well, we have analyzed sales of single fimily dwellings during
the same time frame in the Town of Bon Accord, which is a
community located in the Edmonton CMA. This analysis included
only single family dwellings due to the limited number of sales of
condominium units in Bon Accord during the study period.

Fee Simple Estate

June 2007 to May 2010

The macro economic analysis of the average sale price in the
Edmonton market indicated a percentage variance from the
minimum and maximum price from June 2007 to May 2010 of
-20.11%, -20.14% and -15.80% for the single family,
condominium and total residential maricet respectively. The
variance &om the average sale price from June 2007 to May 2010
was -7.22%, -6.84% and -3.55% for the same three housing forms.

The micro economic analysis of the Edmonton single family
dwelling market was based on an analysis of homes in the
northeast Edmonton subdivision of Brintnell. This analysis
indicated a decrease in the range of 13% to 20% from June 2007
to May 2010. A similar analysis was done utilizmg a
condominium complex in the north Edmonton neighbourhood of
Eaux Claires. This analysis indicated a decrease in the range of
19% to 29% from June 2007 to May 2010.

ACUMENREAL ESTATE VALUATIONS INC. FILE #14197, PAGE 1.
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CONCLUSION

With respect to the Town of Bon Accord, we analyzed 109 sales
of single family dwellings which sold on the MLS between June
2007 and May 2010. Regarding the 109 sales, the average sale
price during each year was calculated. On this basis, we found the
average price declined 15.11 % from 2007 to 2008, a further 8.30%
from 2008 to 2009, followed by an increase of 13.30% in 2010
(first five months). Overall, the variance from the average 2007
and 2010 price indicates a decline of 11.79%.

After analyzing all available information, it is my opinion that
Depressed Market conditions, as defined by the Treasury Board
Secretariat, were not experienced in the Edmonton CMA or the
Town of Ban Accord during the period June 2007 to May 2010.

ACUMEN REAL ESTATE VALUATIONS INC. FILE If 14197/PAGE 2.
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STUDY TERMS OF REFERENCE

CLIENT

This report was commissioned at the request of Mr. Mark Gislason of Public Works and Government
Services Canada ("PWGSC")

PURPOSE, INTENDED USE AND INTENDED USER

The purpose of this market study is to provide an objective opinion of market conditions in the
Edmonton CMA, with a specific focus on the Town of Ban Accord, Alberta during the period June
2007 to May 2010. The findings reported herein are subject to the Hypothetical Condition,
Extraordinary Assumptions, General Assumptions and Luniting Conditions set forth in the body of this
report.

It is our understandmg the Intended Use of this report is for information purposes relative to eligibility
of employees to qualily tot Home Equity Assistance. This report is not mtended for any other use.

The Intended Users of tMs report are the Client, namely, Public Works and Govennnent Services
Canada and the Treasury Board. Use of this report by others is not intended, and any liability in this
respect is specifically and sto-ictly denied. Acumen Real Estate Valuations Inc. and Matt Tozer,
B.Comm., AACI assume no obligation, liability, or accountability to anyone other than the Intended
User unless specifically provided in writing.

INTEREST BEING APPRAISED

The property rights or ownership interests being analysed are those of a Fee Simple Estate. A Fee
Simple Estate is defmed as follows:

Absolute ownership unencumbered by any other Interest or estate, subject only to the limitations
imposed by the governmental powers of taxation, eminent domain, police power, and escheat."

MARKET VALUE DEFINITION

Market Value definitions can be found in a variety of sources, including appraisal texts, real estate
dictionaries, federal and provincial statutes dealing with expropriations and assessments and Court
decisions. For purposes of this consulting assignment. Market Value is defined as:

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

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

. Buyer and seller are typically motivated;

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

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

. Payment is made in terms of cash in Canadian dollars or in terms of financial arrangements
comparable thereto; and

ACUMEN KBAL ESTATE VALUATIONS Inc. FILEM4197/PAGE3.
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Study Terms of Reference, coatiaved

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.

(Source - 2014 Canadian Uniform Standards of Professional Appraisal Practice)

SCOPE OF THE ASSIGNMENT

The scope of this assignment refers to the extent ot the research conducted in the collection and
confinnation of market data, and the analyses of said data as reported herein.

Having regard for the Intended Use described previously, several of the key elements of the process
involved in completing the study are summarized below.

. Population, residential building stai-ts, residential builditig permits, occupancy and absorption
data cited herein was obtained from Statistics Canada;

. The sales data cited herein was obtained from the Edmonton Real Estate Board;

Market infonnation and other information germane to this assigmnent was compiled from
numerous sources which mcluded the appraisers work files and computer records, the
Edmonton Real Estate Board, and other reliable sources familiar with the local real estate
market.

GENERAL ASSUMPTIONS

A complete list of Assumptions and Limiting Conditions may be found in the Addenda of this report.
In brief, it is assumed that:

. any data obtained is accurate and as defined;

. data and information cited in the report was gathered from reliable sources and is believed to
be correct but is not warranted to be so; and

the opinions expressed herein can only be relied upon as at the Effective Date and no other
date.

HYPOTHETICAL CONDITIONS

Hypothetical Conditions are not assumed in this instance.

EXTRAORDINARY ASSlIMmONS

In the event that Hypothetical Condition are assumed, an Extraordinary Assumption will be required.
In this instance, no Extraordinary Assumptions are required.

DEPRESSED MARKET

A Depressed Market, as defined by the Treasury Board Secretariat, is defined as "a community where
the housing market has dropped more than 20%"

ACUMEN REAL ESTATE VALUATIONS INC. FILE M4197/PAGE 4.
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Study Tenas of Reference, eoatiifued

EBMONTONCMA

The Edmonton Census Metropolitan Area ("CMA") includes the following municipalities:

City ofEdmonton
Strafhcona County
St. Albert

Parkland County
Spmce Grove
Leduc

Sturgeon County
Fort Saskatehewan
Stony Plain
Leduc County
Beaumont
Morinville

Devon

Gibbons
Calmar
Redwater
Bon Accord
Legal
Bruderheim
Wabamun 133A
Alexandra 134

Stony Plain 135
Thorsby
Warburg

Wabamun

Spring Lake
Seba Beach

Golden Days
Sundance Beach
Lakeview
Itaska Beach
Wabamun 133B
Point Alison
Betula Beach

Kapasiwin

ACVMENREAL ESTATE VALUATIONS INC. FILE M4197/PAGES.
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ECONOMIC INFLUENCES

CITY OF EDMONTON

The purpose of this assignment is to characterize the Edmonton CMA and Town of Ban Accord markets
durmg a specific time frame, that being June 2007 to May 2010. We will provide a brief introduction
section and discussion of the population, both of which will provide historical context for the CMA.
From that point we will focus our discussion on the economy of the CMA, which will focus on the
specific time frame. Following this, we will provide a description of the Town ofBonAccord.

Tlie City ofEdmonton is the capital city of the Province of Alberta. It is located in the north-central
part of the province at the intersection of Highway 16 and Highway 2. The North Saskatchewan River
runs diagonally through the city. The City ofEdmonton is a major hub for nortli and central Alberta
and its population represents approximately 68 percent of the CMA.

POPULATION

Tlie Edmonton Census Metropolitan Area (CMA) includes the City ofEdmonton and 34 surrounding
municipalities, identified previously. The Edmonton CMA has experienced significant population
growth since 1996. The table below summarizes the population statistics for the Edmonton CMA.'

Year

2009

2006

2001

1996

Population

1,157,200

1,034,945

937,845

862,597

% Change

11.81%

10.35%

8.72%

The above statistics indicate annual growth of approximately 1.96% between 1996 and 2009. During
the general study period of this assignment (2006 to 2009), the population increased 11.81%, or
approximately 3 94% per year on average. Oil the basis of population, Edmonton is the second most
populous CMA in Alberta behind Calgary.

TOWN OF BON ACCORD

Tire Town of Bon Accord is located within the Edmonton CMA and is situated approximately 40
kilometres north of downtown Edmonton along Highway 28, in Sturgeon County. The map on the
following page shows the location of Ban Accord.

Statistics Canada, www.statscan.ca

ACUMEN REAL ESTATE VALUATIONS INC. FILEM4197/PAGE6.
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The 2006 federal census indicates that the population ofBon Accord was 1,534. This was up two from
the 2001 population of 1,532. The 2006 census indicates a total number of private dwellings of 550
with a total land area of 2.10 kilometres.2 The Town ofBon Accord community profile indicates
projected population of 2,950 by 2043.3

ECONOMY

Edmonton is a major economic centre for northern and central Alberta and is a major centre for (he oil
and gas sector. The City ofEdmonton and indeed the Province of Alberta is dependent significandy
on the health of the oil and gas indusby. A significant portion of the province's revenue is obtained
from royalties earned fi-om the sale of oil and natural gas.

