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2.0 EXECUTIVE SUMMARY
2.1 General

Stantec Consulting Ltd. (Stantec) was commissioned by "Strathcona County" (the Client) to conduct a Building Condition
Assessment (BCA) of the property referred to as the "Clover Bar Lodge" which is located at 100 Fir Street, Sherwood
Park (hereinafter also referred to as the "site" or the "property"). The site visit was conducted on August 11, 2020.
 
The primary purpose of this BCA is to provide a general overview of the present condition of the site improvements,
determine opinions of cost to remedy any identified physical deficiencies, and/or component replacements based on
observed conditions or Remaining Useful Life (RUL)  over the 25 year evaluation period. It is understood that the BCA
will be used to complete a due diligence review of the property. The scope of this assessment is therefore consistent
with the requirements of a report prepared for a detailed understanding of the current building condition and costs to
bring the property to a condition that is keeping with the level of care provided to all other County-owned facilities, as
requested by the Client.
 
The purpose, scope and limiting conditions of the report are described in Section 3 - Introduction. Detailed findings are
described in Section 5 - System Description.
 
The following is an executive summary of the Property Condition Assessment (BCA) results.

2.2 Description

The 3.0-acres site is composed of one retirement living building which has a 1-storey section, including the Centre
Section and East Wings (South, Centre and North Wings) and a 2-storey section (West Wing).
 
The building has a gross area of approximately 41,190 sq.ft. (3,826 sq.m.) with 75 suites. At the time of the assessment,
the site contact advised that the building was 100% occupied.
 
Surface parking is provided along the south side of the West Wing and at the rear of the building next to the North Wing.
Landscaped surfaces, complete with grass, trees, wooden planters and manicured shrubs, are provided on the site and
building perimeters. A small wooden pergola is provided to the southwest corner of the West Wing.

According to the site contact, no expansion to the facility is being proposed.

The Site is located at the north-east corner of the intersection of Fir Street and Willow Street and was developed in 1960,
with major additions completed in 1975 (North Wing) and 1992 (West Wing).

The building structure is wood-framed with wood decking, engineered wood trusses and I-joists and wood beams.
Exterior walls are finished mainly with stucco, and brick veneer as well as with vinyl siding accents, and include
storefront door and window systems as well as vinyl and wood windows. The roof is a combination of low slope and
sloped roof sections covered with a combination of tar and gravel, SBS membrane, prefinished standing seam metal and
asphalt shingles.

No recent capital improvements were reported or identified in this assessment.

2.3 General Physical Condition

Based on information gathered and observations made by Stantec on August 11, 2020, the Clover Bar Lodge or Site
appears to be in good condition overall.
 
Observed deficiencies which require immediate repair, and/or deficiencies which were either observed or are anticipated
to require attention during the evaluation period, are identified in the Recommendations section below.

2.4 Opinions of Cost

Tables indicating opinions of cost for immediate repairs and replacement reserves are included in this report. 
 
Immediate repair costs are for deficiencies observed during the Property Condition Assessment that require immediate
action in order to prevent further deterioration to the element or to prevent possible injury due to an unsafe condition
and/or code violation. The immediate repair costs also include opinions of costs to remedy physical deficiencies, such as
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2.0 EXECUTIVE SUMMARY (continued)
2.4 Opinions of Cost (continued)

deferred maintenance, that may not warrant immediate attention, but require repairs or replacements on a priority basis
in addition to routine preventative maintenance.  

Immediate repair costs that are identified in this report are included in the following Immediate Costs Table. The total
immediate repair costs are $9,250.  
 
Replacement Reserves are opinions of cost anticipated for repairs, partial replacements associated with the
maintenance of building systems and components, and for elements that are anticipated to exceed their useful life.
 
The replacement reserve costs that are identified in this report are included in the following Replacement Reserves
Table. The total replacement reserve cost recommended for this property is $4,001,205. The reserve cost calculated for
this Site is $2,134/unit per year over a 25-year evaluation period.
 
The opinions of costs include costs for testing, exploratory probing, and further analysis should this be deemed
warranted. Replacement and repair costs are based on unit rates published by Means Publishing and/or Hanscomb
Yardsticks for Costing, combined with local experience gained by Stantec. At the request of Strathcona County, a cost
threshold of $5,000 has generally been used in reporting deficiencies observed at the Site.

Terms
(Yrs)

Uninflated
Costs

Inflated
Costs

Uninflated
$/Unit/Year

Inflated
$/Unit/Year

Immediate Repair Costs Estimate 0 $9,250 N/A N/A N/A
Short Term Repair Costs Estimate 1 $0 N/A N/A N/A
Replacement Reserve Costs Estimate 1-25 $4,001,205 $5,051,228 $2,134 $2,694

2.5 Recommendations

Based on the findings of this property condition assessment, a Barrier-Free study is recommended for this Site.
 
The following immediate recommendations arise from observed deficiencies:

• Conduct repairs of unsealed penetrations in fire-rated partitions;
• Inspection of the backflow preventer in the Mechanical Room
• Install exhaust system in the Chemical Storage Room
• Clean Kitchen exhaust hoods
• Resolve deficiencies as listed in Solucor's due diligence report
• Inspection of the kitchen's fire suppression system

The following actions are anticipated or recommended within the evaluation period: 
 

• Conduct periodic repairs of asphalt paved areas;
• Conduct lifecycle replacement of asphalt pavement;
• Conduct lifecycle replacement of concrete curbs;
• Allowance for periodic pruning;
• Conduct lifecycle replacement of exterior furnishings;
• Conduct lifecycle replacement of wood retaining walls;
• Conduct lifecycle replacement of exterior doors;
• Conduct lifecycle replacement of exterior windows;
• Conduct lifecycle replacement of stucco cladding;
• Conduct lifecycle replacement of vinyl siding;
• Conduct lifecycle replacement of automatic door openers;
• Conduct lifecycle replacement of asphalt shingles;
• Conduct lifecycle replacement of SBS roofing;
• Conduct lifecycle replacement of tar and gravel roof;
• Conduct lifecycle replacement of exterior stairs railings;
• Conduct lifecycle replacement of exterior ramps;
• Conduct lifecycle replacement of concrete terrace;
• Allowance for suites refurbishment;
• Conduct lifecycle replacement of interior vinyl floors;
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2.0 EXECUTIVE SUMMARY (continued)
2.5 Recommendations (continued)

• Conduct lifecycle replacement of interior carpet floors;
• Conduct lifecycle replacement of interior paint finishes;
• Conduct lifecycle replacement of kitchen equipment;
• Conduct lifecycle replacement of the metal gutters, downspouts, and associated components (West Wing);
• Conduct lifecycle replacement of the metal gutters, downspouts, and associated components (Centre Portion,

North, Centre, and South Wing);
• Study - Physical condition of the storm and sanitary sewer connections;
• Conduct lifecycle replacement of the storm water connection;
• Conduct lifecycle replacement of the sanitary sewer connection Study - Physical condition of the domestic water

supply;
• Conduct lifecycle replacement of the domestic water supply connection;
• Conduct periodic repair, or partial renewal of domestic water distribution piping, natural gas piping, sanitary sewer

piping, vent stacks, grease interceptor, floor drains, roof drains, and internal rain water leader piping as required;
• Conduct lifecycle replacement of the water Heaters 1, 2, and 3 and re-circulation pumps;
• Conduct lifecycle replacement of the sump pump systems;
• Conduct lifecycle replacement of the backflow preventers;
• Conduct lifecycle replacement of the 1960 mop sink and 1975 water closets;
• Conduct lifecycle replacement of the 1975 lavatories;
• Conduct lifecycle replacement of the 1975 bathtubs;
• Conduct phased lifecycle replacement of the 1992 sinks, mop sinks, and water closets;
• Conduct phased lifecycle replacement of the 1992 lavatories;
• Conduct phased lifecycle replacement of the 1992 bathtubs and shower;
• Conduct lifecycle replacement of the kitchen scullery sinks and sinks with adjoining work surfaces;
• Conduct lifecycle replacement of the heating boilers and boiler controller Allowance to perform periodic repair or

partial renewal of the hot water distribution piping and finned tub radiation heaters as required;
• Conduct lifecycle replacement of the circulation pumps;
• Conduct lifecycle replacement of the force flow units and unit heaters;
• Conduct periodic repair or partial renewal of ductwork;
• Conduct lifecycle replacement of the MUA units and RTUs;
• Conduct lifecycle replacement of the exhaust fans and kitchen hoods and paddle fans;
• Conduct lifecycle replacement of the condensing and A/C unit Allowance to install exhaust system in the

chemical storage room;
• Conduct periodic repair or partial renewal of electrical branch wiring Electrical distribution equipment

(disconnects, CDP, MCC, panel boards, disconnects);
• Conduct phased lifecycle replacement of the 1992 and older interior lighting fixtures;
• Conduct lifecycle replacement of the 1992 exterior lighting fixtures (HPS and incandescent);
• Conduct lifecycle replacement of the VFD;
• Conduct lifecycle replacement of the building's telephone, intercom, door monitoring, and music systems;
• Conduct lifecycle replacement of the video surveillance system Conduct lifecycle replacement of the car plugs;
• Conduct replacement of the elevator's hydraulic cylinder and major hydraulic modernization;
• Conduct lifecycle replacement of the sprinkler system;
• Conduct lifecycle replacement of the Kitchen fire suppression system;
• Conduct lifecycle replacement of the fire detection and alarm system;
• Conduct lifecycle replacement of the combination smoke and carbon monoxide detectors;
• Conduct a phased lifecycle replacement of the emergency lighting and exist sign fixtures;
• Conduct lifecycle replacement of the nurse call system;
• Allowance to conduct a Barrier-Free Study;
• Allowance for barrier-free renovations;
• Allowance for abatement of ACM ceiling texture (and ACM DJC on ceiling) - 1975 Addition;
• Allowance for abatement of ACM joint compound on gypsum board walls - 1975 Addition;
• Allowance for abatement of stucco on exterior walls - 1992 Addition;
• Mob/Demob for 1 event;
• Abatement Monitoring Consultant (assuming 1 consultant, 30 days on-site, including associated reporting).
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3.0 INTRODUCTION
3.1 Purpose

The purpose of the assessment was to visually review the present condition of the property elements, building, and
related structures and to provide opinions of costs to remedy physical deficiencies and to replace components which will
exceed their Expected Useful Life (EUL) over a 25 year evaluation period. Stantec understands that the BCA report will
be used to complete a due diligence review of the property. The scope of this assessment is therefore consistent with
the requirements of a report prepared for a detailed understanding of the current building condition and costs to bring the
property to a condition that is keeping with the level of care provided to all other County-owned facilities, as requested by
the Client. 

The site visit was conducted by Mr. Osmany Rodriguez Montesino, B.Sc. and Mr. Samuel Siu, CET of Stantec
Consulting Ltd. (Stantec) on August 11, 2020. Mr. Rodriguez Montesino and Mr. Siu were accompanied during the site
visit by Mr. Rob Waite, Facilities Manager and Mr. Gary Pilz, Maintenance Supervisor. At the time of the site visit, the
weather mostly sunny with ambient temperatures ranging between +9 and +18 degrees Celsius.

3.2 Scope of Work

The BCA conducted by Stantec was generally performed in accordance with the American Society for Testing and
Materials (ASTM) Standard E2018-15 "Standard Guide for Property Condition Assessments: Baseline Property
Condition Assessment Process", and the scope of services outlined in Stantec's proposal letter dated June 19, 2020
(and the Professional Services Terms and Conditions and Work Order attached thereto, as executed by the Client on
June 29, 2020).
 
The scope of our work included interviews with site representatives, and a generalist (i.e., non-specialist) visual
"walk-through" assessment of major building/site systems to observe and document existing physical conditions. The
major systems observed include site elements, building structure, building envelope, mechanical and electrical systems,
vertical transportation systems, life safety/fire protection systems, and common building interiors, where these were
applicable. The information obtained from our visual assessment formed the basis for developing our opinions of capital
costs over the next twenty-five (25) years. The major systems assessment identified the general condition of building/site
systems, and their components, to enable us to provide opinions of renewal timing and costs at a system level.
 
The scope of our work performed is summarized as follows: 
 

• Reviewed existing documentation, where provided by the Client. 
• Conducted a visual walk-through review of the site and building systems to check their general condition. 
• Conducted interviews with building managers and maintenance staff, where available. 
• Identified and financially quantified (in present dollar values) our opinions of capital costs that are expected over a

twenty-five (25) year period, and to address "physical deficiencies" that are a result of deferred maintenance or
that are related to a life safety concern and/or a possible Code violation. Opinions of costs were also provided for
further investigations, if required, along with order-of-magnitude costs for work that may be required as a result of
these investigations. 

• Prepared a BCA report for the site that outlines findings, opinions, and recommendations, complete with
photographs of salient observations, and other pertinent information obtained during the assessment.

 
Deviations and exceptions from the aforementioned scope of work are provided in this report under section 3.3.
Limitations to our work are provided under section 3.4, and within the above-referenced documents.
 
The review of the Site was based on a visual walk-through review of the visible and accessible components of the
property and buildings. The roof surfaces, interior and exterior wall finishes, and floor and ceiling finishes of the on-site
buildings were visually assessed to check their condition and to identify physical deficiencies, where observed. The
assessment did not include an intrusive investigation of wall assemblies, ceiling cavities, or any other
enclosures/assemblies. No physical tests were conducted, and no samples of building materials were collected to
substantiate observations made, or for any other reason. The non-specialist visual review of mechanical, electrical,
vertical transportation and life safety/fire protection systems at the property included discussions with the site
representatives. A visual walk-through assessment of the mechanical, electrical vertical transportation and life safety/fire
protection systems was conducted to determine the type of systems present, age, and aesthetic condition. No physical
tests were conducted on these systems. The review of the Site should not be considered to satisfy the requirements of a
Structural Adequacy Assessment according to applicable national or provincial Building Codes.
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3.0 INTRODUCTION (continued)
3.2 Scope of Work (continued)

An evaluation (detailed or otherwise) of the Site's compliance with local Building Codes and Fire Codes or with local
ordinances, requirements, etc. (including those related to life safety and fire protection) is not part of the scope of this
project. It is assumed that the existing property development was reviewed and approved by local authorities at the time
of construction, and during any subsequent additions, renovations and/or inspections. Compliance with ASTM E2018-15
does not warrant or guarantee Code compliance with any governmental entity, trade standard, or the insurance industry,
and this assessment should not be considered an in-depth code review.
 
The scope of work for the Feasibility Study and the Market Value Appraisal report are included in the actual reports
which are provided as appendices at the end of this report.
 
Methodology
 
Life Expectancy
 
The major building/site systems observed during the site visit were broken down into their primary components and were
assigned a value for their expected useful life (EUL). This value was used to determine a replacement year for renewal,
based on the reported age or remaining service life (RSL) of the component. Where this information was unavailable, the
age and RSL were estimated based on the component's overall reported or observed physical condition. The values for
EUL are based on information provided in manufacturer's literature, industry standards, our observations of the
components, and our experience with similar materials and systems. The values for EUL and RSL have been adjusted
to suit our site observations.
 
The EUL of components is a theoretical number that is arrived at with much estimation and is a function of the quality of
materials used, manufacturing and installation, as well as the frequency and intensity of service, the degree of
maintenance afforded to the component, and local weather conditions. Also, the realization of a component's EUL does
not necessarily constitute its replacement. A detailed condition assessment or investigation may be a more prudent
approach which may indicate a need for maintenance or refurbishment only or may indicate adequate physical condition
for an extended period.
 
Some components have been assumed to have "indefinite" life expectancy as compared to the relative life of other
components (e.g., building structure, utilities, etc.). From time to time, localized repairs may be required due to
deterioration, vandalism, etc., which are assumed to be handled as part of ongoing maintenance. In some instances, a
provisionary contingency cost has been applied to a component in order to provide for foreseeable future repairs for
which an actual cost cannot be applied at this time.
 
Condition Ratings
 
ASTM E2018-15 defines a "physical deficiency" as a conspicuous defect or significant deferred maintenance of a Site's
material systems, components, or equipment as observed during the site assessor's walk-through site visit. Included
within this definition is material systems, components, or equipment that are approaching, have reached, or have
exceeded their typical EUL or whose RSL should not be relied upon in view of actual or effective age, abuse, excessive
wear and tear, exposure to the elements, lack of proper or routine maintenance, etc. This definition specifically excludes
deficiencies that may be remedied with routine maintenance, miscellaneous minor repairs, normal operating
maintenance, etc., and excludes conditions that generally do not constitute a material physical deficiency of the Site.
 
The physical condition of the property's major building/site systems and components is dependent on whether a physical
deficiency is associated with that component/system. The physical condition of components/systems noted in this report
have been rated as either "Good", "Fair", "Poor", or "Very Poor". Definitions for these ratings are provided below: 
 

• Good - Functioning as intended and minimal deterioration observed. This rating implies that no
repairs/replacements are anticipated within the next five (5) years. 

 
• Fair - Functioning as intended with normal deterioration and minor distress observed. Some evidence of deferred

maintenance may be observed. This rating implies that repairs/replacements are anticipated within the next three
(3) to five (5) years. 

 
• Poor - Not functioning as intended with significant deterioration as well as distress observed. Evidence of

long-term deferred maintenance may be obvious. This rating implies that repairs/replacements are anticipated
within the next two (2) years. 
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3.0 INTRODUCTION (continued)
3.2 Scope of Work (continued)

• Very Poor - The component was observed to have failed or is at risk of imminent failure and/or the condition of
the component presents a potential life safety concern or a possible Code infraction. This rating implies that
repair/replacement is required immediately (i.e., less than 90 days).

 
Event Costing
 
Opinions of costs (in current value dollars) have been provided in this PCA report and are described interchangeably as
provisions, budgets, or allowances. The costs are provided for events (i.e., recommended actions) to address physical
deficiencies which are considered beyond normal operational maintenance, or to repair/replace a major building/site
system or component where they have already reached or are expected to reach their EUL over the next ten (10) years.
The opinions of cost are presented in two (2) separate opinions of cost tables that are attached to this report, and are
described as follows: 
 

• Immediate Repairs - Displays events that are considered "immediate" in nature (i.e., events that are
recommended to occur within the next 90 days to prevent further deterioration to a major system or component,
to prevent possible injury due to an unsafe condition, and/or to address a possible Code violation). 

 
• Replacement Reserves - Displays events that are expected to occur over the next ten (10) years as a result of

"deferred maintenance" (i.e., physical deficiencies that are not considered "immediate" in nature but require
action to restore system performance), or are "lifecycle" related (i.e., major systems or components that have
achieved or are expected to realize their EUL over this time period and require renewal to maintain system
performance).

 
The opinions of cost presented in this report are based on unit rates published by Means Publishing and/or Hanscomb
Yardsticks for Costing, combined with local experience gained by Stantec. The quantities associated with each event
have been estimated during the walk-through site assessment and do not represent exact measurements or quantities.
Not included are deficiencies that would be addressed as routine maintenance; however, the report may include costs
for events which are currently being managed under the Operations and Maintenance budgets for the Site.
 
A cost threshold of $5,000 has generally been used in reporting events associated with the Site. Events with opinions of
cost that are individually less than this amount are generally excluded and are assumed to be handled under the
property's Operations and Maintenance budgets; however, these events may be mentioned in the report. Events that are
considered "immediate" in nature may be included in the cost tables, regardless of cost.
 
At the time of repair or replacement, specific "scope of work" statements and quotations should be determined, and the
budgetary items revised, where required, to reflect the actual expenditures. Preliminary work may also be required in
advance of the anticipated time frame for events recommended in this report, which could also entail additional costs
that are above and beyond the events' corresponding opinion of cost.
 
Stantec recommends that all maintenance contracts, operating costs and cost recovery information be reviewed in
conjunction with the opinions of costs presented in this report.
 
The scope of work for the Feasibility Study and the Market Value Appraisal report are included in the actual reports
which are provided as appendices at the end of this report.

3.3 Deviations From the Guide

This PCA report was prepared in accordance with the scope of services outlined in our proposal dated June 19, 2020
with the following exceptions:
 

• As-built drawings could not be reviewed since such drawings were not made available to the Client by the current
property owner.

 
The major deviations from ASTM E2018-15 for this project were as follows:
 

• No reviews of municipal/public records for zoning, building, and/or fire & life safety code/regulatory compliances
were conducted. However, a site representative was asked to confirm whether there were any such compliance
issues. No issues were reported at the time of the assessment.
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3.0 INTRODUCTION (continued)
3.3 Deviations From the Guide (continued)

• Investigation of whether or not the property resides in a flood plain.
• Verification of number of parking spaces.
• Verification of gross and net usable areas of the site-building.
• Reporting threshold of $5,000 established by Strathcona County for this report.
• Review of as-built construction drawings for the Site and its building. However, drawings reviewed are as outlined

in Section 6.0 of the report.

3.4 Limiting Conditions

Exclusive Use
 
This report, including its information and opinions, has been prepared for the exclusive and sole use of Strathcona
County and Pioneer Housing Foundation (the "Client").
 
Reliance Purposes
 
This report shall not be relied upon for any purpose other than intended for the Client within the scope of services
negotiated between Stantec Consulting Ltd. (Stantec) and the Client without the express prior written consent of Stantec.
 
Third Party Reliance
 
This report may not be relied upon by any other person or entity without the express written consent of Stantec and the
Client. Any reliance on this report by a third party, any decisions that a third party makes based on this report, or any use
at all of this report by a third party without the prior written consent of Stantec is the sole responsibility of such third
parties. Stantec accepts no responsibility for damages, if any, suffered by a third party as a result of decisions made or
actions based on this report.
 
Distribution
 
No party shall distribute this report, in its final form or in draft form, or any portion or copy thereof without the express
written permission of Stantec, except that the Client may make copies of this report as are reasonable for its own use
and consistent with the intended purposes of this report.
 
Opinions of Costs
 
Any opinions of costs expressed in this report are partially based on consultation with industry-recognized publications
on costs for materials and labour. While Stantec uses information available to us combined with our judgment and past
experience, the specific rationale and conditions forming the basis of contractors' bids, material or equipment pricing are
beyond our knowledge and control. Stantec can therefore not be held responsible if the final costs vary from these
opinions of cost. As well, any opinions of costs are intended for global budgeting purposes only. The scope of work and
the actual costs of the work recommended can only be determined after a detailed examination of the site element in
question, understanding of the site restrictions, understanding of the effects on the ongoing operations of the
site/building, definition of the construction schedule, and preparation of tender documents. Stantec expressly waives any
responsibilities for the effects of any action taken as a result of these endeavors unless Stantec is specifically advised of
prior to, and participates in the action, at which time, Stantec's responsibility will be negotiated.
 
Physical Limitations to Scope
 
Stantec's work did not include intrusive testing/investigation, destructive testing, testing of life safety systems or
quantitative testing. As such, any recommendations and opinions of costs associated with these recommendations, as
presented in this report, are based on walk-through non-invasive observations of the parts of the building which were
readily accessible during a visual review. Conditions may exist that are not as per the general condition of the system
being observed and reported in this report. Opinions of costs presented in this report are also based on information
received during interviews with site representatives, operations and/or maintenance staff. Stantec cannot be held
responsible for incorrect information received during the interview process. Should additional information become
available with respect to the condition of the building and/or site elements, Stantec requests that this information be
brought to our attention so that Stantec may reassess the conclusions presented herein.
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3.0 INTRODUCTION (continued)
3.4 Limiting Conditions (continued)

Assessments
 
No legal surveys, soil tests, environmental assessments, geotechnical assessments, detailed barrier-free compliance
assessments, seismic assessments, detailed engineering calculations, or quantity surveying compilations have been
made. No responsibility, therefore, is assumed concerning these matters. Stantec did not design or construct the
building or related structures and therefore will not be held responsible for the impact of any design or construction
defects, whether or not described in this report. No guarantee or warranty, expressed or implied, with respect to the
property, building components, building systems, property systems, or any other physical aspect of the property is made.

 
The review of the Site should not be considered to satisfy the requirements of a Structural Adequacy Assessment
according to applicable national or provincial Building Codes.
 
Standard of Care
 
The assessment outlined in this report generally captured conditions that existed at the time of the site visit. Stantec's
opinions and recommendations presented in this report are rendered in accordance with generally accepted professional
standards for like services under like circumstances for similar locales. The opinions and recommendations are not to be
construed as a warranty or guarantee regarding existing or future physical conditions or regarding compliance of
systems/components and procedures/operations with the various regulating codes, standards, regulations, ordinances,
etc.
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4.0 PROPERTY DESCRIPTION
4.1 Site Summary

The 3.0-acre site is located on the north side of Fir Street and east of Willow Street, in a primarily residential sector of
Sherwood Park, Alberta. The property is bordered by a municipal roadway to the south and west, a senior apartment
building to the northwest, and a residential area to the north and northeast. The site was developed circa 1960 with
building additions reportedly completed in 1975 and 1992. The property is accessed by two (2) asphalt-paved driveways,
one (1) from Fir Street to the south of the property and the second one to the north from Willow Street. The driveway
access from Fir Street provides access to the main entrance and the south parking area, while the driveway access from
Willow Street provides access to the rear of the building, north parking and kitchen loading dock areas. Between the
south and north asphalt-paved parking lots there are approximately 29 stalls provided for the building. Landscaped
surfaces, complete with grass, trees, wooden planters and manicured shrubs, are provided on the site and building
perimeters. Concrete flat-work for pedestrian use is provided in the patio area between the Centre and South wings, as
walkways along the perimeter of the site connecting the main and rear entrances to the building, as well as connecting
the parking lots. A small wooden pergola is provided to the southwest corner of the West Wing.

SITE INFORMATION
Primary Use: Seniors Retirement Living
Ownership Entity: Strathcona County
Property Management Firm: Heartland Housing Foundation
Gross Site Area: 3.0 Acres

4.2 Building Summary

The building has a gross area of approximately 41,190 sq.ft. (3,826 sq.m.) with 75 suites. At the time of the assessment,
the site contact advised that the building was 100% occupied.
 
The building is, dependent on the building section, a one or two storey, wood-framed structure. It is provided with a
partial basement under the Central and West building sections and crawl spaces below the remaining building sections.
The floors are constructed of engineered wood I-beams or wood floor joists, sheathed with plywood or tongue and
groove wood planks and are supported by concrete foundation walls, spread footings as well as concrete piles or pad
footings. The basement consists of reinforced concrete slab-on-grade and walls with a reinforced concrete suspended
ground floor slab above the basement area. Engineered wood trusses support the plywood roof deck of the sloped roof
areas. Exterior walls are finished with stucco and brick veneer and vinyl siding accents, with storefront doors provided on
the main (south) entrance. The windows are composed of Insulated Glazing Units (IGUs) set within fixed and operable
frames of vinyl and wood construction. The roof sections are mostly pitched, with asphalt shingles, tar and gravel,
prefinished standing seam metal and modified bitumen (SMS). Stormwater is drained from the roofs by metal gutters
and downspouts, which are connected to the weeping tile or discharge to the surface. Small areas of low slope roof with
SBS membrane and internal drains are also present.
 
According to the site contact, no expansion to the facility is being proposed.
 

Building Name Clover Bar Lodge
Number of Floors Three (3) 1-floor wings including the centre area, and one (1) 2-floors wing
Number of Rooms 75
Number of Basement Levels 1 (partial)
Total Leasable Area 41,190 SF
Structure Wood-framed. Suspended concrete slab only above the basement area
Exterior Walls Mainly stucco, with brick veneer and vinyl siding accents
Roof Tar and gravel, SBS, standing seam metal and asphalt shingles
Foundation Spread footings and piles, including concrete slab-on-grade and walls at the

basement level
HVAC Hot water heating system with perimeter finned tube radiation heaters, force flow

units, and suspended unit heaters. Supplemental heating, cooling, and ventilation is
provided with internal make-up air units, roof mounted roof-top units, and
internal/external exhaust fans.

Electrical Pad Mounted Transformers
Vertical Transportation Hydraulic
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4.0 PROPERTY DESCRIPTION (continued)
4.2 Building Summary (continued)

Resident Room Types and Mix
# of Beds Type ADA Accessible Floor Area

0 Total 0

4.3 Other Structures

Other structures at the site include a garage, two (2) shacks, two (2) storage sheds and a wooden pergola.
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5.0 SYSTEM DESCRIPTION
5.1 Site Elements

5.1.1 Topography

Description: The area of the property slopes gradually from east to west. Surface drainage follows the general
slope of the site towards the site perimeter and city catch basins.

Assessment: No significant deficiencies or deterioration associated with the site topography were observed
during the site visit. No property owned catch basin was observed on site.

Recommendation: Based on the observed condition of the site topography during the site visit, no further action is
required at this time. 

5.1.2 Storm Water Drainage

Description: Storm water from the roofs is primarily collected by metal gutters that are installed along the roof
eaves. The gutters connect with metal downspouts and discharge to splash pans at lower roof
sections and/or to ground level for overland flow and soil absorption. Some areas are provided
with splash pads. A weeping tile system is also installed along the perimeter of the building.
Storm water is collected to two storm water sump systems (Further discussed under Sectioning
5.4.1) located in the basement which discharge to the municipal storm sewer system (Further
discussed under Section 5.1.8).

Assessment: The metal gutters, downspouts and associated components at the west wing are original to its
construction in 1992. While the remaining gutters and downspouts at the centre portion, north,
centre, and south wings are presumed to have been installed in 2014 during the SBS roofing
installation activities. The weeping tile system is reported to have been installed in 1992.
 
All site storm water drainage systems are understood to be performing as required. No major
deficiencies were observed or reported. However, moss and plant growth at the corner between
the west wing and centre wing roof appears to be impeding storm water drainage. A section of
downspout was missing its extension leader to ground at the south end of the centre wing. Water
staining due to gutter overflow was also observed at various wall elevations. 

Recommendation: The removal of moss and plant growth and periodic clearing/repair of the gutters, downspouts,
and associated components is recommended as part of routine maintenance.
 
Based on an EUL of 30 years, the metal gutters, downspouts, and associated components are
anticipated to require lifecycle renewal within the evaluation period. Renewal is recommended to
coincide with roofing replacement activities described under Section 5.2.4.
 
Based on age and reported condition, no significant capital expenditures associated with
weeping tile system is anticipated during the evaluation period.
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5.0 SYSTEM DESCRIPTION (continued)
5.1 Site Elements (continued)

5.1.2 Storm Water Drainage (continued)

ASSOCIATED PHOTOGRAPHS

Moss and plants observed on the roof at the corner
between the west wing and centre wing

View of down downspout with missing rainwater leader at
south end of the centre wing.

Stained stucco by overflow of gutters

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Conduct lifecycle replacement of the metal gutters, downspouts,
and associated components (West Wing)

30 28 5 5 $7,200

Conduct lifecycle replacement of the metal gutters, downspouts,
and associated components (Centre Portion, North, Centre, and
South Wing)

30 6 20 20 $10,560

Total $17,760

5.1.3 Ingress and Egress

Description: The property is accessed by two (2) asphalt-paved entrances from Fir Street to the south and
Willow Street to the north of the property, respectively.

The south entrance leads to the main entrance and an asphalt-paved on-site parking area, which
is located along the south side of the West Wing. The north entrance is shared with the
neighbouring building and leads to the kitchen loading dock and small parking areas at each side
of the loading dock access.
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5.0 SYSTEM DESCRIPTION (continued)
5.1 Site Elements (continued)

5.1.3 Ingress and Egress (continued)

Assessment: No major deficiencies were noted regarding ingress and egress areas. The number and location
of the site accesses appear to be adequate relative to the size and use of the property. The
physical condition of driveways is noted separately under Section 5.1.4 Paving, Curbing, Parking.

Recommendation: The means of ingress/egress appeared to be adequate for this property; therefore, no significant
capital expenditures associated with the site ingress/egress are anticipated during the evaluation
period. 

5.1.4 Paving, Curbing, Parking

Description: Asphalt-paved parking lot areas are located on the south side of the West Wing and next to the
loading dock at the rear (north) of the building, respectively. Asphalt-paved driveways connect
the parking areas to the streets.
 
According to counting executed at the time of the assessment, 29 parking spaces are provided at
the Site. However, only 15 precast concrete wheel stops were observed to be provided.
 
Concrete curbs are provided at the perimeter of paved areas at driveways, the front of the
building and parking lot areas, with the exception of the rear (north) parking lot's perimeter
adjacent to the building.

Assessment: Reportedly, the asphalt pavement and concrete curbs were installed circa 1992 during the
addition of the West Wing. Paved areas were found to be in fair condition overall. Missing
portions of pavement and pot holes were observed right at the beginning of the south entrance,
as well as patched areas along the driveway. Longitudinal and transverse cracks were observed
in the parking lot area located south of the West Wing. Raveling asphalt sections were observed
throughout the parking lots and drive lanes.
 
Concrete curbs were found to be in good condition overall with minor damages likely caused by
snow plowing activities.
 
The wheel stops were observed to be in good condition, except one (1) which appears to be
older than the rest. This wheel stop showed cracks and exposed and corroded steel elements.
 
No other significant deficiencies were observed or reported.

Recommendation: Based on an expected useful life of 25 years, the asphalt pavement is due for replacement.
Given its condition, repairs can be conducted to extend its EUL, including crack sealing and line
striping. Nonetheless, full-depth repairs are anticipated within the evaluation period.
 
Concrete curbs have an expected useful life of 30 years, but given their good condition, they are
expected to last past their EUL. Nonetheless, replacement of the concrete curbs is anticipated
within the evaluation period.
 
Allowances are provided for the above-mentioned repairs and replacement herein.
 
Replacement of the wheel stops is anticipated within the evaluation period, but costs for this work
is expected to fall below the evaluation period.
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5.0 SYSTEM DESCRIPTION (continued)
5.1 Site Elements (continued)

5.1.4 Paving, Curbing, Parking (continued)

ASSOCIATED PHOTOGRAPHS

Pot holes and missing pavement at south entrance Transverse crack in the parking lot located south of west
wing

Longitudinal cracks in the parking lot located south of
west wing

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Repair allowance for asphalt pavement 25 20 5 1 $5,000

5 $5,000

Asphalt pavement - full depth 25 20 5 10 $53,480

Curbs 30 20 10 15 $36,000

Total $99,480

5.1.5 Flat-Work

Description: There are cast-in-place concrete walkways located around the perimeter of the building, including
the patio area between the Centre and South wings. Small areas paved with concrete are
provided at some exit doors and stairs.
 
A concrete pad is located near the loading dock area.
 
A cast-in-place concrete pad is provided for the electrical transformer.
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5.0 SYSTEM DESCRIPTION (continued)
5.1 Site Elements (continued)

5.1.5 Flat-Work (continued)

An exposed aggregate concrete pad is provided as a base for the wood pergola at the
south-west building corner.

Assessment: Reportedly, the concrete pad near the loading dock at the rear of the building was used for the
garbage bins previous to the 1992 additions and renovations. The remaining sections of flat-work
have different ages. Reportedly, walkways and the patio area next to the South and Centre wings
are original to the construction of the building in 1960; walkways next to the North Wing are
original to 1975; the walkways surrounding the West Wing were built circa 1992.
 
The flat-work was observed to be in good to fair condition overall. Minor cracks were observed in
the concrete of the patio area and rust staining where metal railings are present. No other
significant deficiencies or deterioration associated with the site flat-work was observed during the
site visit.

Recommendation: Based on reported and observed conditions during the assessment, no additional repairs beyond
that of ongoing routine maintenance are expected for the duration of the evaluation period.
Nonetheless, repairs and replacement of the flat-work are expected within the evaluation period
as it ages. Allowances for this work have been included in the cost tables.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowances for repairs/replacement of concrete flat-work 40 Varies 7 $5,000

14 $5,000

21 $5,000

Total $15,000

5.1.6 Landscaping and Appurtenances

Description: The soft landscaping at the Site consists mostly of trees, wooden planters, manicured shrubs and
grass-covered areas located around the perimeter of the property. No irrigation system is
provided for the soft landscaping. Light standards, bollard lights, and a sign marking the south
site entrance are located in the landscaping areas around the building. A wood-framed pergola is
provided at the southwest corner of the West Wing. A painted metal flag-pole is provided south of
the building. Metal and wood benches and wood and metal waste/ash bins are provided
throughout the site, including two (2) wood and metal picnic tables provided in the patio area.
Painted wood planters to the east around the North, Centre and South wings.
 
Small sections of pressure-treated wood retaining walls are located to the east of the North Wing
and to the west of the West Wing.
 
A wood-framed, stand-alone garage clad with stucco and asphalt shingles is located east of the
North Wing. Wood-framed sheds, some with vinyl, some with wood siding and asphalt shingles
are located east of North Wing, north and south of the West Wing, and next to the front (south)
parking lot.