GLOBAL FINANCIAL Cmsis

The Global Financial crisis of 2008/09 was largely considered to have originated in the United States
as a consequence of major changes to financial regulations, lax regulatory oversight, a relaxation of
pradent lending practices and a period ofabnonnally low interest rates. Defaults on large volumes of
subprime mortgages had spillover effects around the world, leading to uncertainty and freezing of the
interbank lending market in August 2007 and substantial liquidity injections by the Federal Reserve
and other central banks around fhe world.

TTie Canadian financial system was less affected by the global financial crisis when compared to the
United States and the European Union. In 2008 the Canadian banking system was ranked as the

2 Statistics Canada, www.statean.gc.ca
3 Town of Ban Accord Community Proffle

ACUMEN REAL ESTATE VALUATIONS INC. FILEM4197/PAGE7.
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soundest in the world by the World Economic Forum, in large pan due to more prudent lending
practices. That said, the global economic slowdown which followed, impacted the entire Canadian
economy including the I'rovince of Alberta and the Edmonton CMA.

MORTGAGE REGULATIONS

In the 2004 to 2007 period, CMHC eased considerably the criteria for qualifying for a mortgage with
the minimum down payment going from 5% to 0% or no down payment, the maximum loan to value
ratio when refinancing a home being raised from 85% to 95% and the maximum amortization being
extended to 40 years. At the same time, Edmonton and the surrounding area was experiencing high net
migration and significant increases in the niunber of tirst-time home buyers. These first time home
buyers were now able to qualify for larger mortgages which increased fhe demand for housing and
drove up residential prices substantially.

The Department ofFmance through the Office of the Superintendent of Financial Institutions ("OSFI")
or CMHC or both, then reversed course. In the intervening time frame, there have been a number of
rules tightened, one series of changes taking effect in October 2008. The steps taken by CMHC were
to raise the minimum down payment requirement from 0% to 5% and to shorten the maximum
amortization from 40 years to 35 years.

Additional steps were implemented in April 2010. The maximum refinance loan to value ratio was
lowered from 95% to 90% and the borrower's debt servicing ability was based on the interest rate for
five year, lixed term mortgages even though the contracted rate was lower or the mortgage term was
shorter.

ENERGY

Oil prices (quoted in US dollars) in general rose significantly from 2004 to 2008. The peak price for a
barrel of crude oil was reached in July 2008 at $147.27. This was followed by the bursting of the "oil
bubble" wliich led to a free fall in the price of oil. The table below shows the historical prices of West
Texas Intermediate crude oil.

Crude Oil Prices

$160.00

$140.00

$120.00

$100.00

$80.00

$60.00

$40.00
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$0.00

. Series 1
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4 US Energy Information Administration, www.eia.gov
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Th® previous chart shows the shaip increase in the price of crude oil to July 2008 followed by a sharp
decline through the remainder of 2008. The price of crude oil began to recover through 2009 and 2010,
settling at $74 US per barrel in May 2010.

The price of natural gas (quoted in US dollars) also went through a sharp increase to mid-2008 followed
by a free fall in price through 2009. The Mstorical prices Irom June 2007 to May 2010 are shown on
the following chart:

Natural Gas USD/MU BTU

.Natural Gas USD/Mil BTU

$0.00
<< i^ c?. c9> l<b f<b c9>

<^'
? .S^ .59' ^ -^ -^ ^ .5? J? .5? ..\°

''y^^y^<^;y>

Like crude oil prices, a sharp decrease m the price occurred m the latter part of 2008. Unlike crude oil
the price of natural gas did not really recover 6om the drop in 2008 and by May 2010 prices were still
around $4.00.

Tlie sharp decline in the price of oil and natural gas had a significant impact on the economy of Alberta.
There was a significant impact to the revenue of the provincial government which is heavily dependent
on non-renewable resource revenue royalties. The table below shows the royalties from the 2006/07
fiscal year to 2010/11 fiscal year.5

2006/07 2007/08 2008/09 2009/10 2010/11
Non Renewable Resource

Revenue (millions of$) $12,260 $11,024 $11,915 $6,768 $8,428

Percentage Change Year-Over-
Year

-10.08% 8.09% -43.20% 24.53%

The above table shows significant annual percentage changes in non-renewable resource revenue. The
most dramadc change is the 43% drop from 2008/09 to 2009/10.

' Alberta Enam. vnwv.enerav.alberta.ca/

ACUMEN SEAL ESTATE VALUATIONS INC. FILE #14197/PAGE9.
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Secondly, the drop in prices led to a reduction in drilling activity. The table above shows thenmnber
of total wells, drilling (active) aiid down (iiiactive) across the province from early 2007 to mid-2010.'
The number of down wells and wells drilling fluctuates significant with the season although an overall
drop in drilling activity is evident from in 2009 and 2010.

The result of both of these events was an increase in unemployment in the province.

MAJOR PROJECTS - ENERGY

The third impact on the provincial and particularly the Edmonton CMA economy was the suspension
of projects that were slated to begin construction in Alberta's Industrial Heartland, a large industry park
located to the northeast of the City ofEdmonton, part of which is located within the Edmonton CMA.

The BA Energy upgrader (260,000 barrels per day) project located in Strathcona County received
regulatoiy approval in 2005 and was under construction when the projectwas shelved in September
2008. At the time it was understood that it would be three or four more years before the project was
re-started. As of May 2010, the project had not been re-started. The credit crisis was cited as the reason
for halting the project.

The Fort Hills Energy Ltd. Partnership, a joint ventore between Suncor (merged with Petro Caiiada in
August 2009), Total and Teck Cominco, made a similar decision. The Fort Hills upgrader project
(350,000 barrels per day) received regulatory approval. It was subsequently announced in November
2008 that the final investment decision on the project was being deferred until "a cost estimate
consistent with the current market environment can be established".

LABOUR AND UNEMPLOYMENT

As a consequence of the global recession and the resultant downturn in the economy of the Edmonton
CMA, the unemployment rate in the CMA increased. The chart below shows the sharp increase in the
unemployment rate in the Edmonton region, along with other areas of the province, from 2008 to 2009.

6 The Canadian Association of Oihwell Drilling Contractors v/ww.caodc.ca
7 Edmonton Journal, September 25, 2008
*www.downstreamloday.conn/news/artlde.a5px?a_kl-138038.AspxAutoDetectCooMeSupport=1
' Government of Alberta, 2010 Annual Alberta Labour Market Review
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The above charts both show the sharp increase in unemployment from 2008 to 2009. This was followed
by a levelling off in 2010.

RESfflENTIAL CONSTRUCTION

A strong indicator of the health of a residential housing market within a specific community is the
housing starts. The table below summarizes the housing starts in the Edmonton CMA fi-om 2006 to
2010.

Single-Detached

Multiples
Total

2006

9,064

5,906

14,970

2007

7,682

7,206

14,888

2008

2,613

4,002

6,615

2009

3,897

2,420
6,317

2010

6,062

3,897

9,959

The above table shows a sharp drop off in overall housing starts ftorn 2007 to 2008. This drop continued
into 2009 followed by a sharp recovery in 2010, however still well short of the 2006 and 2007 figures.

Through the middle part of the decade there was significant development of new residential
subdivisions within the Edmonton CMA. Statistics Canada maintains a new housing price index. The
table below shows the figures for the Edmonton market and compares them to the national figures.

Edmonton CMA

Canada

2007

100

100

2008

101

1.00%

103.4

3.40%

2009

89.7

-10.30%

101

1.00%

2010

89

-11.00%

103.2

3.20%
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2007 is the base year at 100. A modest increase was noted in 2008 followed by a significant decline in
the index in 2009 and 2010.

CONCLUSIONS

We have focussed our analysis on me time period of June 2007 to May 2010. It is clear from our
research that the Edmonton CMA did experience an economic downturn, specifically in the latter part
of 2008 and 2009, with evidence of a recovery through 2010.

The events that led to the downturn in the economy are directly tied to the global wide recession which
was happening during the same time frame. While tliere were events that took place within the local
Edmonton economy that were evidence of a contracting economy and that contributed to the contraction
of the housing market, these events resulted from the impact on the provincial and national economy
of the global recession. Within the Edmonton market specifically, the impact the reduction in the prices
of crude oil and natural gas had a significant impact on the local economy, ultimately leading to a
decline in the housing market.
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EDMONTON CMA RESIDENTIAL MARKET 1

The purpose and intended use of this report is to detennine whether the Edmonton CMA region can be
considered a Depressed Market over the period of June 2007 to May 2010. In addition to our analysis
of the Edmonton CMA, we have completed a specific analysis of the Town ofBon Accord, which is
located north of the City ofEdmonton and forms part of the Edmonton CMA.