Assessment: Soft landscaping and appurtenances were observed to be in good condition overall. Reportedly,
the trees are getting older and $5,000 were spent in 2019 related to pruning activities.
 
The stucco on the entrance signage was observed to be deteriorated with missing portions and
exposed section of mesh, including corrosion of the metal frame that supports the light fixture.
 
It was reported that the garage and sheds, except for the shed located near the entrance of the
south parking lot and shed located beside the North Wing, will be moved off-site.
 
No other significant deterioration or damaged areas were identified or reported.
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5.0 SYSTEM DESCRIPTION (continued)
5.1 Site Elements (continued)

5.1.6 Landscaping and Appurtenances (continued)

The adequacy of the exterior lighting could not be assessed as the site visit was conducted
during daylight hours.

Recommendation: Allowances have been provided for periodic tree pruning.
 
Costs for repairs of the entrance signage and its components are expected to fall below the
reporting threshold.
 
The flagpole is expected to require replacement within the evaluation period, but costs to perform
this action are expected to fall below the reporting threshold.
 
Based on observed conditions and a EUL of 20 years, the exterior furnishing and is expected to
require replacement at the later stage of the evaluation period. An allowance has been provided
for the replacement of these components.
 
The wood retaining walls are anticipated to be replaced within the evaluation period. An
allowance to perform this work has been provided herein.

ASSOCIATED PHOTOGRAPHS

View of damaged finishes at south entrance signage View of damaged finishes at south entrance signage

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance for periodic pruning N/A 0 N/A 4 $5,000

9 $5,000

14 $5,000

19 $5,000

24 $5,000

Exterior Furnishings and Wood Planters 20 10 10 15 $25,000

Replace Wood Retaining Walls 20 15 5 5 $8,000

Total $58,000

5.1.7 Recreational Facilities

No recreational facilities are located at the Site.
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5.0 SYSTEM DESCRIPTION (continued)
5.1 Site Elements (continued)

5.1.8 Utilities

Description: The building receives a buried domestic water supply through the municipality, which is
understood to originate from a service main below Fir Street, located east of the site. The water
supply enters the building through the basement utility closet, which is located in the Crafts
Room. 
 
A fire hydrant is located adjacent to the paved south site entrance approximately 30 metres (100
feet) from the main entrance.
 
The site receives a buried sanitary sewer hook-up from the municipality, which is understood to
connect with a sanitary sewer main below Fir Street, located east of the site. The sewer hook-up
is understood to connect with buried sanitary sewer piping that exits from below the building on
its east end.
 
Flat roof surfaces are equipped with internal roof drains that connect with internal rain water
leaders and collect at storm water sumps. The sumps are understood to discharge to the
municipal storm sewer system via sump pumps and buried pipe, which exits the building likely on
its east elevation.
 
A natural gas supply is provided to the site through a local utility provider via buried pipe that
appears to originate from below Willow Street, located west of the building. The buried pipe
connects with an internal gas meter and a pressure regulator that are installed in the basement
Gas Room. At the south end of the centre wing, an exterior natural gas BBQ hookup is provided.
 
An incoming underground electrical feed is provided to the site from a local utility provider from a
pad-mounted, utility-owned transformer that is located west of the West Wing. The buried conduit
enters the building through the basement Main Electrical Room where the electrical meter is
installed.
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5.0 SYSTEM DESCRIPTION (continued)
5.1 Site Elements (continued)

5.1.8 Utilities (continued)

Assessment: Based on drawings provided, the site’s domestic water, hydrant, electrical, and natural gas
service are understood to have been installed during construction of West Wing in circa 1992.
The site's storm and sanitary sewer service is presumably original to 1960.
 
All site utilities and associated components are understood to be performing as required.
However, it was reported by site representatives that the electrical service is susceptible to brown
outs and power bumps.The site is located in an older neighborhood of the county and there have
been limited upgrades to the electrical service. No other issues or concerns were reported.

Recommendation: Based on apparent age, the storm and sanitary sewer connections have surpassed their EUL of
50 years and is recommended to undergo further assessment to confirm their general physical
condition. A cost allowance to perform this work is included in the cost table. Additional
provisions have been included herein to renew the storm and sanitary sewer connection should
the assessment findings indicate that its remaining useful life is limited.
 
While fulfilling its intended purpose, the domestic water service will achieve its EUL of 50 years
within the evaluation period and it is recommended to undergo further assessment at that time to
confirm its general physical condition. A cost allowance to perform this work is included in the
cost table. Additional provisions have been included herein to renew the domestic water service
should the assessment findings indicate that its remaining useful life is limited.
 
The electrical feed and natural gas connections will achieve their EUL of 50 years over the
course of the evaluation period and are expected to require lifecycle replacement at that time.
This work is expected to be the responsibility of the third-party utility provider, and costs for
renewal of the electrical feed and natural gas connections have therefore been excluded from
this report.
 
In regard to the brownouts and power bumps, it is recommended the site representatives consult
with the Authority Having Jurisdiction (AHJ) and determine whether upgrading the current service
is feasible/required to meet the needs of the site. Any required works is expected to be the
responsibility of the third-party utility provider, and therefore no allowances have been provided.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Study - Physical condition of the storm and sanitary sewer
connections

50 60 1 1 $3,000

Allowance to renew storm water connection 50 60 2 2 $29,450

Allowance to renew sanitary sewer connection 50 60 2 2 $33,250

Study - Physical condition of the domestic water supply 50 28 22 22 $1,500

Allowance to renew domestic water supply connection 50 28 22 22 $33,250

Total $100,450

5.2 Structural Frame and Building Envelope
5.2.1 Foundation

Description: The building has reinforced concrete foundation walls provided in all its perimeter. The 1960
section of the building (South and Centre wings), is provided with interior wood foundation walls
on concrete spread footings giving support to interior load-bearing walls. The interior
load-bearing walls of the 1975 and 1992 section of the building (North and West wings) are
supported by concrete piles or pad foundations. All these elements can be observed in the crawl
spaces provided below each wing.
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5.0 SYSTEM DESCRIPTION (continued)
5.2 Structural Frame and Building Envelope (continued)

5.2.1 Foundation (continued)

The partial basement level includes cast-in-place concrete slabs-on-grade and walls. Where
visible, the slab on grade has a machined surface, saw-cut joints and a protective elastomeric
coating.

Assessment: There is no evidence of movement that would indicate an excessive settlement. The exposed
slab-on-grade did not have any significant cracking that might affect tenant operations.
 
Where exposed, the basement walls are in good condition. There is no evidence of movement or
water infiltration.
 
Minor cracks were observed in the foundation walls on the north side of the south wing. The
cracks appear to be inactive at the time of the assessment, but they should be monitored and if
changes are noticed, a structural study should be conducted.
 
No other significant cracking, settlement, or heaving of building elements that would suggest a
potential foundation problem was noted or reported at the time of the assessment.

Recommendation: As no significant deficiencies were identified, no major repairs or replacement of the foundation
components are anticipated during the evaluation period.

ASSOCIATED PHOTOGRAPHS

North wing crawl space South wing crawl space

Centre wing crawl space West wing crawl space
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5.0 SYSTEM DESCRIPTION (continued)
5.2 Structural Frame and Building Envelope (continued)

5.2.2 Building Frame

Description: Structural drawings were not available at the time of the site visit. Reportedly, the building is a
wood framed structure with a combination of wood I-beams and wood floor joists supporting
wood boards or plywood decks. A suspended reinforced concrete slab is provided above the
basement area. Engineered wood trusses support the plywood roof deck of the sloped roof
areas. The structures of the low slope roof sections were concealed, but it is assumed they are
constructed of wood roof joists supporting plywood decking.
  
The building's main entrance is provided with a canopy which is a painted steel-framed structure.

Assessment: The assessment of building structure was limited due to concealment by interior finishes. Where
the structural components were not directly visible, building finishes were observed for the
presence of cracks or other signs of distress that might indicate deficiencies in the underlying
structure. No evidence of excessive deflection, warp, twist or vertical/horizontal misalignment
and/or major corrosion of the observed wood or steel frame structural components were
identified during the site visit.
 
Minor corrosion was noted at the base of the canopy columns. This type of issue is expected to
be handled as part of routine maintenance.

Recommendation: No significant capital expenditure associated with the building structure is anticipated during the
evaluation period.

ASSOCIATED PHOTOGRAPHS

Pre-engineering wood trusses for the west wing roof

5.2.3 Exterior Walls

Description: The building's exterior walls are mainly clad with stucco and brick veneer accents as well as vinyl
siding highlights for the gables. Cement parging is provided where the perimeter foundation walls
are exposed. Storefront-type metal-and-glass units are located at the main (south) entrance, as
well as on all exit doors for the North, Centre and South wings. A door of similar construction
gives access to the patio area between the South and Centre wings. The elevated terrace
adjacent to the North Wing is accessed by a sliding patio door. The doors have insulated glazing
units (IGUs) in pre-finished aluminum or steel frames. Windows have IGUs with fixed and
operable sections. The window frames are a combination of vinyl and wood. The utility doors
around the building are insulated metal doors in metal frames, with the exception of the kitchen
doors which have tempered glazing inserts.
 
There are automatic door openers for barrier-free access at the main entrance and vestibule
doors. 
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5.0 SYSTEM DESCRIPTION (continued)
5.2 Structural Frame and Building Envelope (continued)

5.2.3 Exterior Walls (continued)

Assessment: The exterior cladding, including stucco, brick veneer, vinyl siding and cement parging, are
assumed to have been installed during the 1992 additions and renovations activities.
 
The exterior cladding appears to be in good condition overall, with no significant deficiencies
observed. Minor cracking, water staining as a result of the overflowing gutters mentioned above
and missing portions of stucco and parging were noted. Most of these issues can be addressed
during routine maintenance.
 
The windows, doors and sealants appear to be in good condition overall, although one of the
windows panes was observed to have a failed seal. A similar issue was noted on one of the
kitchen exterior doors.
 
The automatic doors openers were reported to be working as intended, although they were
disabled at the time of the assessment due to the current situation (COVID-19) to not allow the
free entry and exit of residents and visitors.
 
Reportedly, the doors, windows and automatic door openers in the building were installed or
replaced during the 1992 additions and renovations.

Recommendation: Based on a EUL of 50 years, the stucco and cement parging are anticipated to require
replacement at the later stage of the evaluation period. Allowances to conduct this work have
been included in the cost tables. Giving the current conditions of the cement parging, an
allowance for its repair has also been included herein.
 
Based on a EUL of 30 years, the vinyl siding is anticipated to require replacement within the
evaluation period. An allowance for this work has been included herein.
 
Based on a EUL of 75 years, the brick veneer accents are expected to last beyond the evaluation
period. Minor repairs and repointing are expected to be part of routine maintenance.
 
Based on a EUL of 50 years, the replacement of all exterior doors, including the vestibule doors,
is anticipated at the later stage of the evaluation period. An allowance to perform such work has
been provided in the cost table. The sliding door that gives access to the elevated terrace has a
EUL of 30 years. For this reason, its replacement is anticipated within the evaluation period as
well, but costs are expected to fall below the reporting threshold.
 
Based on a EUL of 30 years, the replacement of all exterior windows is anticipated within the
evaluation period and allowances have been included herein.
 
Based on a EUL of 15 years, the automatic door openers are anticipated to require replacement
within the evaluation period and allowances have been included in the cost tables.
 
Based on observed and reported conditions, no other significant capital expenditures are
anticipated for the duration of the evaluation period beyond ongoing routine maintenance. No
further action is required at this time.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance for the replacement of the main entrance doors and
interior vestibule doors

50 28 22 22 $16,000

Allowance for replacement of exterior steel-framed doors 50 28 22 22 $36,000

Allowance for replacement of exterior windows 30 25 5 5 $180,000

Allowance for replacement of stucco cladding 50 28 22 22 $250,000

Allowance for replacement of vinyl siding 30 25 5 5 $5,000

Allowance for replacement of automatic door openers 15 10 5 5 $10,000

Allowance for cement parging repairs 50 50 0 1 $8,000

Total $505,000
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5.0 SYSTEM DESCRIPTION (continued)
5.2 Structural Frame and Building Envelope (continued)

5.2.4 Roofing

Description: There are three (3) main types of roof covering. The centre portion of the building is provided with
tar and gravel roofing; the North, Centre and South wings and a portion beside the main entrance
are covered with SBS roofing; and the West Wing is provided with asphalt shingles. An additional
small section of galvanized standing seam metal roofing is installed above the main entrance.
 
The centre portion of the building and wings located to the east are low-slope roofs, while the
West Wing has a sloped roof. All the roof coverings are assumed to be installed on plywood roof
decks. The exterior soffits are provided with perforated aluminum panels.

Assessment: The asphalt shingle roofing and galvanized standing seam metal roof were installed in 1992,
while the tar and gravel roof was assumed to have been installed circa 1975.
 
The SBS roofing was installed between 2013 and 2015, according to Google Earth. Therefore,
the year 2014 has been used as the installation year for the purposes of this report.
 
Moss and plant growth was observed at shaded sections of the tar and gravel roof. Other
sections showed missing gravel and advanced deterioration. The roofs appear to be otherwise in
fair condition and no roof leaks were reported.
 
The SBS and asphalt shingle roofs appear to be in good condition and no roof leaks were
reported.

Recommendation: The EUL of a protected membrane roofing like tar and gravel is 35 years. Based on its age and
the current conditions, the tar and gravel roofing will require replacement at the early stage of the
evaluation period. Allowances to conduct such work have been provided herein.
 
The EUL of an asphalt shingle assembly is 20 years. Based on their present conditions, the RUL
of the asphalt shingle assemblies of the West Wing can be extended but they will still require
replacement during the evaluation period. Allowances for the replacement of the shingles have
been provided in the cost table.
 
Based on a EUL of 25 years and the present conditions, the SBS membrane assemblies of the
building will also require replacement during the evaluation period. Costs for replacement have
been included in the costs table.
 
Based on a EUL of 50 years and the present conditions, the galvanized metal standing seam roof
is anticipated to require replacement at the later stage of the evaluation period, but with proper
maintenance, its RUL could be extended beyond the evaluation period. As such, costs for
replacement have not been included in the costs table.

ASSOCIATED PHOTOGRAPHS

Moss and plants observed on the roof at the corner
between the west wing and centre wing

Missing gravel around roof hatch
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5.0 SYSTEM DESCRIPTION (continued)
5.2 Structural Frame and Building Envelope (continued)

5.2.4 Roofing (continued)

ASSOCIATED PHOTOGRAPHS continued

Missing gravel at the edge of roof above lounge area Example of deteriorated tar and gravel roof

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance for replacement of asphalt shingles 20 15 5 5 $70,000

Allowance for replacement of SBS roofing 25 5 20 20 $219,600

Allowance for replacement of tar and gravel roof 35 33 2 2 $160,000

Total $449,600

5.2.5 Exterior and Interior Stairs

Description: Exterior concrete stairs and ramps with steel guards and railings are located at the main (south)
entrance, at the patio between South and Centre wings, and where egress doors are present in
the 1960 and 1975 sections of the building.

There are three (3) interior stairwells located at the west end, the middle, and the east end of the
West Wing. The stairs are wood framed with rubber treads and raisers, and wood handrails.

Assessment: The exterior and interior stairs and handrails are in good condition overall but will require routine
maintenance over the evaluation period like painting renewal or refinishing where applicable.

Recommendation: The ramps, steel guards and rails are expected to require replacement at the later stage of the
evaluation period. Allowances to perform such work have been provided in the cost tables.
 
No other action other than routine maintenance is anticipated during the evaluation period.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance for exterior stairs railing replacement 40 20 20 20 $10,000

Allowance for replacement of ramps 40 20 20 20 $82,500

Total $92,500
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5.0 SYSTEM DESCRIPTION (continued)
5.2 Structural Frame and Building Envelope (continued)

5.2.6 Patio, Terrace, and Balcony

Description: Two (2) terraces are provided, one (1) at the front (south) of the building by the main entrance
and one (1) at the rear (north) of the building. The front terrace has a cast-in-place concrete floor
with painted steel guardrails and can be accessed either from the exterior or the interior of the
building. The rear one is a wood-framed elevated terrace supported by concrete piles or pad
footings, with painted, pressure-treated wood floor and guards and can only be accessed from
the interior of the North Wing.

Assessment: The front terrace was built during the 1992 additions and renovations. Minor corrosion was
observed at the base of the metal guardrails but this type of issue is expected to be handled as
part of routine maintenance.
 
The rear terrace was reportedly installed in 1975 and showed no signs of deteriorations or
deficiencies.

Recommendation: Based on observed and reported conditions, no further action apart from routine maintenance for
the railings is recommended at this time. However, based on an estimated EUL of 40 years, the
front terrace will require replacement within the evaluation period. Allowances for this work have
been included herein.
 
In a similar manner and based on an estimated EUL of 15 years, the rear terrace will require
lifecycle replacement within the evaluation period, but costs to perform this work are expected to
fall below the reporting threshold.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance for replacement of concrete terrace 40 18 22 22 $5,000

5.3 Interior Elements
5.3.1 Unit Types and Unit Mix/Building Area

Description: The total reported building area is approximately 41,190 sq.ft. (3,826 sq.m.). The building
includes a total of 75 resident suites that are comprised of 26 small suites (207-214 SF), 45 large
suites (270-284 SF), and 4 extra-large suites (400 SF). Each unit has one bedroom, one
three-piece bathroom, and a storage closet, with the exception of the extra-large rooms which
have two of each space mentioned. The bathrooms are provided with grab-bars besides the toilet
and inside the bathtub for persons with reduced mobility. The interior finishes in the suites
generally consist of vinyl sheet flooring at the entrance and in the bathrooms, carpet-covered
flooring in the bedrooms, ceramic tiles in the bathtub surroundings, painted drywall, as well as
painted and stipple finished ceilings. Renovated units have vinyl plank floors at the entrance and
bathrooms, with the exception of the bedrooms which have carpet-covered floors.

Assessment: The interior finishes are in good condition overall. Reportedly, the units are refurbished when the
tenant moves out, which accounts for approximately 50% of the units to date.

Recommendation: Based on observed and reported conditions, yearly allowances have been provided for suites
refurbishment as required to be completed on tenant turnover.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance for suites refurbishment 15 15 0 1 $5,000

2 $5,000

3 $5,000

4 $5,000

5 $5,000
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5.0 SYSTEM DESCRIPTION (continued)
5.3 Interior Elements (continued)

5.3.1 Unit Types and Unit Mix/Building Area (continued)

COST SUMMARY continued
Recommendation EUL EFF AGE RUL Year Cost

6 $5,000

7 $5,000

8 $5,000

9 $5,000

10 $5,000

11 $5,000

12 $5,000

13 $5,000

14 $5,000

15 $5,000

16 $5,000

17 $5,000

18 $5,000

19 $5,000

20 $5,000

21 $5,000

22 $5,000

23 $5,000

24 $5,000

25 $5,000

Total $125,000

5.3.2 Common Areas

Description: The common areas of the building include access corridors with seating areas provided
throughout, stairwells, entrance foyers, a lounge with a kitchenette, dining area, hair salon, a
recycling room, craft room (at the basement), office rooms, laundry and linen rooms, storage
closets, a commercial kitchen, mechanical and utility rooms (in the basement), and four (4)
common washrooms (two (2) at the main floor and two (2) in the basement). Only the common
washrooms on the main floor are barrier-free accessible.
 
Floor finishes are a combination of carpet, vinyl sheets, rubber, hardwood, ceramic tiles,
linoleum, and painted flooring. Ceilings finishes are a combination of painted or stipple finished
gypsum boards and exposed concrete finishes. Wall finishes are a combination of painted
gypsum boards, ceramic tiles, and exposed concrete finishes. Wall-mounted, painted wood
handrails are provided throughout the building.
 
A commercial-grade washer and dryer are provided in the laundry room located in the Centre
Wing. The laundry room beside the lounge area has residential-grade washers and dryers.
 
The kitchen has commercial-grade equipment, including two (2) ovens and ranges, a steamer,
two (2) convection ovens, a soup kettle, a dishwasher, a walk-in refrigerator and freezer. The
dining area has commercial-grade equipment, including a countertop reach-in refrigerator,
dispensers, and a sink.

Assessment: No significant amount of damage or deterioration of the interior finishes was observed in the
common areas. Worn down flooring was observed in the laundry room beside the lounge area
and some areas in the basement.
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5.0 SYSTEM DESCRIPTION (continued)
5.3 Interior Elements (continued)

5.3.2 Common Areas (continued)

Interior paint of common areas was renewed circa 2010. The carpet was replaced in 2015. The
basement wall and floor paint finishes were renewed in 2017.
 
Commercial-grade kitchen and laundry equipment are landlord-owned, mainly original to the
building's renovations in 1992, except for the steamer which was purchased in 2016 and the
walk-in-cooler and a convection oven which were purchased in 2018.
 
Unsealed penetrations on the wall common between the craft room and the kitchen crawlspace
were observed, which constitute a fire life safety concern and should be addressed immediately.

Recommendation: Although the interior finishes of the common areas appeared to be in good condition overall,
refurbishment or replacement of some common area interior finishes is expected during the
evaluation period. Allowance to perform this work, including replacement of carpet and vinyl
flooring, and renewal of paint floor and walls finishes, are provided herein.
 
Commercial-grade kitchen and laundry equipment appeared to be in good condition and issues
were not reported. However, most of the original equipment will reach its EUL within the
evaluation period. Allowances for replacement have been provided in the cost table.
 
Costs to address the unsealed penetrations between the craft room and kitchen crawl space are
provided.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Fireproofing sealant 0 15 -15 Immed $1,000

Allowance for vinyl flooring replacement 20 15 5 5 $50,000

25 $50,000

Allowance for the replacement of common areas carpet 15 5 10 10 $60,000

25 $60,000

Common areas paint finishes (includes walls and floors) 10 5 5 5 $15,000

15 $15,000

Allowance for partial replacement of kitchen appliances 20 15 5 5 $20,000

20 $20,000

Total $291,000

5.4 Mechanical and Electrical Systems
5.4.1 Plumbing

Description: The building receives a buried domestic water supply through the municipality. The water supply
enters the building through the basement utility closet, located in the Crafts Room, where it
branches off to serve the fire sprinklers and the building's metered domestic water supply.
Back-flow prevention devices are provided on the fire sprinkler (4) and boiler (3/4) feeds.
 
Domestic hot water (DHW) for the building is provided by three (3) hot water storage tanks that
were manufactured by Bradford White (D80T4253N and D80T5053N), which are installed in the
Mechanical Room. Each water heater has input heating and storage capacities of 112 to 133 kW
(383 to 455 MBH) and 303 L (80 U.S. gal.). The distribution of domestic hot water throughout the
building is provided by two (2) fractional horsepower re-circulation pumps manufactured by
Grundfoss (UPS15-35SFC and USP15-58FC) that are also located in the Mechanical Room.
 
Three (3) sump pumps systems are installed at the basement level. Two (2) serve the storm
water systems and one (1) serves the elevator pit. The make and capacities of the sump pump
systems could not be determined during the evaluation period. The sumps are understood to

115303415 Stantec Consulting Ltd., 2020 27



5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.1 Plumbing (continued)

discharge to the municipal storm and sanitary sewer systems via sump pumps and buried pipe,
which exits the building below-grade, at the building's east elevation. Roof drains equipped with
metal debris screens are installed on flat roof surfaces. The roof drains connect with internal rain
water leader piping that discharges to the aforementioned storm water sumps.
 
Sanitary sewer piping and vent stacks appeared to be a combination of plastic and cast iron.
Floor drains are generally provided in utility/mechanical rooms, change rooms, and washrooms.
A grease interceptor of unknown capacity is installed in the Kitchen.
 
Where visible, domestic water distribution piping appeared to be copper, while sanitary sewer
piping appeared to be a combination of copper and plastic connections to plumbing fixtures.
 
The public washrooms and tenant suite bathrooms are typically equipped with floor-mounted
water closets of vitreous china construction, complete with flush tanks. The water closets in the
Craft Room washrooms are installed with adjacent sumps that include pumps which discharge to
the sanitary sewer system. Washroom lavatories are typically enamel-covered steel or porcelain
models that are set in wood-framed vanities, complete with hot and cold taps, although
wall-mounted lavatories of vitreous china construction are provided in the Craft Room
washrooms. The tenant suite bathrooms are each provided with bathtubs of vitreous china
construction, complete with wall mounted shower heads, bathtub spouts and control valves. A
shower complete with wall-mounted shower head and control valve is provided in the Staff
Change Room. Single basin stainless steel hand-wash sinks that are set in wood-framed counter
tops are provided in kitchen, staff, and common areas staff areas. Single, double, or triple-basin
stainless steel scullery sinks, complete with adjoining work surfaces, are installed in the Kitchen.
Wall/floor-mounted mop sinks of iron enamel or vinyl construction are installed in the basement
Mechanical Room and custodial/utility areas of the building. A hair sink is installed in the Hair
Salon. The staff shower and 2nd floor mop sink of the west wing are reportedly no longer used
and their respective areas are currently utilized as storage spaces.
 
All plumbing fixture valves in the building are controlled manually.
 
A natural gas feed from the Gas Room delivers natural gas via black iron pipe to gas fired
equipment installed throughout the building.

Assessment: Based on drawings reviewed, the majority of the building's domestic water distribution, sanitary
sewer piping, vent stacks, floor drains, sump pump systems, grease interceptor, and plumbing
fixtures were installed/replaced during construction/renovation activities in 1992. The natural gas
distribution piping is also presumed to have been renewed at this time. The wall mounted utility
sink in the Mechanical Room and the roof drains and internal rain water leader piping is
presumably original to 1960. The domestic water distribution, sanitary sewer piping, vent stacks,
floor drains, and plumbing fixtures in the north wing are primarily original to construction in 1975.
One (1) water heater and two (2) DHW re-circulation pumps were installed in 1992, while the
remaining water heaters were installed in 1994. Site representatives reported smaller sections of
piping and plumbing fixtures have been repaired/replaced due to localized failure or on an as
needed basis.
 
All plumbing systems are understood to be performing as required. No major deficiencies were
observed or reported. However, the backflow inspection tag in the Mechanical Room was
observed to be overdue and site representatives were notified. 

Recommendation: The immediate inspection of the backflow preventer in the Mechanical Room is required as per
local by-laws and is expected to be completed as per routine maintenance.
 
Based on an EUL of 50 years, the building's domestic water distribution piping, natural gas
piping, sanitary sewer piping, vent stacks, grease interceptor, floor drains, roof drains, and
internal rain water leader piping are expected to require periodic repair or partial replacement
over the evaluation period to address deficiencies as they occur, to restore aged or deteriorated
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.1 Plumbing (continued)

sections and to maintain their function and reliability. Combined cost allowances to perform such
works have been included.
 
Based on age, the water heaters and re-circulation pumps have surpassed their EUL of 15 and
20 years respectively and are anticipated to require lifecycle replacement within the evaluation
period. An allowance to perform such work has been provided. Based on their observed
condition, their RULs have been extended to later in the Short-Term.
 
Based on age, the sump pump systems have surpassed their EUL of 20 years and are
anticipated to require lifecycle replacement within the evaluation period. An allowance to perform
such work has been provided. Based on their observed condition, their RULs have been
extended to later in the Short-Term.
 
Based on age, and an EUL of 25 years, the backflow preventers are anticipated to require
lifecycle replacement within the evaluation period. An allowance to perform such work has been
provided.
 
Based on age, the 1960, 1975, and 1992 plumbing fixtures have already surpassed or will
achieve their EUL of 35 years and are anticipated to require lifecycle replacement within the
evaluation period. Based on their observed condition, the RULs of the 1960 and 1975 plumbing
fixtures have been extended to later in the Short-Term. General allowances for the phased
replacement of the 1992 plumbing fixtures are also provided.

ASSOCIATED PHOTOGRAPHS

Overdue inspection tag (Mechanical Room)

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance to perform periodic repair, or partial renewal of domestic
water distribution piping, natural gas piping, sanitary sewer piping,
vent stacks, grease interceptor, floor drains, roof drains, and
internal rain water leader piping as required

50 Varies Varies 5 $10,000

10 $10,000

15 $10,000

20 $10,000

25 $10,000

Conduct lifecycle replacement of the water Heaters 1, 2, and 3 and
re-circulation pumps

Varies Varies Varies 3 $75,000

Conduct lifecycle replacement of the sump pump systems 20 28 3 4 $9,000

Conduct lifecycle replacement of the backflow preventers 25 22 3 3 $5,000
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.1 Plumbing (continued)

COST SUMMARY continued
Recommendation EUL EFF AGE RUL Year Cost
Conduct lifecycle replacement of the 1960 mop sink and 1975
water closets

35 45 4 4 $28,500

Conduct lifecycle replacement of the 1975 lavatories 35 45 4 4 $17,100

Conduct lifecycle replacement of the 1975 bathtubs 35 45 4 4 $28,800

Conduct phased lifecycle replacement of the 1992 sinks, mop
sinks, and water closets

35 28 7 7 $21,600

8 $21,600

9 $21,600

10 $21,600

11 $21,600

Conduct phased lifecycle replacement of the 1992 lavatories 35 28 7 7 $11,780

8 $11,780

9 $11,780

10 $11,780

11 $11,780

Conduct phased lifecycle replacement of the 1992 bathtubs and
shower

35 28 7 7 $18,240

8 $18,240

9 $18,240

10 $18,240

11 $18,240

Conduct lifecycle replacement of the kitchen scullery sinks and
sinks with adjoining work surfaces

35 28 7 7 $30,000

Conduct annual inspection of the backflow preventer in the
Mechanical Room

25 22 3 Immed $250

Total $501,750

5.4.2 Heating

Description: The building is heated in part by two (2) natural gas fired Lochinvar (HB1260E) hot water boilers
with input heating capacities of 369 kW (1,260 MBH) each. Venting for the boilers is insulated
and is presumably manufactured from galvanized sheet metal. Heating water is distributed via
piping, typically composed of steel for the larger diameter piping and copper for the smaller
diameter piping, installed throughout the building and heating water is circulated by two (2) inline
3 HP pumps by Grundfoss (UPC 80-160). The piping feeds perimeter finned tube radiation
heaters, force flow units, and suspended unit heaters complete with zone control valves. A
suspended expansion tank by Westeel of unknown capacity is also provided to allow for
expansion and contraction of the heating water. The boilers, circulation pumps, and the
expansion tank are located in the basement Mechanical Room. The hot water heating system is
controlled by a Tekmar (Boiler Control 274) controller. 
 
Supplementary heating is provided at the Main Lobby and South Wing common area by two (2)
electric fire places. A site representative reported these units are rarely used.
 
Additional heating equipment are further discussed under Section 5.4.3.
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.2 Heating (continued)

Assessment: Based on drawings provided, the majority of the heating system appears to have
installed/updated in 1992, except for the system in the North Wing which is likely original to 1975.
The heating system is understood to be performing as required with regular maintenance
contracts in place. No issues or concerns were reported.

Recommendation: Based on an EUL of 40 years, the building's hot water distribution system (piping and expansion
tank) and finned tube radiation heaters are expected to require periodic repair or partial
replacement over the evaluation period to address deficiencies as they occur, to restore aged or
deteriorated sections and to maintain its function and reliability. General cost allowances to
perform such works have been provided.
 
Based on age, the circulation pumps have surpassed their EUL of 20 years and lifecycle
replacement within the evaluation period is anticipated. An allowance to perform such work have
been provided. Based on condition, their RULs have been extended to later in the Short-Term.
 
Based on age and an EUL of 30 years, the heating boilers and associated controls, force flow
units, and unit heaters are anticipated to require lifecycle replacement within the evaluation
period. Allowances for these works, have been provided.
 
The fire places are expected to remain serviceable throughout the evaluation period, or to be
replaced as part of routine maintenance.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Conduct lifecycle replacement of the heating boilers and boiler
controller

30 28 2 2 $56,000

Allowance to perform periodic repair or partial renewal of the hot
water distribution piping and finned tub radiation heaters as
required

Varies Varies Varies 5 $15,000

10 $15,000

15 $15,000

20 $15,000

25 $15,000

Conduct lifecycle replacement of the circulation pumps 20 28 3 3 $13,000

Conduct lifecycle replacement of the force flow units and unit
heaters

30 28 2 2 $9,000

Total $153,000

5.4.3 Air Conditioning and Ventilation

Description: Four (4) Engineered Air internal Make-Up Air (MUA) units provide MUA to the building. MUA
units 1 to 3 are installed in the Mechanical Room. MUA unit 4 is located in the Crafts Room crawl
space.
 
MUA 1 (DJ-100) with an input heating and air flow capacity of 249 kW (850 MBH) and 2,832 l/s
(6,000 CFM), provides a MUA supply to the North, Centre, and South Wings. 
MUA 2 (DJ-40) with an input heating and air flow capacity of 103 kW (350 MBH) and 1,133 l/s
(2,400 CFM), provides a MUA supply to the Dining Area. 
MUA 3 (DJ-40) with an input heating and air flow capacity of 103 kW (350 MBH) and 1,133 l/s
(2,400 CFM), provides a MUA supply to the West Wing. 
MUA 4 (HE-40) with an input heating and air flow capacity of 135 kW (460 MBH) and 1,793 l/s
(3,800 CFM), provides a MUA supply to the Kitchen.
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.3 Air Conditioning and Ventilation (continued)

MUA units 2 and 4 are also provided with DX cooling sections with condensing units installed at
the building's exterior, located east of the building. The condensing units manufactured by Rudd
(UAND-060JAZ) and Carrier (38BA009550) have cooling capacities of 17.6 kW (5 tons) and 28.1
kW (8.5 tons).
 
Three (3) humidifier units by Herrmidifer of unknown capacity are installed in the Mechanical
Room. The units are reported to no longer being used and have been isolated for at least 5
years. A site representative reported the building's humidity levels are sufficient.
 
Four (4) Roof Top Units (RTU) provide cooling to the building. RTU 3 is also provided with a
natural gas fired heating section.
 
RTU 1 (50SS-024-301AA), utilizes R-22 refrigerant and has a cooling capacity of 6.9 kW (2 tons),
serves the North Wing.
RTU 2 (50SS-024-311AA), utilizes R-22 refrigerant and has a cooling capacity of 6.9 kW (2 tons),
serves the Centre Wing.
RTU 3 (48TJE-008-521FA), utilizes R-22 refrigerant and has cooling and input heating capacities
of 24.6 kW (7.5 tons) and 52.7 kW (180 MBH) respectively, serves the South Wing.
RTU 4 (50TJ-006-511GA), utilizes R-22 refrigerant and has a cooling capacity of 17.6 kW (5
tons), serves the West Wing.
 
Based on documents provided the building is served by approximately fifty one (51) dome or
cabinet-style exhaust fans of varying manufacturer and air flow capacity that are installed at the
roof level, suspended above the ceilings or are ceiling-mounted.
 
The distribution of tempered air through the building is provided by floor/ceiling/wall-mounted,
rigid metal ductwork and diffusers/vents. Ceiling and wall-mounted metal grilles serve as inlets
for return air. Supplemental air distribution in the Craft, Legion, Home Support Office, Office,
Kitchen, and Laundry rooms is provided by wall/ceiling-mounted paddle-blade fans. Exhaust fans
typically intake air through ceiling or wall-mounted metal grilles and rigid metal or flexible
ductwork. Air is expelled through the exhaust fan housings as described above or through vents
that are mounted on the rooftop or on exterior walls.
 
A window A/C unit by Haier (HWR05XC7) with a cooling capacity of 1.5kW (0.43 tons) is
provided in the Recreation Office.
 
A Fujitsu (A0U12CQ) split type A/C system with a capacity of 3.6 kW (0.19 tons) is installed in
the Hair Salon.
 
The Kitchen is provided with exhaust hoods above the dishwasher and oven/stove top areas, 
 
There is no building automation system in the building. All HVAC equipment is manually
controlled and adjusted when required.

Assessment: All air conditioning and ventilation systems in the building are primarily original to construction in
1992. Except for the RTUs which were installed in 1999, the Rudd condensing unit installed in
2007, and the laundry exhaust fan installed in 2004. Some ductwork in the North Wing may be
original to 1975.
 
All air conditioning and ventilation systems are understood to be performing as required with
regular maintenance contracts in place. No issues or concerns were reported. However, the
RTUs’ condenser fins were observed with hail damage and the cleaning certificate for the range
hood in the Kitchen is out of date.
 