We will begin our analysis with the full Edmonton CMA. This wUl be followed by a specific analysis
and conclusions related to the Bon Accord market. The following analysis considere number of listings,
number of sales, sales to listings ratio, total sales volume, average days on maiket (DOM) and average
sale price for single family dwellings (SFD), condominiums, and total residential which includes
primarily single family dwellings and condominiums but also includes duplexes, townhouses and a
miscellaneous category.

AVERAGE SALE PRICE

The average sale price for the Edmonton CMA (total residential) decreased overall between June 2007
and May 2010. Over the time period, the average sale price peaked in July 2007 at $356^01 and fell
as low as $307,604 m March 2009. This translates into a decrease of 13.64% from the Ugh point to
the low point over the period.

The majority of sales inventory consists of single family dwellings where the average sales price was
as high as $419,965 in June 2007 and fell to $349,641 in March 2009, a 16.75% decrease.
Condominiums fell from a peak of $274,379 in July 2007 to a low of $228,390 in Maroh 2009, a
decrease of 16.76%. The table below shows the average sale price for the three market segments.

Average Sale Price by House Type

$450,000

$400.000

$350,000

$300,000

$250,000

$200.000

? s
< o a 1 Ii i i

8 S SI II ^
.Single Family (SFD) Condominiuin 'Total Residential

DAYS ON MARKET

The average days on market for residential dwellings fTotal Residential) rose over the relevant time
period {mm a low of 24 days in June 2007 to a high of 68 days in Januaiy 2009. Increased
unemployment and lower purchasing power following the Global Financial Crisis contributed to a
decline in housing demand, and m turn it took longer for sellers to dispose of then- properties.
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AVERAGE DAYS ON MARKET (ANNUAL)

Year
Single Family

(SFD) Condominium
Total

Residential

2007 (June to Dec) 41 40 41

2008 60 61 60

2009 54 60 56

2010 (Jan to May) 44 50 47

EDMONTON CMA UNIVERSE

Infonnation provided by Statistics Canada indicates that the total nuniber of private dwellings in the
Edmonton CMA (2006 Census) is 405,270. There are no figures available for the Edmonton CMA for
2007, 2008, 2009 or 2010. There is a federal census figure for 2011. As such, we built up a schedule
by adding the average of the housing starts figure and building permit issued figure for each month
during the non-census years. The table below shows the extrapolated dwelling count figiires for the
Edmonton CMA.

Edmonton CMA

2007

416,989

2008

424,357

2009

430,619

2010

438,959
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MARKET STUDY FRAMEWORK

STUDY METHODOLOGY

The objective of this study is to determine whether or not Depressed Market conditions were
experienced during the study period. A Depressed Market is said to exist where there has been a decline
in residential Market Values of twenty percent or more.

Real estate is most commonly valued using one or more of three commonly accepted approaches. The
approaches recognized by the Canadian Unifonn Standards of Professional Appraisal Practice are: the
Direct Comparison, the Cost and the Income Approaches to Value. The approach or approaches used
depends on the type of real estate, the purpose of the valuation and the available market evidence. In
(he case of single family dwellings and/or mdividual apartment condominium units, the Direct
Comparison Approach is the valuation approach most often used. TMs approach is based upon the
Principal of Substitution which states, "when several similar or commensurate commodities, goods or
services are available, the one with the lowest price will attract the greatest demand and widest
distribution." Moreover, the Direct Comparison Approach is considered to more closely reflect the
activities of buyers and sellers operating in an imperfect market.

THE PROCESS

As indicated above, die Direct Comparison Approach is dependent upon the availability of market
evidence. In the case of this study, the data collected and analyzed is sale transaction data as reported
by the Edmonton Real Estate Board. That said, it must be pointed out that in the absence of undertaking
mdividual property type analysis which is not practical in this circumstance, the unit of comparison
being used is the Average Selling Price.

Average Selling Price, it must be said, is a statistical outcome which, while mathematically accurate,
may not necessarily reflect the Market Value of the residential units in the data set at a given point in
time. By way of example, the Average Selling Price can be skewed either up or down by an increase
or decrease in the reporting period of a certain categoiy of housing form or the volume of housing units
which fall within a certain price categoiy. Consider the cu'cumstance often housing units selling m a
given month, nine sales falling in the $200,000 to $300,000 price range while the tenth transaction
equated to $3,500,000. Diversity of this order of magnitude should not be surprising given the size of
the CMA, and the variety of dwelling types and circumstance wiftin it, e.g. a modest 900 square foot
house in Spmce Grove built in the 1950s in contrast with a 4,000 square foot country residential home
constructed in 2010 located east of Sherwood Park in Strathcona County.

In any event, say the Average Selling Price of the above nine units is $235,500 while the introduction
of the tenth sale pulls the Average Selling Price up to $562,000. Suffice to say, it would be both
incoirect and misleading to report the representative Market Value of the sold units was $562,000.
Conversely, a significant number of tract housing units in a given price cohort could similarly skew the
Average Selling Price in a downward direction. Nevertheless, given the not insignificant number of
transactions in the data set for the study period, it is assumed that Average Selling Price will translate
into and be a reasonable proxy for Market Value. This observation is made with some confidence
having examined on a monthly basis, both the number of housing units sold and the number of sales in
any given price cohort, by $50,000 increments. Other than as reported herein, there did not appear to
be an uncharacteristic increase or decrease in either the number of sales in any given month or the
number of sales within a given price point range in any month in the study period.
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TOTAL RESIDENTIAL MARKET

We have analyzed data for the Edmonton CMA of total residential market from June 2007 to May 2010.
The two market sectors which make up the vast majority of this segment are the single family dwelling
and condominium markets. The total residential segment also includes duplexes and townhouses.

First, we have reviewed and analyzed the days on market statistic. This statistic provides an indication
of the supply and demand in the market for property. The lower the average marketing time for
properties across the market as a whole indicates a combination of lower supply and higher demand,
whereas a higher market time suggests the opposite.

The table indicates that for the seven months of 2007
whicli have been analyzed the number of days on market
was quite low at 41 days. Moving into 2008 the days on
market increased ratlier significantly, averaging 60 days
for the year. This suggests an increase in supply in
combination widi a decrease in demand from 2007 to
2008. There was a modest decline in 2009 and the first

five months of 2010 with the average days on market for
the two periods of 56 and 47 days respectively.

Days on Market-
Single Family (SFD)
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Total
Residential

41

60

56

47

The chart on the left provides a graphic
illustration of the movement in days on
market by month from June 2007 to May
2010. This chart shows the sharp upward
trend in marketing time that occurred
during the last half of 2007. The chart also
shows a rather significant decline in the
marketing time through 2009 to the
beginning of 2010. The peak marketing
time was 68 days in January 2009, There
was also a high point from November 2008
to January 2009 of 66, 66 and 68 days
respectively.

The analysis of the marketing time for
single family dwelling properties across
the Edmonton CMA shows a definite trend

of instability during the time period with significant up and down movement during the three year
period.
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We now turn our attention to the average sale price of total residential units in the Edmonton CMA
between June 2007 and May 2010.

The table on the left shows the minimum average sale
price of $307,604 which occurred in March 2009. The
maximum average sale price of $356,201 was achieved
in July 2007. The data also mdicates a variance between
the two average sale prices of 15.80%. Of note is that this
change does not represent a percentage decrease in
prices during the time frame, rather represents the
variance during Mgh and low points within the time
frame. We note the average sale price at the beginning of

the tune Same of $351,883 and average sale price at the end of the time fiame of $339,376. The
represents a decrease in average monthly price of 3.55% during the time frame.

Minimum

Maximum

Average
% Variance (Min/Max)
June 2007 Price

May 2010 Price
% Variance

$307,604
$356,201
$329,289
-15.80%
$351,883
$339,376
-3.55%

$360,000

$350,000

$340,000

$330,000

$320,000

$310,000

$300,000

Average Sale Price-Total Residential
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The chart above provides a graphic illustration of the average sale price by month from June 2007 to
May 2010. It is evident that within the tune frame there were significant declines in prices. These
declines were partially ofi&et by increases in the average price during the time frame. For example, in
the early part of the time frame the average price was above $350,000. This was followed by a sharp
decline in the average price to levels below $31 0,000 in early 2009. While this represents a significant
decline, it was followed by an overall upward trend in prices through 2009 and into the first few months
of 2010. The sharp upward trend during the first five months of 2010 eliminated much of the decline in
the average price from June 2007.
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SINGLE FAMILY DWELLING MARKET

We have analyzed data for the Edmonton CMA of single family dwelling units from June 2007 to May
2010.

First, we liave reviewed aiid aiialyzed the days on market statistic. This statistic provides an indication
of the supply and demand in the market for property. The lower the average marketing time for
properties across the market as a whole indicates a combination of lower supply and higher demand,
whereas a higher market time suggests the opposite.