The basement chemical storage room did not appear to have sufficient air movement and lacked
an exhaust fan.
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.3 Air Conditioning and Ventilation (continued)

Recommendation: The RTU condenser fins are recommended to be straightened to ensure operational efficiency
and the hoods are recommended to be serviced in the Short-Term as part of routine
maintenance. The humidification units are recommended to be removed as they are deemed to
no longer be required.
 
Based on an EUL of 55 years, the building's distribution ductwork, exhaust ductwork, and
associated components are expected to require periodic repair or partial replacement over the
evaluation period to address deficiencies as they occur, to restore aged or deteriorated sections
and to maintain their function and reliability. Combined cost allowances to perform such work
have been included.
 
Based on age and an EUL of 30 years, the MUA units, RTUs, exhaust fans and hoods, paddle
fans and associated components are anticipated to require lifecycle replacement within the
evaluation period. Combined allowances for these work have been provided.
 
The kitchen exhaust hoods should be cleaned by a certified contractor in the immediate term and
periodically on an annual basis to comply with applicable regulations and to prevent a potential
safety hazard. Ongoing costs to perform this work is expected to be handled through the site’s
operations and maintenance budget.
 
Based on age and an EUL of 25 years, the condensing and A/C units have already surpassed or
will achieve their EUL and are anticipated to require lifecycle replacement within the evaluation
period. Allowances for these work have been provided. Based on condition, the RUL of the 1992
units have been extended to later in the Short-Term.
 
An exhaust system is recommended to be installed in the chemical storage room in the
immediate term to prevent a potential safety hazard.

ASSOCIATED PHOTOGRAPHS

View of over due kitchen exhaust hood service certificate

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance to perform periodic repair or partial renewal of ductwork 55 28 27 10 $15,000

20 $15,000

Conduct lifecycle replacement of the MUA units and RTUs 30 28 2 2 $124,000

Conduct lifecycle replacement of the exhaust fans and kitchen
hoods and paddle fans

30 Varies Varies 2 $65,000

14 $5,000

Conduct lifecycle replacement of the condensing and A/C unit 25 Varies Varies 2 $9,000
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.3 Air Conditioning and Ventilation (continued)

COST SUMMARY continued
Recommendation EUL EFF AGE RUL Year Cost

12 $5,500

Allowance to install exhaust system in the chemical storage room 30 0 0 Immed $5,000

Clean Kitchen exhaust hoods 30 Varies Varies Immed $1,500

Total $245,000

5.4.4 Electrical

Description: The buried electrical feed enters the basement Main Electrical Room where the electricity meter
is located and connects with a primary disconnect switch manufactured by Commander, rated for
a 1,200 Amp, 120/208 Volt electrical service. The electrical feed is subsequently connected to an
adjoining central distribution panel (CDP) that feed approximately fourteen (14) electrical
sub-distribution panels located throughout the building, a motor control centre (MCC) located in
the Mechanical Room and the elevator, and humidification equipment loads. The panel boards
are typically manufactured by Commander with 30 to 42 circuits and rated at 225 Amps, 120/208
Volts, 3 phase, 4 wire. The MCC, also manufactured by Commander, is rated at 600 Amps, 208
Volts.
 
Electrical wiring installed in the building is understood to be copper throughout and is typically
enclosed in a combination of rigid or flexible (armored) metal conduit.
 
Interior lighting is provided primarily by ceiling/wall/valance-mounted strip fixtures, which
incorporate either T-8 or T-12 fluorescent lamps. Surface-mounted, recessed, or lamp and socket
type fixtures that incorporate incandescent or compact fluorescent lamps are also installed
throughout the building. All interior light fixtures are switch-controlled.
 
Exterior lighting consists of wall-mounted High Intensity Discharge (HID) fixtures that are installed
on most building elevations. These fixtures include either LED or High-Pressure Sodium (HPS)
type lamps. Surface mounted lamp and socket fixtures are installed at select building elevations.
Short lamp standards with HPS lamps are installed at the southwest to southeast perimeter of
the building. Five (5) lamp standards with HPS or LED lamps are installed at the main parking lot.
Exterior lighting fixtures appear to be operated via time clocks located in the Main Electrical
Room.
 
The zone valves are controlled via electric thermostats located in their zones. 
 
The dining area MUA unit is provided with a variable frequency drive (VFD) by Leeson.
 
The building's telephone network is operated on a Meridian telephone system located in the Main
Electrical Room.
 
An intercom system is installed throughout the building. Some exterior doors are provided with a
door monitoring system, which would alarm when opened.
 
Wall-mounted speakers are installed in the dining and South Wing common areas. The speakers
are fed through head-station equipment that was not observed during the assessment.
 
The building also includes a video surveillance system, that incorporates seven (7)
internal/external cameras, a digital video recording device and monitoring station is installed in
the main office.
 
The parking lot is provided with 13 duplex car plugs.
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.4 Electrical (continued)

Assessment: Most electrical systems and associated components are primarily original to 1992, when they
were installed/replaced during construction or renovation activities. Except for electrical wiring in
the North Wing, which is assumed to be original to 1975. Some lamp and sock fixtures are
original to their respective building sections. Thermostats are understood to be replaced as
required. It is reported that approximately 40% of the buildings T12 light fixtures have been
replaced with T8 light fixtures within the last 10 years. Light fixtures are typically replaced as they
fail. The exterior LED light fixtures, were replaced within the last 5 years. The video surveillance
system was installed in 2014.
 
The buildings electrical systems are understood to be performing as required. However, as
stated above in Section 5.1.2, the building is susceptible to brownouts and power bumps.
According to the site representative, though discussed, the building currently does not require an
emergency power system. No other issues or concerns were reported. The older exterior wall
pack fixtures were typically observed with stains or with cracked lenses. One of the lamp
standards was observed with impact damage.

Recommendation: Based on age and an EUL of 50 years, the building's electrical branch wiring is expected to
require periodic repair or partial replacement over the evaluation period to address deficiencies
as they occur, to restore aged or deteriorated sections and to maintain its function and reliability.
General cost allowances to perform such work have been provided.
 
Based on age and an EUL of 40 years, the building's electrical distribution equipment and
associated components are anticipated to require lifecycle replacement within the evaluation
period. Allowances to perform such work have been provided.
 
Based on age and an EUL of 30 years, the building's 1992 and older interior lighting fixtures are
anticipated to require lifecycle replacement within the evaluation period. Allowances for phased
replacement have been provided. The newer T8 fixtures are expected to remain serviceable
within the evaluation period.
 
Based on age, the building's 1992 and 2015 exterior lighting fixtures have already surpassed or
will achieve their EUL within the evaluation period. Lifecycle replacement of these fixtures is
anticipated within the Short and Long Term of the evaluation period. Allowances to perform such
work have been provided. The lamp standards are expected to remain serviceable within the
evaluation period.
 
The thermostats are expected to be replaced on an as needed basis as part of routine
maintenance.
 
Based on age and an EUL of 30 years, the VFD is anticipated to require lifecycle replacement
within the evaluation period. An allowance for this work is provided.
 
Based on age and an EUL of 30 years, the building's telephone, intercom, door monitoring, and
music systems are anticipated to require lifecycle replacement within the evaluation period.
Allowances for these works, have been provided.
 
Based on age and an EUL of 25 years, the video surveillance system is anticipated to require
lifecycle replacement within the evaluation period. An allowance for this work is provided.
 
Based on age and an EUL of 25 years, the car plugs have already surpassed their EUL and
Lifecycle replacement is anticipated within the Short and Long Term of the evaluation period.
Allowances for these works have been provided. 
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5.0 SYSTEM DESCRIPTION (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.4 Electrical (continued)

ASSOCIATED PHOTOGRAPHS

View of HPS wall pack fixture with stained lens View of lamp standard at the parking lot with damaged
light fixture

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance to perform periodic repair or partial renewal of electrical
branch wiring

50 Varies Varies 10 $5,000

15 $5,000

20 $5,000

25 $5,000

Electrical distribution equipment (disconnects, CDP, MCC, panel
boards, disconnects)

40 28 12 12 $115,000

Conduct phased lifecycle replacement of the 1992 and older
interior lighting fixtures

30 28 2 2 $23,000

3 $23,000

4 $23,000

5 $23,000

6 $23,000

Conduct lifecycle replacement of the 1992 exterior lighting fixtures
(HPS and incandescent)

20 28 1 1 $14,000

Conduct lifecycle replacement of the VFD 30 28 2 2 $5,000

Conduct lifecycle replacement of the building's telephone,
intercom, door monitoring, and music systems

30 28 2 2 $28,000

Conduct lifecycle replacement of the video surveillance system 25 6 19 19 $6,000

Conduct lifecycle replacement of the car plugs 25 28 5 5 $10,000

Total $313,000

5.5 Vertical Transportation
5.5.1 Vertical Transportation

Description: Solucore Inc. was retained by Stantec to undertake a physical due diligence evaluation of the
vertical transportation equipment. The building is provided with one (1) hydraulic passenger
elevator manufactured by Northern Elevator and serves the 2 floors plus basement. The capacity
of the elevator is 2,500 lbs. The complete report is included in Appendix D below.
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5.0 SYSTEM DESCRIPTION (continued)
5.5 Vertical Transportation (continued)

5.5.1 Vertical Transportation (continued)

Assessment: The elevator was installed in 1992 and is understood to be performing as required with a regular
maintenance contract in place. However, due to its age, the elevator is reported to require more
frequent servicing. The AEDARSA certification is up to date.
 
Solucore's report noted a number of deficiencies such as; missed scheduled maintenance, house
keeping practices, and fuses with incorrect capacities installed. Solucore's complete report,
available under Appendix D, should be reviewed. Solucore has also recommended the
replacement of the hydraulic cylinder and to complete a major hydraulic modernization in the
Short-Term.

Recommendation: The noted deficiencies in Solucore's report is recommended to be resolved in the immediate
term.
 
Allowances to conduct replacement of the hydraulic cylinder and to complete a major hydraulic
modernization is provided.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance to conduct hydraulic cylinder replacement and major
hydraulic modernization

30 28 2 2 $140,000

Resolve deficiencies as outlined in Solucore's Due Diligence
Report

30 28 2 Immed $1,000

Total $141,000

5.6 Life Safety/Fire Protection
5.6.1 Life Safety/Fire Protection

Description: Fire Suppression
The building's basement level is protected by a wet pipe sprinkler system.
 
The kitchen exhaust hood is provided with a wet chemical fire suppression system manufactured
by Heiser Logistics Inc. (ProTexII).
 
Portable ABC-type fire extinguishers that are typically wall-hung or installed within wall-mounted,
metal cabinets and are distributed in common spaces and storage/utility rooms. A wall-hung wet
chemical type fire extinguisher is provided in the kitchen
 
Fire Detection
 
A fire alarm control panel manufactured by Simplex (4100U) is installed in the Main Electrical
Room. An annunciation panel is provided at the Main Lobby vestibule. The panel monitors the
activity of remote sensory devices installed in the building, which include heat/smoke detectors,
pull stations, tamper switches, and strobes/alarm bells. The system is externally monitored by
TELSCO.
 
Wired standalone combination smoke and CO detectors are installed in the tenant suites.
 
Emergency Lighting
Emergency lighting in the building is provided by dual-head, wall-mounted light fixtures that are
provided with an electrical supply by integral battery packs. Exit light fixtures that are internally lit,
presumably with LEDs, are also installed in the building.
 
Nurse Call
A nurse call system consisting of wall-mounted pull chords in the tenant suites (bed and
bathroom), indicator lights outside tenant suites, and an annunciation panel in the dining area.
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5.0 SYSTEM DESCRIPTION (continued)
5.6 Life Safety/Fire Protection (continued)

5.6.1 Life Safety/Fire Protection (continued)

Assessment: The wet sprinkler system is reported to have been installed in 2005. The standalone combination
smoke and CO detectors are understood to have been installed in 2012, however, some units
may have been replaced as part of routine maintenance. All other life safety/fire protection
systems and associated equipment are primarily original to 1992.
 
All life safety/fire protection systems are understood to be performing as required with regular
maintenance contracts in place. No issues or concerns were reported. However, the kitchen fire
suppression inspection certificate is out of date.

Recommendation: Inspection of the kitchen fire suppression system is recommended in the immediate term to
comply and periodically on an annual basis to comply with applicable regulations and to prevent
a potential safety hazard. Ongoing costs to perform this work is expected to be handled through
the site’s operations and maintenance budget
 
Based on age and an EUL of 50 years, the building's sprinkler system is anticipated to require
lifecycle replacement within the evaluation period. Allowances for this work, has been provided.
 
Based on age and an EUL of 20 years, the kitchen fire suppression system has already
surpassed its EUL and lifecycle replacement within the evaluation period is anticipated.
Allowances for this work has been provided. Based on condition, its RUL has been extended to
later in the Short-Term.
 
Fire extinguishers generally appeared to be of a newer vintage and were mostly renewed within
the last five (5) years. Certification of the fire extinguishers also appeared to be up to date
Cyclical replacement of portable fire extinguishers is expected to continue over the next 25 years
as they surpass their EUL. Costs to perform these works are expected to be handled through the
site’s operations and maintenance budget.
 
Based on age and an EUL of 25 years, the fire detection and alarm system has already
surpassed its EUL and is anticipated to require lifecycle replacement within the evaluation period.
An allowance for this work is provided. Based on condition, its RUL has been extended to later in
the Short-Term.
 
Based on age and an EUL of 10 years, the building's combination smoke and CO detectors are
anticipated to require lifecycle replacement within the evaluation period. Allowances for these
works, have been provided.
 
Based on age and an EUL of 30 years, the building's emergency lighting and exit signs fixtures
are anticipated to require lifecycle replacement within the evaluation period. General allowances
for phased replacement are provided.
 
Based on age and an EUL of 30 years, the nurse call sytem has already surpassed its EUL and
is anticipated to require lifecycle replacement within the evaluation period. An allowance for this
work is provided. Based on condition, its RUL has been extended to later in the Short-Term.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Conduct lifecycle replacement of the sprinkler system 50 28 22 22 $33,750

Conduct lifecycle replacement of the Kitchen fire suppression
system

20 28 3 3 $12,000

Conduct lifecycle replacement of the fire detection and alarm
system

25 28 3 3 $144,165

Conduct lifecycle replacement of the combination smoke and
carbon monoxide detectors

10 8 2 3 $22,500

Conduct a phased lifecycle replacement of the emergency lighting
and exist sign fixtures

30 28 2 2 $6,625
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5.0 SYSTEM DESCRIPTION (continued)
5.6 Life Safety/Fire Protection (continued)

5.6.1 Life Safety/Fire Protection (continued)

COST SUMMARY continued
Recommendation EUL EFF AGE RUL Year Cost

3 $6,625

4 $6,625

5 $6,625

Conduct lifecycle replacement of the nurse call system 30 28 2 2 $30,000

Inspection of the Kitchen fire suppression system 20 28 3 Immed $500

Total $269,415

5.7 Additional Considerations
Barrier-Free Visual Inspection

Description: During the site visit for the PCA, the building was also visually inspected in regards to
Barrier-Free requirements; however, a proper barrier-free assessment should be conducted to
determine in details which components and spaces need to be modified to comply with current
barrier-free standards. Based on the observations, the site appears to be partly compliant with
current barrier-free requirements.
 

Assessment: An overview of findings indicating which components are compliant or not with barrier-free
standards is shown below.
 
 

• Exterior circulation around the building is generally flat and appears to be compliant;
• No barrier-free designated stall was observed in the south parking lot;
• The building main entrance is provided with a ramp completed with railings and appears

to be compliant;
• One of the main doors and vestibule doors are provided with automatic door openers

activated by push buttons;
• Interior circulation of the main floor and second floor of the West Wing appears to be

barrier-free compliant;
• The elevator provided in the West Wing appears to be compliant;
• The public washrooms on the main floor appear to be compliant;
• The common washrooms located at the basement are not compliant;
• Interior circulation at the basement level for the areas designated to be accessible by

residents does not appears to be compliant;
• Circulation inside the resident suites are not compliant;
• Doors and door hardware for the residents suites appear to be compliant;
• Although most of the washroom located inside the suites are provided with grab bars,

these are not barrier-free compliant;
• The door that provided access to the patio between the Centre and South wings does not

have an automatic door opener, hence is not compliant;
• The ramp that provides access to the above-mentioned patio appears to be compliant.

Recommendation: A Barrier-Free Study should be conducted to know the extent of the renovations/upgrades
required to make the building compliant with the current barrier-free standards. Ultimately, costs
to conduct such renovations will be dependent of the study results. Nonetheless, an allowance
to conduct the study and a high level estimation to conduct the necessary work have been
provided herein.
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5.0 SYSTEM DESCRIPTION (continued)
5.7 Additional Considerations (continued)

Barrier-Free Visual Inspection (continued)

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance to conduct a Barrier-Free Study N/A 0 N/A 1 $5,000

Allowance for barrier-free renovations N/A 0 N/A 2 $200,000

Total $205,000

Asbestos Abatement Contingency

Description: A hazardous building materials assessment was conducted by Stantec in August 2020, and a
report was produced on September 1, 2020.

Assessment: Asbestos containing materials (ACMs) were identified in various areas of the building, including
finishes on walls and ceilings within the 1975 addition, and exterior stucco sections on the 1992
addition. Observed ACMs were in good condition.

Recommendation: The abatement of ACMs is typically not required unless ACMs are in poor condition (damaged)
or they will be impacted by renovations or demolitions activities. For reference, the estimated
cost for pre-demolition abatement of all identified ACMs as a single project is summarized
below. It should be noted that the actual costs to perform this work will be dependent on market
conditions at the time of the work. If a lesser scope of abatement is necessary (i.e. localized
removal of specific ACMs in support of renovations), cost estimates would decrease based on
the scope of abatement required.

COST SUMMARY
Recommendation EUL EFF AGE RUL Year Cost
Allowance for abatement of ACM ceiling texture (and ACM DJC on
ceiling) - 1975 Addition

N/A N/A N/A 10 $60,000

Allowance for abatement of ACM joint compound on gypsum board
walls - 1975 Addition

N/A N/A N/A 10 $86,000

Allowance for abatement of stucco on exterior walls - 1992 Addition N/A N/A N/A 10 $220,000

Mob/Demob for 1 event N/A N/A N/A 10 $5,000

Abatement Monitoring Consultant (assuming 1 consultant, 30 days
on-site, including associated reporting)

N/A N/A N/A 10 $52,500

Total $423,500
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6.0 DOCUMENT REVIEW AND INTERVIEWS
6.1 Building and Fire Code Compliance

Stantec was informed by Rob Waite that he is not aware of any outstanding work orders, building code infractions,
building code violations and/or regulations, building ordinances and municipal health and fire safety by-laws which would
affect the future operation and maintenance of the Site.

6.2 Document Review

The following documents were reviewed and information derived from these documents was included in the preparation
of this report:

• Asset Performance Report - Clover Bar Lodge, prepared by N/A, dated 03/19/2009
• Backflow Prevention Assembly Test Report, prepared by Epcor Water Services, dated 06/23/2019
• Backflow Prevention Assembly Test Report, prepared by Epcor Water Services, dated 10/24/2019
• Certificate of Inspection, prepared by Fire Protection, dated 10/19/2019
• Certificate of Security System Insallation, prepared by Telsco, dated 01/22/2020
• CBL Information, prepared by N/A, dated N/A
• CBL Site Plan, prepared by Les McKeown Archtect LTD, dated 05/28/1992
• Cloverbar Lodge Mech'l and Elec'l Dwgs, prepared by Les McKeown Archtect LTD, dated 05/28/1992
• ElevatorPermit, prepared by AEDARSA, dated 04/01/2020
• Maintenance Assets - CBL, prepared by N/A, dated N/A
• Vertical Transportation Due Diligence, prepared by Solucore Inc, dated 08/06/2020

6.3 Interviews

The following personnel from the facility were interviewed in the process of conducting the PCA:
 
Rob Waite, RPA, Cert CIH, Facilities Manager, Heartland Housing Foundation
Gary Pilz, Maintenance Supervisor, Clover Bar Lodge
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Appendix A:

Cost Tables



Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item Quantity Unit Unit

Cost

Cycle

Replacement

Replacement

Percent

Immediate Total Short Term Total

5.3.2 COMMON AREAS

Fireproofing sealant 1 LS $1,000.00 $1,000 100% $1,000 $0

5.4.1 PLUMBING

Conduct annual inspection of the backflow preventer in the Mechanical Room 1 LS $250.00 $250 100% $250 $0

5.4.3 AIR CONDITIONING AND VENTILATION

Allowance to install exhaust system in the chemical storage room 1 LS $5,000.00 $5,000 100% $5,000 $0

Clean Kitchen exhaust hoods 1 LS $1,500.00 $1,500 100% $1,500 $0

5.5.1 VERTICAL TRANSPORTATION

Resolve deficiencies as outlined in Solucore's Due Diligence Report 1 LS $1,000.00 $1,000 100% $1,000 $0

5.6.1 LIFE SAFETY/FIRE PROTECTION

Inspection of the Kitchen fire suppression system 1 LS $500.00 $500 100% $500 $0

Total Repair Cost $9,250 $0
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 1

Year

 2

Year

 3

Year

 4

Year

 5

Year

 6

Year

 7

Year

 8

Year

 9

Year

 10

Year

 11

Year

 12

Year

 13

5.1.2 STORM WATER DRAINAGE

Conduct lifecycle replacement of the metal

gutters, downspouts, and associated

components (West Wing)

30 28 5 600 LF $12.00 $7,200 100% $7,200

Conduct lifecycle replacement of the metal

gutters, downspouts, and associated

components (Centre Portion, North, Centre,

and South Wing)

30 6 20 880 LF $12.00 $10,560 100%

5.1.4 PAVING, CURBING, PARKING

Repair allowance for asphalt pavement 25 20 5 1 LS $10,000 $10,000 100% $5,000 $5,000

Asphalt pavement - full depth 25 20 5 15,280 SF $3.50 $53,480 100% $53,480

Curbs 30 20 10 800 LF $45.00 $36,000 100%

5.1.5 FLAT-WORK

Allowances for repairs/replacement of

concrete flat-work

40 Varies 1 LS $15,000 $15,000 100% $5,000

5.1.6 LANDSCAPING AND APPURTENANCES

Allowance for periodic pruning N/A 0 N/A 1 LS $25,000 $25,000 100% $5,000 $5,000

Exterior Furnishings and Wood Planters 20 10 10 1 LS $25,000 $25,000 100%

Replace Wood Retaining Walls 20 15 5 1 LS $8,000 $8,000 100% $8,000

5.1.8 UTILITIES

Study - Physical condition of the storm and

sanitary sewer connections

50 60 1 1 LS $3,000 $3,000 100% $3,000

Allowance to renew storm water connection 50 60 2 95 LF $310 $29,450 100% $29,450

Allowance to renew sanitary sewer

connection

50 60 2 95 LF $350 $33,250 100% $33,250

Study - Physical condition of the domestic

water supply

50 28 22 1 LS $1,500 $1,500 100%

Allowance to renew domestic water supply

connection

50 28 22 95 LF $350 $33,250 100%

5.2.3 EXTERIOR WALLS

Allowance for the replacement of the main

entrance doors and interior vestibule doors

50 28 22 4 EA $4,000 $16,000 100%

Allowance for replacement of exterior

steel-framed doors

50 28 22 12 EA $3,000 $36,000 100%

Allowance for replacement of exterior

windows

30 25 5 1 LS $180,000 $180,000 100% $180,000

Allowance for replacement of stucco

cladding

50 28 22 1 LS $250,000 $250,000 100%

Allowance for replacement of vinyl siding 30 25 5 1 LS $5,000 $5,000 100% $5,000

Allowance for replacement of automatic

door openers

15 10 5 2 EA $5,000 $10,000 100% $10,000
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 14

Year

 15

Year

 16

Year

 17

Year

 18

Year

 19

Year

 20

Year

 21

Year

 22

Year

 23

Year

 24

Year

 25

Total

Cost

5.1.2 STORM WATER DRAINAGE

Conduct lifecycle replacement of the metal

gutters, downspouts, and associated

components (West Wing)

30 28 5 600 LF $12.00 $7,200 100% $7,200

Conduct lifecycle replacement of the metal

gutters, downspouts, and associated

components (Centre Portion, North, Centre,

and South Wing)

30 6 20 880 LF $12.00 $10,560 100% $10,560 $10,560

5.1.4 PAVING, CURBING, PARKING

Repair allowance for asphalt pavement 25 20 5 1 LS $10,000 $10,000 100% $10,000

Asphalt pavement - full depth 25 20 5 15,280 SF $3.50 $53,480 100% $53,480

Curbs 30 20 10 800 LF $45.00 $36,000 100% $36,000 $36,000

5.1.5 FLAT-WORK

Allowances for repairs/replacement of

concrete flat-work

40 Varies 1 LS $15,000 $15,000 100% $5,000 $5,000 $15,000

5.1.6 LANDSCAPING AND APPURTENANCES

Allowance for periodic pruning N/A 0 N/A 1 LS $25,000 $25,000 100% $5,000 $5,000 $5,000 $25,000

Exterior Furnishings and Wood Planters 20 10 10 1 LS $25,000 $25,000 100% $25,000 $25,000

Replace Wood Retaining Walls 20 15 5 1 LS $8,000 $8,000 100% $8,000

5.1.8 UTILITIES

Study - Physical condition of the storm and

sanitary sewer connections

50 60 1 1 LS $3,000 $3,000 100% $3,000

Allowance to renew storm water connection 50 60 2 95 LF $310 $29,450 100% $29,450

Allowance to renew sanitary sewer

connection

50 60 2 95 LF $350 $33,250 100% $33,250

Study - Physical condition of the domestic

water supply

50 28 22 1 LS $1,500 $1,500 100% $1,500 $1,500

Allowance to renew domestic water supply

connection

50 28 22 95 LF $350 $33,250 100% $33,250 $33,250

5.2.3 EXTERIOR WALLS

Allowance for the replacement of the main

entrance doors and interior vestibule doors

50 28 22 4 EA $4,000 $16,000 100% $16,000 $16,000

Allowance for replacement of exterior

steel-framed doors

50 28 22 12 EA $3,000 $36,000 100% $36,000 $36,000

Allowance for replacement of exterior

windows

30 25 5 1 LS $180,000 $180,000 100% $180,000

Allowance for replacement of stucco

cladding

50 28 22 1 LS $250,000 $250,000 100% $250,000 $250,000

Allowance for replacement of vinyl siding 30 25 5 1 LS $5,000 $5,000 100% $5,000

Allowance for replacement of automatic

door openers

15 10 5 2 EA $5,000 $10,000 100% $10,000
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 1

Year

 2

Year

 3

Year

 4

Year

 5

Year

 6

Year

 7

Year

 8

Year

 9

Year

 10

Year

 11

Year

 12

Year

 13

Allowance for cement parging repairs 50 50 0 1 LS $8,000 $8,000 100% $8,000

5.2.4 ROOFING

Allowance for replacement of asphalt

shingles 

20 15 5 10,000 SF $7.00 $70,000 100% $70,000

Allowance for replacement of SBS roofing 25 5 20 12,200 SF $18.00 $219,600 100%

Allowance for replacement of tar and gravel

roof

35 33 2 8,000 SF $20.00 $160,000 100% $160,000

5.2.5 EXTERIOR AND INTERIOR STAIRS

Allowance for exterior stairs railing

replacement

40 20 20 1 LS $10,000 $10,000 100%

Allowance for replacement of ramps 40 20 20 75 LF $1,100 $82,500 100%

5.2.6 PATIO, TERRACE, AND BALCONY

Allowance for replacement of concrete

terrace

40 18 22 1 LS $5,000 $5,000 100%

5.3.1 UNIT TYPES AND UNIT MIX/BUILDING AREA

Allowance for suites refurbishment 15 15 0 1 LS $125,000 $125,000 100% $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000

5.3.2 COMMON AREAS

Allowance for vinyl flooring replacement 20 15 5 1 LS $100,000 $100,000 100% $50,000

Allowance for the replacement of common

areas carpet

15 5 10 1 LS $120,000 $120,000 100% $60,000

Common areas paint finishes (includes

walls and floors)

10 5 5 1 LS $30,000 $30,000 100% $15,000

Allowance for partial replacement of kitchen

appliances

20 15 5 1 LS $40,000 $40,000 100% $20,000

5.4.1 PLUMBING

Allowance to perform periodic repair, or

partial renewal of domestic water

distribution piping, natural gas piping,

sanitary sewer piping, vent stacks, grease

interceptor, floor drains, roof drains, and

internal rain water leader piping as required

50 Varies Varies 1 LS $50,000 $50,000 100% $10,000 $10,000

Conduct lifecycle replacement of the water

Heaters 1, 2, and 3 and re-circulation

pumps

Varies Varies Varies 3 EA $25,000 $75,000 100% $75,000

Conduct lifecycle replacement of the sump

pump systems

20 28 3 3 EA $3,000 $9,000 100% $9,000

Conduct lifecycle replacement of the

backflow preventers

25 22 3 1 LS $5,000 $5,000 100% $5,000

Conduct lifecycle replacement of the 1960

mop sink and 1975 water closets

35 45 4 19 EA $1,500 $28,500 100% $28,500
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 14

Year

 15

Year

 16

Year

 17

Year

 18

Year

 19

Year

 20

Year

 21

Year

 22

Year

 23

Year

 24

Year

 25

Total

Cost

Allowance for cement parging repairs 50 50 0 1 LS $8,000 $8,000 100% $8,000

5.2.4 ROOFING

Allowance for replacement of asphalt

shingles 

20 15 5 10,000 SF $7.00 $70,000 100% $70,000

Allowance for replacement of SBS roofing 25 5 20 12,200 SF $18.00 $219,600 100% $219,600 $219,600

Allowance for replacement of tar and gravel

roof

35 33 2 8,000 SF $20.00 $160,000 100% $160,000

5.2.5 EXTERIOR AND INTERIOR STAIRS

Allowance for exterior stairs railing

replacement

40 20 20 1 LS $10,000 $10,000 100% $10,000 $10,000

Allowance for replacement of ramps 40 20 20 75 LF $1,100 $82,500 100% $82,500 $82,500

5.2.6 PATIO, TERRACE, AND BALCONY

Allowance for replacement of concrete

terrace

40 18 22 1 LS $5,000 $5,000 100% $5,000 $5,000

5.3.1 UNIT TYPES AND UNIT MIX/BUILDING AREA

Allowance for suites refurbishment 15 15 0 1 LS $125,000 $125,000 100% $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $125,000

5.3.2 COMMON AREAS

Allowance for vinyl flooring replacement 20 15 5 1 LS $100,000 $100,000 100% $50,000 $100,000

Allowance for the replacement of common

areas carpet

15 5 10 1 LS $120,000 $120,000 100% $60,000 $120,000

Common areas paint finishes (includes

walls and floors)

10 5 5 1 LS $30,000 $30,000 100% $15,000 $30,000

Allowance for partial replacement of kitchen

appliances

20 15 5 1 LS $40,000 $40,000 100% $20,000 $40,000

5.4.1 PLUMBING

Allowance to perform periodic repair, or

partial renewal of domestic water

distribution piping, natural gas piping,

sanitary sewer piping, vent stacks, grease

interceptor, floor drains, roof drains, and

internal rain water leader piping as required

50 Varies Varies 1 LS $50,000 $50,000 100% $10,000 $10,000 $10,000 $50,000

Conduct lifecycle replacement of the water

Heaters 1, 2, and 3 and re-circulation

pumps

Varies Varies Varies 3 EA $25,000 $75,000 100% $75,000

Conduct lifecycle replacement of the sump

pump systems

20 28 3 3 EA $3,000 $9,000 100% $9,000

Conduct lifecycle replacement of the

backflow preventers

25 22 3 1 LS $5,000 $5,000 100% $5,000

Conduct lifecycle replacement of the 1960

mop sink and 1975 water closets

35 45 4 19 EA $1,500 $28,500 100% $28,500
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 1

Year

 2

Year

 3

Year

 4

Year

 5

Year

 6

Year

 7

Year

 8

Year

 9

Year

 10

Year

 11

Year

 12

Year

 13

Conduct lifecycle replacement of the 1975

lavatories

35 45 4 18 EA $950 $17,100 100% $17,100

Conduct lifecycle replacement of the 1975

bathtubs

35 45 4 18 EA $1,600 $28,800 100% $28,800

Conduct phased lifecycle replacement of

the 1992 sinks, mop sinks, and water

closets

35 28 7 72 EA $1,500 $108,000 100% $21,600 $21,600 $21,600 $21,600 $21,600

Conduct phased lifecycle replacement of

the 1992 lavatories

35 28 7 62 EA $950 $58,900 100% $11,780 $11,780 $11,780 $11,780 $11,780

Conduct phased lifecycle replacement of

the 1992 bathtubs and shower

35 28 7 57 EA $1,600 $91,200 100% $18,240 $18,240 $18,240 $18,240 $18,240

Conduct lifecycle replacement of the kitchen

scullery sinks and sinks with adjoining work

surfaces

35 28 7 1 LS $30,000 $30,000 100% $30,000

5.4.2 HEATING

Conduct lifecycle replacement of the

heating boilers and boiler controller

30 28 2 2 EA $28,000 $56,000 100% $56,000

Allowance to perform periodic repair or

partial renewal of the hot water distribution

piping and finned tub radiation heaters as

required

Varies Varies Varies 1 LS $75,000 $75,000 100% $15,000 $15,000

Conduct lifecycle replacement of the

circulation pumps

20 28 3 2 EA $6,500 $13,000 100% $13,000

Conduct lifecycle replacement of the force

flow units and unit heaters

30 28 2 1 LS $9,000 $9,000 100% $9,000

5.4.3 AIR CONDITIONING AND VENTILATION

Allowance to perform periodic repair or

partial renewal of ductwork

55 28 27 1 LS $30,000 $30,000 100% $15,000

Conduct lifecycle replacement of the MUA

units and RTUs

30 28 2 1 LS $124,000 $124,000 100% $124,000

Conduct lifecycle replacement of the

exhaust fans and kitchen hoods and paddle

fans

30 Varies Varies 1 LS $70,000 $70,000 100% $65,000

Conduct lifecycle replacement of the

condensing and A/C unit

25 Varies Varies 1 LS $14,500 $14,500 100% $9,000 $5,500

5.4.4 ELECTRICAL

Allowance to perform periodic repair or

partial renewal of electrical branch wiring

50 Varies Varies 1 LS $20,000 $20,000 100% $5,000

Electrical distribution equipment

(disconnects, CDP, MCC, panel boards,

disconnects)

40 28 12 1 LS $115,000 $115,000 100% $115,000
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 14

Year

 15

Year

 16

Year

 17

Year

 18

Year

 19

Year

 20

Year

 21

Year

 22

Year

 23

Year

 24

Year

 25

Total

Cost

Conduct lifecycle replacement of the 1975

lavatories

35 45 4 18 EA $950 $17,100 100% $17,100

Conduct lifecycle replacement of the 1975

bathtubs

35 45 4 18 EA $1,600 $28,800 100% $28,800

Conduct phased lifecycle replacement of

the 1992 sinks, mop sinks, and water

closets

35 28 7 72 EA $1,500 $108,000 100% $108,000

Conduct phased lifecycle replacement of

the 1992 lavatories

35 28 7 62 EA $950 $58,900 100% $58,900

Conduct phased lifecycle replacement of

the 1992 bathtubs and shower

35 28 7 57 EA $1,600 $91,200 100% $91,200

Conduct lifecycle replacement of the kitchen

scullery sinks and sinks with adjoining work

surfaces

35 28 7 1 LS $30,000 $30,000 100% $30,000

5.4.2 HEATING

Conduct lifecycle replacement of the

heating boilers and boiler controller

30 28 2 2 EA $28,000 $56,000 100% $56,000

Allowance to perform periodic repair or

partial renewal of the hot water distribution

piping and finned tub radiation heaters as

required

Varies Varies Varies 1 LS $75,000 $75,000 100% $15,000 $15,000 $15,000 $75,000

Conduct lifecycle replacement of the

circulation pumps

20 28 3 2 EA $6,500 $13,000 100% $13,000

Conduct lifecycle replacement of the force

flow units and unit heaters

30 28 2 1 LS $9,000 $9,000 100% $9,000

5.4.3 AIR CONDITIONING AND VENTILATION

Allowance to perform periodic repair or

partial renewal of ductwork

55 28 27 1 LS $30,000 $30,000 100% $15,000 $30,000

Conduct lifecycle replacement of the MUA

units and RTUs

30 28 2 1 LS $124,000 $124,000 100% $124,000

Conduct lifecycle replacement of the

exhaust fans and kitchen hoods and paddle

fans

30 Varies Varies 1 LS $70,000 $70,000 100% $5,000 $70,000

Conduct lifecycle replacement of the

condensing and A/C unit

25 Varies Varies 1 LS $14,500 $14,500 100% $14,500

5.4.4 ELECTRICAL

Allowance to perform periodic repair or

partial renewal of electrical branch wiring

50 Varies Varies 1 LS $20,000 $20,000 100% $5,000 $5,000 $5,000 $20,000

Electrical distribution equipment

(disconnects, CDP, MCC, panel boards,

disconnects)