The table mdicates that for the seven months of 2007

which have been analyzed the number of days on
market was quite low at 41 days. Moving into 2008
the days on market increased rather significantly,
averaging 60 days for the year. This suggests an
increase in supply in combination with a decrease in
demand from 2007 to 2008. Tliere was a gentle decline
in 2009 and the fii-st five months of 2010 with the

average days on market for the two periods at 54 and
44 days respectively.

Year

2007 (June to Dec)

2008

2009

2010 (Jan to May)

Single FamUy
(SFD)

41

60

54

44

Days on Market-
Single Family (SFD)
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The chart on the left provides a graphic
illustration of the movement in days on
market by month from June 2007 to May
2010. This chart shows the sharp upward
trend in marketing time that occurred during
the last half of 2007. The chart also shows a

rather significaiit decline in the marketing
time through 2009 and into the first part of
2010. The peak marketing time was 68 days
in January 2009.

The analysis of the marketing time for single
family dwelling properties across the
Edmonton CMA shows a definite trend of

iiistability during the time period with
significant up and down movement during
the three year period.
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We now turn our attention to the average sale price of single family units in the Edmonton CMA
between June 2007 and May 2010.

Minimum $349,641
Maximum $419,965
Average $375,946
% Variance (Min/Max) -20.11 %

June 2007 Price $419,965
May 2010 Price $389,639
% Variance -7.22%

average sale price at the beginning of the time
the time frame of $389,639. This represents a
study period.

The table on the left shows the minimum average sale
price of $349,641 occuired in March 2009. The
maximum average sale price of $419,965 was
achieved in June 2007. The data also indicates a
variance between the two average sale prices of
20.11%. Of note is that this change does not represent
a percentage decrease in prices during the time
ftame, rather represents the variance during high and
low points within the time frame. We note the

frame of $419,965 and average sale price at the end of
decrease in average monthly price of 7.22% during (he
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$420,000
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$390,000

$380,000
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The chart above provides a graphic illustration of the average sale price by month from June 2007 to
May 2010. It is evident that within the time frame there were significant declines in prices. These
declines were partially offiet by increases in fhe average price during the time frame. For example, in
the early part of the study period the average price almost reached $420,000. TMs was followed by a
sharp decUne in the average price to levels near $350,000 in late 2008, early 2009. While tMs represents
a significant decline, it was followed by an overall upward trend in prices through 2009 and early 2010.
The above data does show periods of significant decline at various points in time during the study
period, however as a result of the mitigating upward swings in the average price, the overall decline in
the average price of a single family dwelling was only 7.22% during the study period.
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SINGLE FAMILY DWELLINGS - BRINTNELL SUBDIVISION

[n addition to the above analysis which is a macro level examination of the residential market in the
Edmonton CMA, we have completed a micro level analysis of the market. The micro level analysis
involves research of a specific subdivision.
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For purposes of this analysis we
have researched sales of two storey
homes located in the northeast
Edmonton neighbourhood of
Brintnell. Brintnell is a newer
residential subdivision which has

been built up over the past ten years.
The parameters for a property is a
two storey home, between 1 ,500 arid
1,725 square feet. There were
numerous sales of this type of
property in Brintaell during the June
2007 and May 2010 time frames.

As indicated, our analysis is based
on the time frame of June 2007 to

May 2010. There were four sales of
two storey houses between 1,500
and 1,725 square feet that transacted
between May and June 2007 and
nine homes which transacted
between March and June 2010.
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Address

321 BRINTNELL BL
15527 46 ST
16240 49 ST

4618164AAV

Unit Area

1,561
1,707
1,707
1,700

Sale Date

$401,000
$468,500
$463,000
$479,000

Sale Price

06/23/2007
05/27/2007
06/19/2007
06/15/2007

Price per Sq Ft
$257
$275
$271
$282
$257 Minimum

$282 Maximum

$271 Average

Address

313 BRINTNELL BV
15623 45 ST
4008 158 AV
4510163 AV

4506 164A AV
16238 49 ST

4613163AAV
15607 44 ST
3707 162 AV

Unit Area

1,566
1,549
1,633
1,679
1,700
1,629
1,673
1,707
1,704

Sale Date

$325,000
$356,500
$365,000
$375,000
$384,000
$393,500
$392,500
$405,000
$416,000

Sale Price Price per Sq Ft
06/17/2010 $208
04/20/2010 $230
04/23/2010 $223
05/27/2010 $223
03/11/2010 $226
03/03/2010 $242
04/13/2010 $235
03/12/2010 $237
04/17/2010 $244

$208 Minimum

$242 Maximum

$225 Average

-17% [Variance

The above analysis indicates a decrease in the average price of the homes of approximately 17%. This
is based on the sale price per square foot of the house. The consteiint of the above analysis is that it
represents an average of four properties (2007) and nine properties (2010) and does not take into
consideration any of the specific physical characteristics of the individual properties. Also, of note is
the sales did not all occur in the exact month of reference, rather within approximately two months of
the respective dates of reference.

To further analyze the above sales we have compared sets of sales within the subdivision; one from the
2007 time fiame and one from 2010. We have compared houses which are most similar to each other,
using the 2007 sale as the base sale and making adjustments to the 2010 sale for any variances in
physical characteristics between the two properties. The paired sale sets are presented below.
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Address

321 BRINTNELL BL

15623 45 ST

Address

15527 46 ST

4510163AV

Address

16240 49 ST

3707 162 AV

House Area

U61
1.549

Sale Date

$401,003

$31(^03

Sale Price

0&'23/203-
Q'l/20/2010

Price per Sq Ft
$256.82
$223.63
-12.92%

Unit Are a

1,70-
1.679

Sale Date

$468.500
$377.50;

Sale F rtce

05,'27./2007

05/2-/2C10

Price per Sq Ft.

S274.53
S224.7S
-is.:2yo

Unit Area

1,707
1,704

Sale Date

$463,000
$371,000

Sale Price

06/19/2007
04/17/2010

Price per Sq Ft.
$271.31
1217.67
-19.77%

The above analysis suggests that the prices of houses in Brintnell decreased between 13% and 20%
from June 2007 to May 2010. The upper end of the range falls just short of the 20% metric for
classicisation as a Depressed Market, however the remaining two paired sets are also below 20%, the
one well below at 1 3%.
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CONDOMINIUM MARKET

We have analyzed data for condominium units in the Edmonton CMA from June 2007 to May 2010.
We note that condomimum units as recorded by the Edmonton Real Estate Board are both low and
high-rise q>artment style units as well as townhouse condominium units.

First, we have reviewed and analyzed die days on market statistic. This statistic provides an indication
of the supply and demand in the market for property. The lower the average marketing time for
properties across the market as a whole mdicates a combination of lower supply and higher demand,
whereas a Mgher market time suggests the opposite.

The table indicates that for the seven months of 2007

which have been analyzed the number of days on
market was quite low at 40 days. Moving into 2008
the days on market increased significantly, averaging
61 days for the year. This suggests an increase in
supply in combination with a decrease in demand
from 2007 to 2008. This trend continued in 2009 with

an average marketing time of 60 dfys. There was
improvement to 50 days for the fust five months of
2010.

Year

2007 (June to Dec)

2008

2009

2010 (Jan to May)

Condominium

40

61

60

50

Days on Market-Condominium
80

20

Q S -i "

The chart on the left provides a graphic
illustration of the movement in days on market
by month from June 2007 to May 2010. This
chart shows the sharp upward trend in
marketing time that occurred during the last
half of 2007. The chart also shows a rather
significanl decline in the marketing time
through 2009 to the mid part of 2010. The peak
marketing time was 69 days in December
2008.

The analysis of the marketing time for
condominium properties across the Edmonton
CMA shows a definite trend of instability
during the time period with significant up and
down movement during the five year period.
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We now turn our attention to the average sale price of condominium units in the Edmonton CMA
between June 2007 and May 2010.

The table on the left shows the minimum average
sale price of $228,390 which occurred in March
2009. The maximum average sale price of$274,379
was achieved in July 2007. The data indicates a
variance between the two average sale prices of
20.14%. Of note is that this change does not
represent a percentage decrease in prices during the
time frame, rather represents the variance during
high and low points within the time frame. We note

the average sale price at the beginning of the time frame of $267,113 and average sale price at the end
of the time frame of $248,850. The represents a decrease in average monthly price of 6.84% during the
time frame.