40 28 12 1 LS $115,000 $115,000 100% $115,000
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 1

Year

 2

Year

 3

Year

 4

Year

 5

Year

 6

Year

 7

Year

 8

Year

 9

Year

 10

Year

 11

Year

 12

Year

 13

Conduct phased lifecycle replacement of

the 1992 and older interior lighting fixtures

30 28 2 1 LS $115,000 $115,000 100% $23,000 $23,000 $23,000 $23,000 $23,000

Conduct lifecycle replacement of the 1992

exterior lighting fixtures (HPS and

incandescent)

20 28 1 1 LS $14,000 $14,000 100% $14,000

Conduct lifecycle replacement of the VFD 30 28 2 1 EA $5,000 $5,000 100% $5,000

Conduct lifecycle replacement of the

building's telephone, intercom, door

monitoring, and music systems

30 28 2 1 LS $28,000 $28,000 100% $28,000

Conduct lifecycle replacement of the video

surveillance system

25 6 19 1 LS $6,000 $6,000 100%

Conduct lifecycle replacement of the car

plugs

25 28 5 1 LS $10,000 $10,000 100% $10,000

5.5.1 VERTICAL TRANSPORTATION

Allowance to conduct hydraulic cylinder

replacement and major hydraulic

modernization

30 28 2 1 LS $140,000 $140,000 100% $140,000

5.6.1 LIFE SAFETY/FIRE PROTECTION

Conduct lifecycle replacement of the

sprinkler system

50 28 22 7,500 SF $4.50 $33,750 100%

Conduct lifecycle replacement of the

Kitchen fire suppression system

20 28 3 1 LS $12,000 $12,000 100% $12,000

Conduct lifecycle replacement of the fire

detection and alarm system

25 28 3 41,190 SF $3.50 $144,165 100% $144,165

Conduct lifecycle replacement of the

combination smoke and carbon monoxide

detectors

10 8 2 75 EA $300 $22,500 100% $22,500

Conduct a phased lifecycle replacement of

the emergency lighting and exist sign

fixtures

30 28 2 1 LS $26,500 $26,500 100% $6,625 $6,625 $6,625 $6,625

Conduct lifecycle replacement of the nurse

call system

30 28 2 1 LS $30,000 $30,000 100% $30,000

5.7 ADDITIONAL CONSIDERATIONS

Allowance for abatement of ACM ceiling

texture (and ACM DJC on ceiling) - 1975

Addition

N/A N/A N/A 1 LS $60,000 $60,000 100% $60,000

Allowance for abatement of ACM joint

compound on gypsum board walls - 1975

Addition

N/A N/A N/A 1 LS $86,000 $86,000 100% $86,000

Allowance for abatement of stucco on

exterior walls - 1992 Addition

N/A N/A N/A 1 LS $220,000 $220,000 100% $220,000
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 14

Year

 15

Year

 16

Year

 17

Year

 18

Year

 19

Year

 20

Year

 21

Year

 22

Year

 23

Year

 24

Year

 25

Total

Cost

Conduct phased lifecycle replacement of

the 1992 and older interior lighting fixtures

30 28 2 1 LS $115,000 $115,000 100% $115,000

Conduct lifecycle replacement of the 1992

exterior lighting fixtures (HPS and

incandescent)

20 28 1 1 LS $14,000 $14,000 100% $14,000

Conduct lifecycle replacement of the VFD 30 28 2 1 EA $5,000 $5,000 100% $5,000

Conduct lifecycle replacement of the

building's telephone, intercom, door

monitoring, and music systems

30 28 2 1 LS $28,000 $28,000 100% $28,000

Conduct lifecycle replacement of the video

surveillance system

25 6 19 1 LS $6,000 $6,000 100% $6,000 $6,000

Conduct lifecycle replacement of the car

plugs

25 28 5 1 LS $10,000 $10,000 100% $10,000

5.5.1 VERTICAL TRANSPORTATION

Allowance to conduct hydraulic cylinder

replacement and major hydraulic

modernization

30 28 2 1 LS $140,000 $140,000 100% $140,000

5.6.1 LIFE SAFETY/FIRE PROTECTION

Conduct lifecycle replacement of the

sprinkler system

50 28 22 7,500 SF $4.50 $33,750 100% $33,750 $33,750

Conduct lifecycle replacement of the

Kitchen fire suppression system

20 28 3 1 LS $12,000 $12,000 100% $12,000

Conduct lifecycle replacement of the fire

detection and alarm system

25 28 3 41,190 SF $3.50 $144,165 100% $144,165

Conduct lifecycle replacement of the

combination smoke and carbon monoxide

detectors

10 8 2 75 EA $300 $22,500 100% $22,500

Conduct a phased lifecycle replacement of

the emergency lighting and exist sign

fixtures

30 28 2 1 LS $26,500 $26,500 100% $26,500

Conduct lifecycle replacement of the nurse

call system

30 28 2 1 LS $30,000 $30,000 100% $30,000

5.7 ADDITIONAL CONSIDERATIONS

Allowance for abatement of ACM ceiling

texture (and ACM DJC on ceiling) - 1975

Addition

N/A N/A N/A 1 LS $60,000 $60,000 100% $60,000

Allowance for abatement of ACM joint

compound on gypsum board walls - 1975

Addition

N/A N/A N/A 1 LS $86,000 $86,000 100% $86,000

Allowance for abatement of stucco on

exterior walls - 1992 Addition

N/A N/A N/A 1 LS $220,000 $220,000 100% $220,000
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 1

Year

 2

Year

 3

Year

 4

Year

 5

Year

 6

Year

 7

Year

 8

Year

 9

Year

 10

Year

 11

Year

 12

Year

 13

Mob/Demob for 1 event N/A N/A N/A 1 LS $5,000 $5,000 100% $5,000

Abatement Monitoring Consultant

(assuming 1 consultant, 30 days on-site,

including associated reporting)

N/A N/A N/A 1 LS $52,500 $52,500 100% $52,500

5.7 ADDITIONAL CONSIDERATIONS

Allowance to conduct a Barrier-Free Study N/A 0 N/A 1 LS $5,000 $5,000 100% $5,000

Allowance for barrier-free renovations N/A 0 N/A 1 LS $200,000 $200,000 100% $200,000

Total (Uninflated) $40,000 $923,325 $306,290 $123,025 $439,825 $28,000 $91,620 $56,620 $61,620 $638,600 $56,620 $125,500 $5,000

Inflation Factor 1.000 1.025 1.051 1.077 1.104 1.131 1.160 1.189 1.218 1.249 1.280 1.312 1.345

Total (Inflated) $40,000 $946,408 $321,796 $132,484 $485,485 $31,679 $106,251 $67,303 $75,078 $797,524 $72,478 $164,667 $6,724

Evaluation Period: 25

# of Units: 75

Reserve per Unit per year (Uninflated): $2,134

Reserve per Unit per year (Inflated): $2,694
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Clover Bar Lodge

100 Fir Street

Sherwood Park, AB T8A 1Z7

September 14, 2020

Project Number: 115303415

Item EUL EFF

AGE

RUL Quantity Unit Unit

Cost

Cycle

Replace

Replace

Percent

Year

 14

Year

 15

Year

 16

Year

 17

Year

 18

Year

 19

Year

 20

Year

 21

Year

 22

Year

 23

Year

 24

Year

 25

Total

Cost

Mob/Demob for 1 event N/A N/A N/A 1 LS $5,000 $5,000 100% $5,000

Abatement Monitoring Consultant

(assuming 1 consultant, 30 days on-site,

including associated reporting)

N/A N/A N/A 1 LS $52,500 $52,500 100% $52,500

5.7 ADDITIONAL CONSIDERATIONS

Allowance to conduct a Barrier-Free Study N/A 0 N/A 1 LS $5,000 $5,000 100% $5,000

Allowance for barrier-free renovations N/A 0 N/A 1 LS $200,000 $200,000 100% $200,000

Total (Uninflated) $20,000 $111,000 $5,000 $5,000 $5,000 $16,000 $392,660 $10,000 $380,500 $5,000 $10,000 $145,000 $4,001,205

Inflation Factor 1.379 1.413 1.448 1.485 1.522 1.560 1.599 1.639 1.680 1.722 1.765 1.809

Total (Inflated) $27,570 $156,840 $7,241 $7,423 $7,608 $24,955 $627,726 $16,386 $639,081 $8,608 $17,646 $262,265 $5,051,228

Evaluation Period: 25

# of Units: 75

Reserve per Unit per year (Uninflated): $2,134

Reserve per Unit per year (Inflated): $2,694
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Appendix B:

Photographs



1 : Pot holes and missing pavement at south entrance 2 : Transverse crack in the parking lot located south of west
wing

3 : Longitudinal cracks in the parking lot located south of
west wing

4 : View of damaged finishes at south entrance signage

5 : View of damaged finishes at south entrance signage 6 : North wing crawl space
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7 : South wing crawl space 8 : Centre wing crawl space

9 : Kitchen crawl space 10 : West wing crawl space

11 : Pre-engineering wood trusses for the west wing roof 12 : Corroded flashing and stained stucco
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13 : Stained stucco by overflow of gutters 14 : Stained stucco by failed seal at gutters inside corner.
Also note missing stucco at column corner

15 : Stained stucco by overflow of gutters

16 : Missing parging along the north elevation of the centre
wing

17 : Moss and plants observed on the roof at the corner
between the west wing and centre wing

18 : Missing gravel around roof hatch
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19 : Missing gravel at the edge of roof above lounge area 20 : Example of deteriorated tar and gravel roof

21 : Unsealed penetration in common wall between kitchen
crawl space and craft room. Photo taken inside the crawl

space
22 : Overdue inspection tag (Mechanical Room)

23 : View of down downspout with missing rainwater leader
at south end of the centre wing. 

24 : View of HPS wall pack fixture with stained lens
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25 : View of lamp standard at the parking lot with damaged
light fixture

26 : View of over due kitchen exhaust hood service
certificate
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Site Plan





Appendix D:

Supporting Documentation



Elevator Report
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August 10, 2020 
  
  
Stantec (Calgary) 
200-325 25th Street SE 
Calgary, AB T2A 7H8 
  
  
Attention: Mr. Tobias Link, P. Eng. 
 
 
Reference: 100 Fir St., Edmonton 
  Elevator Due Diligence 
  Our Job Number: 2080007D001 
  
  
Dear Mr. Link: 
  
On August 6, 2020, we reviewed the elevator equipment at 100 Fir St., located in Sherwood Park, Alberta. 
  
Enclosed is our report detailing our findings. 
  
Should you have any questions or concerns, please do not hesitate to call. 
  
 
Sincerely Yours, 
Solucore Inc. 
 
 
 
Jeff Case,  
GM Prairie Region 
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CLOVER BAR LODGE 
100 FIR ST. 

EDMONTON, ALBERTA 
 

Vertical Transportation Due Diligence 
Performed by: Jeff Case 
For: Stantec (Calgary) 
Date of Inspection: August 6, 2020 
Job Number: 2080007D001 
File Number: 0 
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SUMMARY 

On August 6, 2020, Solucore Inc. performed an inspection of the vertical transportation equipment at 100 Fir 
St. located in Sherwood Park, Alberta for Stantec (Calgary). The purpose of the inspection was to perform a due 
diligence study over the next 25 years. 
  
The vertical transportation equipment consists of 1 hydraulic Passenger elevator.  
  
An electronic copy of the maintenance contract was not provided for review. However, the elevators appear to be 
covered under the terms of a full maintenance contract with Schindler Elevator. The typical elevator "full 
maintenance" contract covers the replacement of major components in addition to the labour and materials 
necessary for ongoing repairs, adjustment and preventative maintenance work. Entrances and cab finishes are 
normally excluded. As long as "full maintenance" is purchased the only additional costs to the Owner, during the 
first, 20-30 years of use, should be for malicious damage, repairs to the elevator cabs and entrances and 
replacement of obsolescent parts. We are assuming, of course, that repairs required due to accidents or "Acts of 
God" (flood, fire, etc.) are covered by insurance. 
  
The schematics are located in the machine room and were laminated. The schematics, however, need to be hung 
to preserve their condition and protect against damage. The Maintenance Control Program (MCP) was also 
reviewed and all items appear to be complete except as noted. 
  
The vertical transportation equipment installed at this location is generally considered to be of average quality in 
terms of longevity, reliability and performance. However, the elevator has exceeded their lifespan and should be 
scheduled for replacement in the near future. The elevators have been located in an adequate manner to provide 
a reasonable level of service for a building of this type and size. 
 
The elevator in this complex is nearly 28 years old and will most likely require modernization in the next 1-3 years. 
This is mostly due to shortage in parts and expertise. Modernizing the equipment will also bring the elevators up 
to new code requirements. Therefore, we have made some recommendations in the Possible Upgrades and 
Concerns section of the report. 
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EQUIPMENT DESCRIPTION - ELEVATOR 1 

Designation: 1 

Installation Number: E935572 

OEM Manufacturer: Northern Elevator 

OEM Installer: Northern Elevator 

Current Contractor: Schindler 

Year Installed: Circa 1993 

Elevator Installation Code: 1990 

Sales Number: 936477 

Control Manufacturer: Northern 

Control Type: MPH 

Elevator Classification: Passenger 

Capacity (lbs): 2500 

Contract Speed (fpm): 100 

Motor Manufacturer: Leroy Somer 

Motor Type: 160 ZBS IMH 

Motor Output: 25HP 

Machine Type: Submerged 

Machine Manufacturer: Northern 

Machine Model: PH-140-43-01-19K 

Drive Manufacturer: Allweiler 

Drive Type: Pump 

Drive Model: SUB 140R43 

Drive Configuration: In-ground 

Drive Method: Direct acting double bulkhead 

Oil Conditioning: Not provided 

Valve Type: Maxton UC4MB44 

Cylinder Protection: Double bulkhead 

Entrance Type: CO 

Door Operator Type: ECI 895 

Door Locks: ECI 

Entrance Protection: Infrared 

Entrance Width (inches): 42 

Entrance Height (inches): 84 

Arrival Signal: Car lantern 
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Designation: 1 

Cab Width (inches): 80 

Cab Depth (inches): 52 

Cab Height (inches): 90 

Car Operating Panels: Main 

Floors Served: B, M, 2 

Fire Service: Not provided 

Communication: Hands-free 

Security: Not provided 
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MAINTENANCE DEFICIENCIES - ELEVATOR 1 

# Elevator Description Photo 

1 
 

1 
 

More than one quarterly maintenance was missed. The contractor should 
ensure that the quarterly maintenance tests are performed regularly. Maintain 
hoistway door interlocks (8.6.4.13.1a) was not signed off in 2019. 
 

 
 

2 
 

1 
 

One or more periodic maintenance visits have been missed. The contractor should 
ensure that the periodic maintenance visits are being performed according to the 
recorded intervals. Only (1) maintenance visit so far in 2020 (February) has been 
documented. Going back to 2019, there has only been (1) maintenance visit in the 
past 9 months. 
 

 
 

3 
 

1 
 

There are loose parts in the controller. The loose parts should be removed and 
disposed of or stored in a parts cabinet. 
 

 
 

4 
 

1 
 

The up direction car lantern is not working on one or more sides. The contractor 
should repair or replace the car lantern. Left hand side looking into the elevator. 
 

 
 

5 
 

1 
 

The fuse(s) are underrated. The contractor should install correct fuse.  F3 fuse- 
should be a 3A. Currently 2A. 
 

1 
 

  

OWNER CONCERNS - ELEVATOR 1 

# Elevator Description Photo 
        
6 
 

1 
 

There is an accumulation of water in the pit. The water should be removed from 
the pit to prevent damage and corrosion to pit equipment. The pit equipment 
should be treated as required. 
 

2 
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PHOTO REFERENCE - ELEVATOR 1 

 
Photo - 1 

 
Photo - 2 
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POSSIBLE UPGRADES AND CONCERNS 

A summary of possible elevator related upgrades and/or concerns are as follows. We recommend allocating funds 
for the following upgrades that will likely be required (voluntarily or otherwise) over the next 30 years. 
  
Please note that all capital costs are in today’s dollar and these costs are estimates for budgetary purpose only. 
These costs can change without notice due to fluctuation in the Canadian Dollar, changes in the collective 
agreement, inflation, war, and strikes. 
 

REQUIRED IMMEDIATE (Elevator 1) 
None 
   

REQUIRED - SHORT TERM (Elevator 1) 
Hydraulic Cylinder Replacement  
Most cylinders manufactured prior to the 1970s had a single bulkhead at the bottom, which was susceptible to 
rust and ultimately catastrophic failure. Single bulkhead cylinders were then modified by the industry to double 
bulkheads. The idea was simple: if the bottom part of the cylinder rusts, a slow leak would warn the maintaining 
company and as such the cylinder will be replaced before catastrophic failure. An elevator equipped with a double 
bulkhead cylinder, is not prone to catastrophic failures. However, the double bulkhead elevator cylinder at this 
site does not have cathodic or PVC protection, which protects the cylinder against rusting. Since we cannot 
inspect the condition of the cylinder, it is reasonable to budget for cylinder replacement over 30 to 50 years. This 
time span can increase or decrease significantly given soil acidity level and water table condition. Contractor 
diligence, maintenance practice, and competency are important factors in making the decision. We recommend 
replacing the cylinder proactively in the next few years or in conjunction with major modernization to bring the 
installation into compliance with new industry standard PVC. However, in the event the contractor reports a leak 
the cylinder must be replaced immediately. We recommend budgeting an additional 20% to cover additional 
items that may be required such as soil remediation, boring, etc...  
  