Minimum

M^dmum

Average

% Variance (Min/Max)
June 2007 Price

May 2010 Price
% Variance

$228,390
$274,379
$248,770
-20.14%
$267,113
$248,850
-6.84%

$280,000

$270,000

$260,000

$250,000

$240,000

$230.000

$220,000

$210,000

Average Sale Price-Condominium

u
<C 0(5 S < IS I ~s &

[1. < ^ 0 Q f

The chart above provides a graphic illustration of the average sale price by month from June 2007 to
May 2010.It is evident that within the time frame there were significant declines in prices. These
declines were partially offset by increases in the average price during the time frame. For example, in
the early part of the study period the average price was above $270,000. This was followed by a sharp
decline in the average price to levels below $230,000 in late 2008 and early 2009. While this represents
a significant decline, it was followed by an overall upward trend in prices in the second quarter of 2009
and the first five months of 2010. The first four months of 2010 saw a rather significant increase in the
average sale price which served to reduce the decrease in average sale price over the time frame as a
whole to just below 7%.
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I CONDOMINIUM UNITS - PROMENADE EAUX CLAIRES PROJECT |

In addition to the above analysis, which is a macro level examination of the residential condommium
market in flie Edmonton CMA, we have completed a micro level analysis of the market. The micro
level analysis involves research of a specific condominium project.
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which tramacted between February and September 2010.

For the purposes of this
analysis we have researched
sales of apartment style
condominium units located in a
north Edmonton complex
known as the Promenade Eaux
Claires. The Promenade Eaux

Claires is a four storey
apartment style condominium
complex located in the north
Edmonton neighboinhood of
Eaux Claires. The complex was

<u*<>" constructed in 2004 and
featiires one, two and three
bedroom floor plans. The
complex has surface and
underground parking available.

As indicated, our analysis is
based on the time frame of June
2007 to May 2010. We have
compared sales of four units
which transacted between May
and August 2007 to four units
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Address

#144 16311 95 ST
#339 16311 95 ST
#436 1631195 ST
# 448 16311 95 ST

Unit Area

(Sq.Ft.)
909
979
816

1,033

Sale Price

$280,000
$287,000
$264,000
$250,000

Sale Date

05/23/2007
07/16/2007
07/28/2007
08/21/2007

Address

# 343 16311 95 ST
#237 16311 95 ST
#246 16311 95 ST
#239 16311 95 ST

Unit Area

(Sq.Ffc)
886
978
861
910

Sale Price

$220,000
$205,000
$205,000
$205,000

Sale Date

02/19/2010
09/07/2010
09/08/2010
09/29/2010

Price per
Sq.Ft.

$308
$293
$324
$242
$242
$324
$292

Price per
Sq.Ft.

$248
$210
$238
$225
$210
$248
$230

Minimum

Maxhnum

Average

Minimum

Maximum

Average

-21% I Variance

The above analysis indicates a price reduction of approximately 21%. The constraint of the above
analysis is that is represents an average of four units prices per time frame and does not take into
consideration of the specific physical characteristics of the individual units. We also note that not all of
the sales sold during the exact month of the study period.

To further analyse the above sales we have compared sets of sales within the complex; one from the
2007 time frame and one from 2010. We liave compared units which are most similar to each other. In
the case of a condominium complex, the most significant difference between units is unit area. The
paired sale sets are presented below.

Address

# 144 1631195 ST

#343 1631195 ST

Unit Area
(Sq.Ft.)

909

886

Sale
Price

$2!i0,000

$220,000

Sale Date

05/23/2007

02/19/2010

Price per
Sq.Ft.
$308

$248
-19%

Address

#339 16311 95 ST

#237 16311 95 ST

Unit Area
(Sq.Ft.)

979

978

Sale
Price

$287,000

$205,000

Sale Date

07/16/2007

09/07/2010

Price per
Sq.Ft.
$293

$210
-29%
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The above analysis suggests that the prices of units in the Promenade decreased between 19% and 29%
from June 2007 to May 2010. We wUl reconcile this to the macro economic analysis in the Conclusion
section. It must be pointed that the. occurrence of a transaction, which on its own technically qualifies
under the definition of a Depressed Market, does not translate into (he Edmonton CMA being
characterized as a Depressed Market during the Study Period. Put sunply, a single transaction does not
a market make.
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BON ACCORD SINGLE FAMILY DWELLING MARKET

We have analyzed data for the Town of Ban Accord, which is located within the Edmonton CMA.
During the study period (June 2007 to May 2010) there were 119 sales of single family and
condominium dwellings in the Town of Bon Accord. Six of die sales were condominium units. We have
not analyzed these sales as the small sample size would result in statistically unreliable results. As well,
there were four sales of properties that were selling with buildings plans, however based on the price,
they appeared to sell as lot value only. Accordingly, we have excluded these sales from (tie data set. The
resultant data therefore represents 109 sales of single family dwellings that sold between June 2007 and
May 2010. The table below shows the number of sales by month during the study period. The red line
shows the average number of sales of 3.03 sales per month from June 2007 to May 2010.

Bon Accord-Number of Sales

10
9
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Number of Sales .Average

The chart above demonstrates a significant aniount of volatility in terms of the number of sales per
month. This is primarily a fimcdon of the relatively small sample size compared to the full Edmonton
CMA. Of note, there are months during the study period where no sales occurred in Ban Accord.

First, we have reviewed mid analyzed the days on market statistic. This statistic provides an indication
of the supply and demand m the market for property. The lower the average marketing tiine for
properties across the market as a whole indicates a combination of lower supply and higher demand,
whereas a higher market time suggests the opposite.

AVERAGE DAYS ON MARKET (ANNUAL)

Period

2007 (Jime to Dec)
2008
2009

2010 (Jan to May)

Single Family (SFD)

Bon Accord

44
56
67
43

Edmonton CMA

41

60

54

44

Variance

-3

-14

The preceding table indicates that, for the seven months of 2007, the number of days on market was
quite low at 44 days. This compares to the equally low 41 days for the total Edmonton CMA. Moving

ACUMEN REAL ESTATE VALUATIONS INC. F)LE 1104197/PAGE 28.

brauer.mmb
Highlight
Condo units removed due to their small sample size, however there were home types with less than 6 sales which were not excluded from the data set (i.e. St 1.5 had only 2 sales, ST2 had 4 sales, split 2 has 1 sale, split 3 had 2 sales).

brauer.mmb
Highlight
Small sample size of house type in B.A. "would result in statistically unreliable results".

brauer.mmb
Highlight
This is an assumption. The 4 sales had a low selling price and removing them has an impact on the calculations. Further, by not providing the data which was removed, it is impossible to validate the impact of these homes which were removed "based on their price".

brauer.mmb
Highlight
This is an indicator of the market - no homes sold.

brauer.mmb
Highlight
Misuse of significant.

brauer.mmb
Highlight
Disagree: The volatility has not been proven to be primarily a function of the relatively small sample size. The sample size (of the Bon Accord housing market) is 109/119 homes) or 92%. It is a large sample size of the B.A. market.

brauer.mmb
Highlight
There is no rationale to compare B.A. (town) with Edm (CMA). They are separate and unique geographical areas of interest and not comparable. 

brauer.mmb
Highlight
Comparison with Edm CMA is misleading, as it is a separate geo area, not a Town//community.

brauer.mmb
Highlight
Comparing 1/2 year in 2007 and 2010, against full years in 2008 and 2009 is misleading.

brauer.mmb
Highlight
Should read average days on market-misleading.



into 2008, the days on market increased rather significantly, averaging 56 days for the year; four days
less than the Edmonton CMA. This suggests an increase in supply in combination with a decrease in
demand fi-om 2007 to 2008. In Bon Accord, there was a significant increase in 2009 to 67 days, well
above the average for the Edmonton CMA of 54 days. The fiist five months of 2010 saw a significant
decline to 43 days, generally consistent with and a return to that of the CMA.

Days on Market-Running Average
60.00

50.00

40.00

30.00

20.00

10.00

0.00

The chart on the left

provides a graphic
illustration of the

movement in days
on market. The
chart shows a

running average of
days on market
&om June 2007 to
May 2010. It is
evident from the

graph that the
average was a little
more volatile at the
beginning of the
study period, which
more or less
stabilized in the

latter half of the study period. The low point for the nmniiig average was 31.80 days in June 2007.The
high point was 58.98 days in December 2009.

The analysis of the marketing time for single family dwelling properties in the Town of Bon Accord
shows a definite trend of instability during the time period with significant up and down movement
during the three year period.

We now turn our attention to the sales price statistics in the Town of Ban Accord from June 2007 to
May 2010. The table below provides statistics on the sales prices of the 109 properties m the data set.
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2007

2008

2009

2010

Minimum

$239,900

$165,000

$169,000
$180,000

Maximum

$430,000

$440,000
$335,000

$358,500

Average
Percentage

Change

$324,897

$275,804 -15.11%

The table on the left shows the

average sale price in 2007 of
$324,897. TUs was foUowed by
two years of declining average
prices, followed by a recovery in
2010. From 2007 to 2010, <he
average price declined 11.79%.
It is important to note that this

represents the variance in the average price for 2007 (final seven months) compared to the average price
for the first five months of 2010. It does not represent the variance from June 2007 to May 2010 as
there is insufficient sales in the Town of Ban Accord to draw a statistically relevant conclusion.

$252,917

$286,590

-8.30%

13.31%

In addition to the above analysis, which is a macro level examination of the residential market in the
Town of Bon Accord, we have completed a micro level analysis of the market. The micro level analysis
involves research of specific sales of single family dwellings in the town.

For purposes of this analysis we have researched sales of single family dwellings from the beginning
of the study period (June 2007) and compared them to sales of similar homes fiom the end of the study
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period (May 2010). The paired sales analysis technique has been applied. Based on our review ofMLS
sales, we identified three sets of paired sales. The table below details the paired sales analysis.

Address

471451 Avenue

5 111 56 Street

House Area

(SqFt)
1,202

1,127

Sale Price

(Adjusted)

$315,000

$269,000

Sale Date

31.May.07

21-May-lO

Price per Sq Ft

$262

$239

-8.92%

Address

5527 52A Avenue

5512 52A Avenue

House Area

(SqFt)
1,287

1,226

Sale Price

(Adjusted)

$405,000

$325,000

Sale Date

05-Jun-07

07-Apr-lO

Price per Sq Ft

$315

$265

-15.76%

Address

4720 51A Avenue

4928 50 Avenue

House Area

(SqFt)
992

1,043

Sale Price

(Adjusted)

$300,000

$244,000

Sale Date

12-Sep-07
19-Mar-lO

Price per Sq Ft

$302

$234

-22.64%

We have compared houses which are most similar to each other, using the 2007 sale as the base sale
and making adjustments to the 2010 sale for any variances in physical characteristics between the two
properties. We note that in each case, the sale price reported for the 2010 sale is the adjusted sale price,
whereas the sale price reported for the 2007 sale is the actual sale price. The above analysis indicates a
decrease in the average price of the homes between 9% and 23%. The constraint of the above analysis
is that it involves the comparison of properties that are similar to each other. That said, there were
differences which wan'anteil adjustments be made. These adjustments, although supported through
market evidence, are somewliat subjective in nature. Also, of note is the circumstances that these sales
did not all occur in the exact month of reference, rather within approximately three months of the
respective dates of reference. The upper end of the range is just above the 20% metric for classicisation
as a Depressed Market, while however two of the three paired sets fall below 20%, with the average of
all three at 16%.
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CONCLUSION

STUDY OVERVIEW

This assignment considers transaction data of exchanged residential properties in the Edmonton,
Alberta Census Metropolitan Area ("CMA"). The primary source ofto-ansaction data was the Edmonton
Real Estate Board ("EREB"). Specific emphasis was placed on two property types to determine
whether Depressed Market conditions were experienced during the study period, namely, single family
dwellings and condominiums of all types. In addition to the transaction data presented by the Total
Residential, Single Family Dwellings and Condominium categories, a sampling of transaction data
fi-om a typical residential subdivision and a representative condominium project was also examined and
used as a proxy for maiket conditions over the study period. The outcomes of the study therefore yielded
five benchmarks of the residential real estate market

As well, we have analyzed sales of single family dwellings during the same time frame m the Town of
Ban Accord, which is a community located in the Edmonton CMA. This analysis included only single
family dwellmgs due to the lunited number of sales of condominium units in Bon Accoid during the
study period.

DISCUSSION

The macro economic analysis of the average sale price in the Edmonton CMA market indicated a
percentage variance fmm the minimum and maximum price from June 2007 to May 2010 of-20.11%,
-20.14% and -15.80% for fee single family, condominium and total residential market respectively. The
variance fmm the average sale price from June 2007 to May 2010 was -7.22%, -6.84% and -3.55%
from June 2007 to May 2010 respectively.

The micro economic analysis of the Edmonton single family dwelling market was based on an analysis
of homes in the northeast Edmonton subdivision ofBrintnell. This analysis indicated a decrease in the
range of 13% to 20% from June 2007 to May 2010. A similar analysis was done utilizing a
condominium complex in the north Edmonton neighbourhood ofEaux Claires. This analysis indicated
a decrease in the range of 19% to 29% fiom June 2007 to May 2010. We noted that the micro economic
analysis is somewhat problematic in that one sale does not make a market.

The macro economic data suggests that the prices of residential properties within the Edmonton CMA
did not drop more than 20% from June 2007 to May 2010. With respect to smgle family dwellings, (he
micro economic analysis supports this conclusion. However, the micro economic analysis for the
condominium market does not support the conclusion. It is important to note that the micro economic
analysis does not represent the overall market, rather represents a small segment of the single family
and condominium market respectively. We note that the macro economic analysis shows a market
decline across (he Edmonton CMA well below 20%.

With respect to the Town of Bon Accord, we analyzed 109 sales of single family dwellings which sold
on the MLS between June 2007 and May 2010. An analysis of condominium sales in Ban Accord was
not completed due to a lack of data (six sales during the study period). Regarding the 109 sales, the
average sale price during each year was calculated. On this basis, we found the average price declined
15.11% fi-om 2007 to 200S, a further 8.30% torn 2008 to 2009, followed by an increase of 13.30% in
2010 (first five months). Overall, the variance from the average 2007 and 2010 price indicates a decline
of 11.79%.
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We also completed micro economic analysis within the Town of Ban Accord, which included an
analysis of three sets of sales. The data showed a decline in sale prices from June 2007 to May 2010
between 8.92% and 22.64%, with the middle data set indicating a decline of 15.76%. The average of
the three data sets indicates a decline in prices of 15.78% from June 2007 to May 2010.

Of note, the above analysis shows that the variance in the minimum and maximum prices of single
tamily dwellings and condominiums in the Edmonton CMA is 20%. However, this represents the
variance between the low aiid high points during the study period and not the overall trend from the
beginning to the end of the period. As well, within the micro economic analysis for both the Edmonton
CMA condominium market and the Ban Accord market there is evidence of price declines in excess of
20%. With respect to the Bon Accord market, there is also evidence indicating price declines of less
than 20%. The data which shows prices declines in excess of 20% is paired sales data. As noted earlier,
the paired sales analysis is somewhat subjective in nature. The macro economic analysis of the sales
both in the Edmonton C^AA and Town of Ban Accord is more objective.

CONCLUSION

After analyzing all available infoimation, it is my opinion that Depressed Market conditions, as defined
by the Treasury Board Secretariat, were not experienced in the Edmonton CMA or the Town of Ban
Accord during the period June 2007 to May 2010.
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ASSUMPTIONS AND LIMITING CONDITIONS

PREAMBLE

This report has been prepared at the request of Mr. Mark Gislasonot Public Works and Government
Services Canada (hereinafter referred to as "Client") for the purpose of providing a market study
opinion respecting the residential market in the Edmonton CMA and specifically the Town of Bon
Accord, Alberta. The Intended Use of this report is for infonnation purposes relative to eligibility of
employees to qualify for Home Equity Assistance. It is not reasonable for any party other than Public
Works and Government Services Canada and the Treasury Boaid, or their representatives to rely on
this study without first obtaining written authorizadon from Public Works and Government Services
Canada and the author of this report. This report has been prepared on the assumption that no other
party will rely on it for any other purpose and all liability to all such parties is denied. This report has
been prepared at the .request of and for the specific purpose and function as stated herein. This report
is considered confidential by the authors and by Public Works and Government Services Canada.

References to Market Value and or Price associated with residential real estate, which is the object of
this study, pertains to the value/price of the Fee Simple Interest or the Leasehold Interest in the real
property, subject to the terms and conditions as described in this report. The property rights appraised
herein exclude mineral rights, if any.

Possession of this report, or a copy thereof, does not carry with it the right to 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 m part, without the knowledge of the author as to the purpose, form and content of any such
disclosure, quotation or reference.

ASSUMPTIONS AND LIMITING CONDmONS

The conclusions contained in this report are toimded upon a thorough and dUlgent examination and
analysis of information gathered and obtained from numerous sources. Certam mformation has been
accepted at face value; especially if there was no reason to doubt its accuracy. Other empirical data
required interpretive analysis pursuant to the objective of this study. 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 Assumptions and Limiting Conditions:

1. 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 mfonnation as much as possible.

2. Should the author of this report be required to give testimony or appear in court or at any
administrative proceeding relating to this study, prior arrangements shall be made therefore,
including provisions for additional compensafion to permit adequate time for preparation and for
any appearances which may be required. However, neither this nor any other of these contingent
and limiting conditions is an attempt to limit the use that might be made of this report should it
properly become evidence in a judicial or quasi-judicial proceedmg. In such a case, it is
acknowledged that it is the adjudicating body, which will decide the use of this report which best,
serves the administration of justice.

3. Because market conditions, including economic, social and political factors, Change rapidly and,
on occasion, without notice or warning, the conclusions expressed herein cannot be relied upon
as of any date other than the Effective Date of this study, without subsequent advice of the author
of this report.
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4. We reserve the right at any time to alter, amend or rescind statements, analyses and/or
conclusions if facts pertinent to the process become known to us, which were not known or
available when the report was coinpleted.

5. The value points expressed herein are in Canadian dollars.

6. This report is only valid if it bears the original signature of the author.

7. These Assumptions and Limiting Conditions shall be read with all changes in number and gender
as may be appropriate or required by the context or by the particulars of this mandate.
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ADDENDA
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BON ACCORD MLS DATA
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Address Style
Area

(SqM.)
List
Price

Sold
Price

Sold Price

perSqM
Sold Date DON

Year
Built

4714 51 AV BUNG 111.7 319,900 315,000 2,820 05/31B007 42 1979

17 Spmce Meadow LN SPLT4 110.5 369,900 365,000 3,303 06/04/2007 35 2002

550852AAV SPLT3 115.5 374,900 365,000 3.160 06/05/2007 39 1979

552752AAV BLEVL 119.6 405,900 405,000 3,386 06/OS2007 28 1997

4703 53 AV BLEVL 84.7 239,900 239,900 2,832 061200007 15 1973

4705 51 AV BUNQ 121.6 449,900 430,000 3,536 06/20C007 37 1996

25 Spmcemeadow LN BLEVL 93.7 299,900 299,900 3.201 06/23(2007 48 2006

5127 56 ST BUNG 117.1 335,000 338.000 2,886 06/25C007 69 1978

5120 56 ST BUNG 104.89 279,900 275,000 2,622 07/13B007 54 1978

530350AV SPLT4 116.1 369,900 365,000 3,144 0713012007 35 1986

472051AAV BUNG 82^ 319,900 300,000 3,254 09/12/2007 53 1974

5120 54 ST SPLT4 87.7 377,700 357,650 4,078 10/01/2007 112 1993

5225 46 ST SPLT4 94.8 289,900 275,000 2,901 11/06(2007 44 1980

5112 53 ST BUNG 112.59 294,900 278,000 2,469 11/07/2007 1974

5119 54 ST BUNG 93.32 269,900 265,000 2,840 12/D6/2007 37 1978

5112 53 ST BUNG 112.6 299,500 283,000 2,513 02/05C008 47 1974

4602 51 AV BLEVL 104.43 339,900 339,000 3,246 02/14/2008 39 1994

4915 SO AV BUNGS 112 239,900 227,000 2,027 03/03C008 28 1946

551552AAV BUNG 117.7 278,900 279,000 2,370 03/13B008 16 1978

5106 Ban AC BLEVL 117.8 398,000 394,000 3,345 03/24/2008 29 2006

5108BonAcresCR BLEVL 160 469,500 440,000 2,750 03/28(2008 194 2007

4529 53 AV BUNG 92.9 269,900 264,000 2,842 04/12(2008 27 1982

4919 52 AV BUNG 74 219,000 200,000 2,703 04/17/2008 16 1948

470751AAVNW BUNG 91.8 259,000 256,000 2,789 (W23B008 17 1973

5012 49 AV BUNG 90.1 270,000 230,000 2,553 04B4C008 11 2007

4821 51 ST BUNG 122.7 364,900 357,000 2,910 OSD2/2008 40 1970

5119 56 ST BLEVL 98.6 299,900 290,000 2,941 05/06Q008 36 1978

5115 Ban AC ST2 182.1 449,900 430,000 2,361 05A)7/2008 31 2007

5348 50 AV BLEVL 92.5 264,900 260,000 2,811 05/13(2008 34 1979

5316 50 AV BLEVL 119.6 349,900 340,000 2,843 05/1&2008 36 1996

470851AAV BUNG 111.5 302,900 290,000 2.601 OS29C008 90 1974

4936 51 AV BLEVL 90.9 269,900 250,000 2,750 oaoieoos 69 1972

5208 48 ST BUNG 107 309,900 309,900 2,896 0&06B008 41 1974

4912 51 AV BUNG 97.3 264,900 260,000 2,672 06/14C008 64 1974

9 Spruce Meadow LN BLEVL 93.1 279,900 270,000 2,900 OU20/2008 12 2003

5111BON ACRES CR BLEVL 167 429,900 425,000 2,545 06/20(2008 80 2007

4617 51 AV BUNG 110.4 309,900 295,000 2,672 0025(2008 115 1980

4911 52 AV BUNGS 62.4 176,900 165,000 2,644 06B6/2008 88 1936

5003 53 ST SPLT4 118.8 327,900 325,000 2,738 06B6/2008 88 1993

551252aAV SPLT4 113.89 332,500 322,700 2,833 06/300008 37 1993

5520 52 AV BUNG 105 279,900 268,000 2,552 07/02/2008 17 1998

5135 53 ST BUNG 112.49 259,900 258,000 2,294 0708/2008 90 1975

4927 52 AV BUNG 107.6 210,000 195,000 1,812 07/09(2008 59 1976

4919 50 AV BUNGS 113.31 189,900 176,500 1,558 07/11/2008 63 1938
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Address Style
Area

(SqM.)
List
Price

Sold
Price

Sold Price

perSqM
Sold Date DOM

Year
Built

5215 49 ST BUNG 98 259,800 248,000 2,531 07/17/2008 58 1978
5123 55 ST BUNG 109.4 294,000 285,500 2,610 07/25/2008 44 1989
5319 WAV ST2 164.2 299,900 282,500 1,720 07/31/2008 120 1993

4740 49 A ST BUNG 138.8 239,900 220,000 1,584 08/05/2008 48 1972
551952AAV BUNG 91.3 259,900 245,000 2,683 08/07/2008 54 1978
5103 4S ST BUNG 105 284,900 282,500 2,690 08/15/2008 84 1974
5111 55 ST ST2 153.1 339,900 330,000 2,155 09/02/2008 111 2004
4923 49 AV BUNG 95.2 219,900 210,000 2,206 09/07Q008 54 1975
5103 55 ST SPLT3 114.2 294,000 287,000 2,513 09/10Q008 102 1980
4931 51 AV BUNGS 83.42 198.000 189,500 2,272 09/15Q008 40 1948

23 Spruce Meadow LN BLEVL 93.5 249,900 242,000 2,588 09/15/2008 106 2005
4530 53 AV BLEVL 93 227,900 215,000 2,312 09/19/2008 85 1981
5327 50 AV BUNG 107.3 279,900 272,500 2,540 09/25/2008 20 1979
5109 46 ST BUNG 129.1 338,500 325,000 2,517 11/09/2008 23 2001
5206 52 AV BUNG 115.68 244,900 238,000 2,057 11/13/2008 25 1976
4807 53 AV BUNG 108.1 259,900 252,000 2,331 11/19/2008 53 1973

33 Spruce Meadow LN BLEVL 106.8 269,900 255,000 2,388 12/01/2008 85 2007
5021 49 ST BLEVL 82 220,000 200,000 2,439 12/08/2008 32 1993
4738 51 AV BLEVL 106.9 269,900 260,000 2,432 12/31/2008 21 1980
5032 48 AV BUNG 89.094 234,900 225,000 2,525 02/05C009 118 1959

10 Spruce Meadow LN BUNG 99.2 289,900 276,500 2,787 02/10/2009 133 2005
4530 53 AV BLEVL 93 249,900 235,000 2,527 02/25/2009 83 1981
4534 53 AV SPLT4 101.5 229,900 210,000 2,069 03/10/2009 62 1981

36 Spruce Meadow LN BLEVL 103.5 259,900 255,000 2,464 04/03/2009 33 2008
5045 48 AV BUNG 97.7 278,527 268,000 2,743 04/09Q009 49 1972

1 Spruce Meadow LN BUNG 99.46 249,900 243,000 2,443 04/17/2009 63 2005
7 Spruce Meadow LN BLEVL 95.4 269,900 285,000 2,778 04/17/2009 55 2001

4736 49A ST BLEVL 108.7 242,500 234,000 2,153 (W28/2009 22 1976
5203 Bon Acres OR BLEVL 123.8 318,800 310,000 2,504 05/06/2009 2009

11 Spruce Meadow LN BLEVL 92.9 268,900 263,000 2,831 05/20(2009 49 2001
15 Spruce Meadow LN BUNG 99.3 249,900 246,500 2,482 05/25/2009 27 2005

5209 49 ST W SPLT4 164.9 284,900 279,000 1,692 06/OB2009 25 1979
5207 55 ST SUNG 133.8 329,900 312,000 2,332 06/11/2009 49 2002

5112 Ban Acres CR BLEVL 105.63 312,900 307,000 2,906 06/12/2009 22 2007
5004 53 ST BUNG 122.7 342,900 335,000 2,730 06/15/2009 78 2001
4932 51 AV BUNG 70.7 199,900 195,000 2,758 06/17/2009 88 1950
5528 52AAV BLEVL 115.6 320,000 317,000 2,742 06/1B/2009 46 1986

14 Spmce Meadow LN BLEVL 95.4 274.900 270,000 2,830 06C1/2009 46 2001
12 Spruce Meadow LN BLEVL 102.4 279.900 277,000 2,705 07/11/2009 2006

5219 49 ST BUNG 91.78 204,900 194,000 2,114 07/24Q009 83 1973
5108 56 ST SUNG 106.12 242,500 239,000 2,252 08/07Q009 21 1978
5226 46 ST SPLT4 92.16 234,500 232,500 2,523 08/14/2009 102 1980
4912 52 AV BUNG 77.4 179,900 175,000 2,261 08/28/2009 16 1939
5231 47 ST BUNG 93 227,500 230,000 2,473 09/04/2009 14 1973
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Addmss Style
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Price

Sold Price
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Sold Date DOM Year
Built

5226 52 AV BUNG 93.1 215,000 205,000 2,202 0908C009 63 1977
26 Spruce Meadow LN BLEVL 93.6 249,900 240,000 2,564 09/11C009 65 2004

5029 49 ST BUNG 92.9 231,900 220,000 2,368 09/12/2009 28 1994
5008 56 ST BLEVL 104.3 322,900 317,500 3,044 0913012009 20 1993

4815 52 AV SPLT2 195 299,900 287,000 1,472 10/16(2009 40 1990
5023 49 AV BUNG 97 239,900 230,000 2,371 11C6/2009 65 1972

8 Spruce Meadow LN BUNG 105 283,900 275,000 2,619 12/022009 98 2005
5104 56 ST BUNG 144 279,900 275,000 1,910 12A)9B009 99 1978

5205 Bon AC BLEVL 123.9 294,900 285,000 2,300 12/11/2009 67 2009

5202 46 ST BLEVL 92.7 189,900 169,000 1,823 12/16(2009 96 1982

4811 50 ST BLEVL 109.99 219,900 208,000 1,891 12/23(2009 150 1973
5219 55 ST ST1.5 189.7 359,000 352,000 1,856 0222(2010 38 1988

5214 Bon Acres CR ST1.5 144.65 369,900 358,500 2,478 03/08/2010 21 2010
5223 47 ST BUNG 99 234,900 235,400 2,378 03/11/2010 28 1972

4717 53 AV BUNG 85.78 189,900 180,000 2,098 03/17/2010 142 1975

4928 50 AV BUNG 96.9 254,900 249,000 2,570 03/19C010 20 1977
551252AAV SPLT4 113.9 329,900 325,000 2,853 04/07/2010 18 1993
4730 51 AV SPLT4 112.8 309,900 300,000 2,660 05A)6Q010 31 1980
5319 50 AV ST2 164.2 319,000 312,000 1,900 05/1S2010 49 1993

5111 56 ST BUNG 104.7 294,900 294,000 2,808 OS21/2010 60 1978

4718 51 AV SPLT4 112.3 269,900 260,000 2,315 05/28/2010 21 1979
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STATEMENT OF WORK
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DEUVERABLE

An updated report specifically addressing the change in market conditions for residential properties in
the community ofBon Accord is required. In addition the original Edmonton CMA analysis is also to
be addressed for the same time period from June 2007 to May 2010.

Based on the market evidence contained in the report, the consultont must identify if the community of
Ban Accord meets the criteria of a "depressed market", in addition to the Edmonton CMA for fhe
revised time period.

Please be advised that if die research necessary to establish if the Ban Accord market meets the criteria
includes other communities, the rationale to support the use of data from those communities must be
provided. Below is the original Statement of Work.

Statement of Work
Depressed Market Survey
Edmonton CMA, Alberta

Background:

As part of the Canadian Forces Integrated Relocation Program, PWGSC requires a
third-party assessment of the market conditions in order to establish if a given location
can be considered a "depressed market'w. The assessment of a "depressed market"
is required to determine if employees can qualify for the Home Equity Assistance in a
particular location.

Depressed markets can be authorized, for example, where a major company has
closed and the housing mari<et has had significant losses (i.e. 20% or greater).
Normally the analysis is based on data associated with the housing market for all types
of dwellings in combination with the economic conditions in a geographical location.
Examples of factors that may impact the market are: mills or mine closures, industry
relocations, excessive unemployment rates, school or other government closures, etc.

In order to support an objective determination, PWGSC is seeking an unbiased
opinion of the market conditions that may lead to a "depressed market" situation.

d) A Depressed market, as established by Treasury Board Secretariat, is defined as
a community where the housing market has dropped more than 20%.

Scope:

DPWGSC is seeking unbiased real estate mariiet and economic information in
support of the determination that a given location can be considered as a
"depressed market". In the current request we are considering the following
locations for the periods of time specified as follows:
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Edmonton (Census Metropolitan Area), Alberta:

o First Period:
o Second period:

From: June 2007 to June 2009
From: June 2007 to May 2012

2) The report will include the market factors that were influencing the residential
market for each of the relevant periods. These factors should include elements
such as: information on the geographic location and the overall local economic
conditions (including special factors such as industry closures, excessive
unemployment rate, school or government closures, etc.). Any additional
newspaper articles, memos, and objective evidence of market decline should
be included as reference documents. Refer to Addendum A for the full details
on the content requirements.

3) The consultant will provide a general recommendation as to the overall market
conditions for each time periods. Any annual decline should be provided in
terms of a percentage over the previous year.

4) The consultant will also provide an opinion on the nature of the variance in the
market based on various sources analyzed. For example, a real estate market
could be stabilizing after promised speculative investments were not made for
a city.

Deliverables:

1. The consultant is to complete a summarized ( up to 10 pages, plus
addenda) market survey report that provides an assessment of the real
estate residential market conditions and a recommendation as to the
potential "depressed market" situation at the specific periods specified
under item 1 of the Scope of Work.

2. The consultant is to provide a draft report for review purposes to the
Valuation Program prior to finalizing the report. All reports are to be
provided in electronic format as a "pdf.

3. The final report will be provided in one electronic version (PDF format).

4. There is a possibility that report may be used in legal proceedings, and
additional work could be required on an "as required" basis. It is anticipated
that the consultant may be required to provide an affidavit, or appear as an
expert witness. In this regard the contract would be amended to reflect the
additional work on an hourly basis plus disbursements including GST. In
the event of travel being required the Treasury Board travel policy would
apply.
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Addendum A

Contents Requirements - Depressed Market Survey

Title Page;
Introduction

A concise, one-page summary of the findings;
Table of Contents (depending on the length of the report);
Name of the person to whom the market analysis report is addressed;
A map of the location that is linked to the data provided for the specific city;
Name of the analyst responsible for preparing the report;
Effective date of the market survey;
Any relevant information or assumptions that need to be drawn to the attention
of the reader;

The economic factors that influenced the real estate mah<et during the total
period. This information will be linked to the specified periods in order to allow
the reader to understand of the factors at play (impact and duration on the
overall market).

Footnotes should be added to link the information provided with the credible
information sources;

Overview of local economy: Current and projected social, economic and
political trends impacting the residential market, including demographics and
employment levels;

Pertinent municipal objectives relating to residential development and overall
market;

Any known or planned construction or activity that has had a significant impact
on the residential market;

The average selling price for all types of residential dwellings per year and/or
per month depending on the period being analysed. This table will also include
the yearly variation during the specific period;
A graphic displaying the movement in the average selling price of the
residential dwellings for the period being analysed;
The total number of homes in the market on a yearly and/or monthly basis for
the period being analysed;
An indication on the type of residential market for each year in the given time
period (i.e. buyer's market or seller's market);
A table on the length of time required to sell a typical home, on an annual basis,
in reference to the period being analysed;
A recommendation as to the residential market conditions in the subject area
between the beginning to the end of the specified period analysed;
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. Indications as to price adjustments due to sporadic changes such as a "housing
bubble effect" that are either linked to the local economy or to social changes

affecting the location;

. Signature of the consultant;

. Certification:

. A one-page certification by the analyst should be included in the report.
The format and content is typically dictated by the standards of the
professional organization to which the analyst belongs. As a minimum,
the certification should contain the following:

. Statement that the analyst has no interest, present or
contemplated, in the project that is the subject of the analysis;

. Statement that, "to the best of my knowledge and belief, all
statements and information in the report are true and correct,
subject to the limiting conditions and assumptions stated
elsewhere in the report";
Statement that "no important facts have been knowingly withheld
or overlooked"

. A statement of the final conclusion of the report and the
associated effective date(s) or periods;

. Signature and date of signature.

. Analyst's Qualifications
. Academic qualifications, degrees, designations, memberships;
. Relevant practical experience.
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Highlight
Mr Tozer has not conducted this type of analysis previously.
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