Total cost of upgrade: $60,000 
  
Major Hydraulic Modernization  
Over time elevators will require modernization as certain elevator components may be unavailable due to 
obsolescence. Additionally, as newer equipment designs become more predominant, the parts and service 
personnel capable of performing necessary adjustments will become increasingly difficult to find. Thus, in order to 
remain competitive and ensure reliable elevator service over the long term, modernization of the elevator will be 
required. The hydraulic elevator in this building has a motor and pump system with solid-state/relay logic that 
controls the valve. Parts for the pump and motor are still available from the manufacturer or after-market while 
some parts for the controls are becoming obsolete. Some components are easy to replace or troubleshoot 
however, expertise may become difficult to obtain or find. Therefore, a major modernization is anticipated in the 
next few years depending on the need to compete with other buildings and how well this equipment functions. 
The scope of work would include replacing existing controls with newer microprocessor based controls, new valve 
if not already replaced and updating cabs or fixtures and new door operator as required. Barrier free 
requirements should also be addressed during this time. Other costs for items like air-handling systems, electrical 
work, and patching should be added to the overall cost. We recommend budgeting a contingency of 20% to cover 
these additional costs.  
  
Total cost of upgrade: $80,000 
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OPTIONAL - SHORT TERM (Elevator 1) 
None 
  

REQUIRED - MID TERM (Elevator 1) 
None 
  

OPTIONAL - MID TERM (Elevator 1) 
None 
  

REQUIRED - LONG TERM (Elevator 1) 
None 
  

OPTIONAL - LONG TERM (Elevator 1) 
None 
  

Cost Assessment Summary - Required (Elevator 1) 

Component 
Repair/Replacement Reserve Analysis 

Immediate 
Short Term 
(1-10 years) 

Mid Term 
(11-20 years) 

Long Term 
(21-30 years) 

Total 

Hydraulic Cylinder 
Replacement 

 $60,000   $60,000 

Major Hydraulic 
Modernization 

 $80,000   $80,000 

Total  $140,000   $140,000 

 
 

Cost Assessment Summary - Optional (Elevator 1) 

Component 
Repair/Replacement Reserve Analysis 

Immediate 
Short Term 
(1-10 years) 

Mid Term 
(11-20 years) 

Long Term 
(21-30 years) 

Total 

Total      
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August 10, 2020 
 
Our File No. 5778JB 
 
Strathcona County 
 
Attention:    
Dear Sir: 

 
Re:  100 Fir Street, Sherwood Park, AB  

In accordance with your request, a market analysis and valuation has been completed on the above 
referenced property.  The effective date of the appraisal is August 5, 2020.  The analysis constitutes a SHORT 
NARRATIVE REPORT under the CUSPAP STANDARDS and, consequently, is deemed suitable for informative 
purposes and may be relied on by the applicant. The undersigned has fulfilled the requirements of the 
Appraisal Institute of Canada, Mandatory Continuing Professional Development Program. 

In determining a value applicable to the subject property, the Cost Approach, Direct Comparison Approach, 
and Income Approach have been relied upon as the indicators of value. It was concluded from the analysis 
that the market value of the property, as of the effective date, August 5, 2020 is:   

 

SIX MILLION SEVEN HUNDRED SIXTY THOUSAND DOLLARS ($6,760,000) 

 

You are invited to read the following report, in which is contained the data, analysis, and conclusions upon 
which the estimate of value is based. 

The report should be read as a whole, as portions taken out of context could be misleading. Your attention is 
drawn to the Contingent and Limiting Conditions which form an integral part of the report.   

 

 BOWEN &ASSOCIATES LTD. 
Real Property Appraisal                                                                              
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Significant Value Uncertainty 

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organization as a 
“Global Pandemic” on 11 March 2020, has impacted global financial markets.  Travel restrictions have 
been implemented by many countries. 

Market activity is being impacted in many sectors. As at the valuation date (effective date), we consider 
that we can attach less weight to previous market evidence for comparison purposes, to inform 
opinions of value. Indeed, the current response to COVID-19 means that we are faced with an 
unprecedented set of circumstances on which to base a judgement. 

Consequently, less certainty – and a higher degree of caution – should be attached to our valuation 
than would normally be the case. Given the unknown future impact that COVID-19 might have on the 
real estate market, we recommend that you keep the valuation of this property under frequent review. 

 

Values and opinions contained in this report are based on market conditions as at the time (effective 
date) of this report. This report does not provide a prediction of future values. In the event of market 
instability and/or disruption, values and opinions may change rapidly and such potential future events 
have NOT been considered in this report. As this report does not and cannot consider any changes to 
the property or market conditions after the effective date, clients and intended users are cautioned in 
relying on the report after the effective date noted herein. 

 

Respectfully submitted, 

BOWEN & ASSOCIATES LTD. 

Jeffrey Bowen - AIC Candidate Member, BCom 

BOWEN & ASSOCIATES LTD.

Jeffrey Bowen AIC Candidate Member, BCom

-82:1 547Ā. 7;36893Ā0-) Ā$ -!%"&/ Ȁ'-"(Ȁ$/ #(Ȁ* ((,Ȁ. (/  "+ -/ '/ . +



3 
 

Bowen & Associates Ltd. 

TABLE OF CONTENTS 
Subject Photo ........................................................................................................................................................ 5 

Summary of Salient Facts and Important Conclusions ......................................................................................... 6 

Basis of the Analysis .............................................................................................................................................. 7 

Intended Use of the Report .............................................................................................................................. 7 

Purpose of the Assignment ............................................................................................................................... 7 

Property Rights Appraised ................................................................................................................................ 7 

Definition of Value ............................................................................................................................................ 8 

Effective Date of Value ..................................................................................................................................... 8 

Scope of Work ................................................................................................................................................... 9 

Assumptions and Limiting Conditions............................................................................................................. 10 

Part Three – Factual Information ........................................................................................................................ 15 

Identification of the Property ......................................................................................................................... 15 

Area and Neighbourhood Data ....................................................................................................................... 15 

The Site ........................................................................................................................................................... 18 

Improvements ................................................................................................................................................. 20 

Age-life Analysis .............................................................................................................................................. 22 

Property Use Description ................................................................................................................................ 23 

Assessment and Taxes .................................................................................................................................... 24 

Part Four – Analysis and Conclusions ................................................................................................................. 25 

Economic and Market Overview ..................................................................................................................... 25 

Seniors Housing: Industry Overview and Trends ........................................................................................ 31 

Land Use Controls ........................................................................................................................................... 35 

Highest and Best Use as if Vacant ................................................................................................................... 37 

Highest and Best Use as Improved ................................................................................................................. 38 

Appraisal Procedures ...................................................................................................................................... 39 

The Cost Approach .......................................................................................................................................... 40 

Land Value .................................................................................................................................................. 40 

Cost Analysis ............................................................................................................................................... 48 

The Direct Comparison Approach ................................................................................................................... 50 

DocuSign Envelope ID: 40D1526F-7D28-4F38-A88C-E8F02BDF7FEB



4 
 

Bowen & Associates Ltd. 

Index Property No. 1 ................................................................................................................................... 51 

Index Property No. 2 ................................................................................................................................... 52 

Index Property No. 3 ................................................................................................................................... 53 

Index Property No. 4 ....................................................................................................................................... 54 

Value as indicated by Direct Comparison: .................................................................................................. 55 

Income Approach ............................................................................................................................................ 56 

Estimating Potential Gross Income ............................................................................................................. 57 

Vacancy and Collection Allowance ............................................................................................................. 57 

Operating Expenses: ................................................................................................................................... 61 

Capitalization of Net Income: ..................................................................................................................... 64 

Index Property No. 1 ................................................................................................................................... 65 

Index Property No. 2 ................................................................................................................................... 65 

Index Property No. 3 ................................................................................................................................... 67 

Index Property No. 4 ................................................................................................................................... 68 

Value as indicated by INcome: .................................................................................................................... 70 

Reconciliation ..................................................................................................................................................... 71 

Land Value .................................................................................................................................................. 71 

Cost Approach ............................................................................................................................................. 71 

Direct Comparison Approach ...................................................................................................................... 71 

Income Approach ........................................................................................................................................ 71 

Final Value Estimate and Exposure Time Analysis .......................................................................................... 72 

Appraiser’s Certification ................................................................................................................................. 73 

Addenda .............................................................................................................................................................. 75 

Appropriate Maps and Plans ...................................................................................................................... 75 

Zoning Information ..................................................................................................................................... 80 

Title ............................................................................................................................................................. 82 

Survey Plan .................................................................................................................................................. 84 

Photos ......................................................................................................................................................... 86 

SOURCES OF REFERENCE .................................................................................................................................. 102 

 

DocuSign Envelope ID: 40D1526F-7D28-4F38-A88C-E8F02BDF7FEB



5
 

Bowen & Associates Ltd. 

SUBJECT PHOTO 

-82:1 547Ā. 7;36893Ā0-) Ā$ -!%"&/ Ȁ'-"(Ȁ$/ #(Ȁ* ((,Ȁ. (/  "+ -/ '/ . +



6 
 

Bowen & Associates Ltd. 

SUMMARY OF SALIENT FACTS AND IMPORTANT 
CONCLUSIONS 
Property Type:     Seniors Supportive Housing Facility  

Municipal Address:    100 Fir Street, Sherwood Park, AB, T8A 1Z7 

Legal Description:   Lot 3, Block 11, Plan 9120631  

Site Size:     2.89-Acres / 11695.42 m2 / 125,888 Sq.Ft. 

Building Size:    Gross Building Area:  39,977 sq.ft. 

Assessment:    $6,507,000 

Zoning:      Public Services (PS) 

Highest and Best Use:    As Improved 

Effective Valuation Date:   August 5, 2020 

Remaining Economic Life:  15 years 

 

Market Value Estimates 

Land Value:    $5,200,000 

Cost Approach:    $6,830,000 

Direct Comparison Approach:  $6,750,000   

Income Approach:   $6,760,000 

Final Value Estimate:    $6,760,000 
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BASIS OF THE ANALYSIS  

Intended Use of the Report  
This report is intended to be used by Strathcona County for a market valuation of the property in question to 
accommodate internal decision making. The property can be described as a seniors supportive housing 
facility.  

Purpose of the Assignment  
The purpose of this analysis is to estimate the market value of the herein-described real property. The function 
of this report is to provide a detailed analysis and subsequent value estimate for use in estimating market value 
of the property in question. Under the CSPAP standards, this analysis is classified as a short detailed narrative 
appraisal report and subsequently is deemed suitable for these purposes and may be relied on by the applicant.  

Property Rights Appraised 
The property rights appraised are those of the undivided interest in the fee simple estate legally described as: 

PLAN 9120631 
BLOCK 11 
LOT 3 
EXCEPTING THEREOUT ALL MINES AND MINERALS 
AREA: 1.17 HECTARES (2.89 ACRES) MORE OR LESS 
 
According to “The Dictionary of Real Estate Appraisal”, (3rd Ed.) Appraisal Institute, Chicago, 1993, fee simple 
ownership includes a “bundle of rights” which embraces the right to use the property, to sell it, to lease it, to 
enter it, and to give it away. It also includes the right to refuse to take any of these actions. These rights and 
privileges are limited by powers of government which relate to taxation, eminent domain, police power and 
escheat.  

An historical search of the current land title has been undertaken and reveals the title last transferred in March 
of 2003 with a value of $3,242,000 and a consideration of $1, in favour of Pioneer Housing Foundation. No 
search beyond this point is deemed necessary or required. A copy of the current Certificates of Title in question 
may be found in the addendum of this report.  

The subject property is currently not listed for sale nor does there appear to be any offers on the property.  
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Definition of Value 
The Canadian Standards of Professional Appraisal Practice (2003) 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 any undue 
stimulus.” 

Implicit in this definition is consummation of a sale as of a specified date and the passing of title from seller to 
buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed 
or well advised, with each acting in what he considers his own best interest; (3) a reasonable time 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; and (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.  

Statistical information about “days on market” for comparable sales has been analyzed, and conversation 
with market participants has been conducted. The market value estimate is based upon full exposure to the 
open market, utilizing the services of a Real Estate Professional familiar with the subject area for between 
120 to 200 days. 

Effective Date of Value 
The property was inspected on August 5, 2020 together with the surrounding area. The report date & effective 
date of this appraisal are also August 5, 2020 and the report represents the current market. 
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Scope of Work 
In response to our instructions, this report provides an opinion of the market value of this property. The sources 
of information utilized within this analysis include a number of Government and private agencies which are 
documented in the Addendum to this report. The scope of the analysis includes a physical inspection of the 
property in question, a historical search of the land title, investigations of the characteristics of the macro and 
micro real estate market within the subject area, analysis of the site and building, determination of the highest 
and best use, normalization of income and expense statements, if applicable, and research, analysis and 
verification of comparable sales data. Verification of sales and related data has been undertaken, exercising 
due diligence, with some reliance on third party information being required. The writer is satisfied that all 
critical data is reasonably correct and can be reasonably relied upon. All relevant limitations have been 
identified as to ensure that the report findings and opinions cannot be misinterpreted 

This full narrative report complies with our understanding of the requirements of the Standards of the 
Appraisal Institute of Canada. 

We did not complete technical investigations such as: 

- an environmental review of the property 
- a survey of the site 
- any investigation into the bearing qualities of the soils. 
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Assumptions and Limiting Conditions 
The certification that appears in this report is subject to compliance with the Personal Information and 
Electronics Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal Practice 
(“CUSPAP”) and the following conditions: 

1. This report is prepared only for the client and authorized users specifically identified in this report and only 
for the specific use identified herein.  No other person may rely on this report or any part of this report 
without first obtaining consent from the client and written authorization from the authors.  Liability is 
expressly denied to any other person and, accordingly, no responsibility is accepted for any damage 
suffered by any other person as a result of decisions made or actions taken based on this report.  Liability 
is expressly denied for any unauthorized user or for anyone who uses this report for any use not specifically 
identified in this report.  Payment of the appraisal fee has no effect on liability.  Reliance on this report 
without authorization or for an unauthorized use is unreasonable.   
 

2. Because market conditions, including economic, social and political factors, may change rapidly and, on 
occasion, without warning, this report cannot be relied upon as of any date other than the effective date 
specified in this report unless specifically authorized by the author(s). 
 

3. The author will not be responsible for matters of a legal nature that affect either the property being 
appraised or the title to it. The property is appraised on the basis of it being under responsible ownership. 
No registry office search has been performed and the author assumes that the title is good and marketable 
and free and clear of all encumbrances. Matters of a legal nature, including confirming who holds legal title 
to the appraised property or any portion of the appraised property, are outside the scope of work and 
expertise of the appraiser. Any information regarding the identity of a property’s owner or identifying the 
property owned by the listed client and/or applicant provided by the appraiser is for informational 
purposes only and any reliance on such information is unreasonable. Any information provided by the 
appraiser does not constitute any title confirmation. Any information provided does not negate the need 
to retain a real estate lawyer, surveyor or other appropriate experts to verify matters of ownership and/or 
title.  
 

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

5. No survey of the property has been made.  Any sketch in this report shows approximate dimensions and 
is included only to assist the reader of this report in visualizing the property.  It is unreasonable to rely on 
this report as an alternative to a survey, and an accredited surveyor ought to be retained for such matters. 
 

6. This report is completed on the basis that testimony or appearance in court concerning this report is not 
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required unless specific arrangements to do so have been made beforehand.  Such arrangements will 
include, but not necessarily be limited to: adequate time to review the report and related data, and the 
provision of appropriate compensation. 
 

7. Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent 
conditions (including, but not limited to: its soils, physical structure, mechanical or other operating 
systems, foundation, etc.) of/on the subject property or of/on a neighbouring property that could affect 
the value of the subject property.  It has been assumed that there are no such conditions.  Any such 
conditions that were visibly apparent at the time of inspection or that became apparent during the normal 
research involved in completing the report have been noted in the report.  This report should not be 
construed as an environmental audit or detailed property condition report, as such reporting is beyond 
the scope of this report and/or the qualifications of the author.  The author makes no guarantees or 
warranties, express or implied, regarding the condition of the property, and will not be responsible for any 
such conditions that do exist or for any engineering or testing that might be required to discover whether 
such conditions exist.  The bearing capacity of the soil is assumed to be adequate.   
 

8. The author is not qualified to comment on detrimental environmental, chemical or biological conditions 
that may affect the market value of the property appraised, including but not limited to pollution or 
contamination of land, buildings, water, groundwater or air which may include but are not limited to 
moulds and mildews or the conditions that may give rise to either. Any such conditions that were visibly 
apparent at the time of inspection or that became apparent during the normal research involved in 
completing the report have been noted in the report. It is an assumption of this report that the property 
complies with all regulatory requirements concerning environmental, chemical and biological matters, and 
it is assumed that the property is free of any detrimental environmental, chemical legal and biological 
conditions that may affect the market value of the property appraised. If a party relying on this report 
requires information about or an assessment of detrimental environmental, chemical or biological 
conditions that may impact the value conclusion herein, that party is advised to retain an expert qualified 
in such matters. The author expressly denies any legal liability related to the effect of detrimental 
environmental, chemical or biological matters on the market value of the property. 
 

9. The analyses set out in this report relied on written and verbal information obtained from a variety of 
sources the author considered reliable.  Unless otherwise stated herein, the author did not verify client-
supplied information, which the author believed to be correct.  
 

10. The term “inspection” refers to observation only as defined by CUSPAP and reporting of the general 
material finishing and conditions observed for the purposes of a standard appraisal inspection.  The 
inspection scope of work includes the identification of marketable characteristics/amenities offered for 
comparison and valuation purposes only. 
 

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

12. The contents of this report are confidential and will not be disclosed by the author to any party except as 
provided for by the provisions of the CUSPAP and/or when properly entered into evidence of a duly 
qualified judicial or quasi-judicial body.  The author acknowledges that the information collected herein is 
personal and confidential and shall not use or disclose the contents of this report except as provided for in 
the provisions of the CUSPAP and in accordance with the author’s privacy policy.  The client agrees that in 
accepting this report, it shall maintain the confidentiality and privacy of any personal information 
contained herein and shall comply in all material respects with the contents of the author's privacy policy 
and in accordance with the PIPEDA. 
 

13. The author has agreed to enter into the assignment as requested by the client named in this report for the 
use specified by the client, which is stated in this report.  The client has agreed that the performance of 
this report and the format are appropriate for the intended use. 
 

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

15. If transmitted electronically, this report will have been digitally signed and secured with personal 
passwords to lock the appraisal file.  Due to the possibility of digital modification, only originally signed 
reports and those reports sent directly by the author can be reasonably relied upon. 

16. This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by AIC members 
in good standing.  Use by any other person is a violation of AIC copyright.  

17. Where the intended use of this report is for financing or mortgage lending or mortgage insurance, it is a 
condition of reliance on this report that the authorized user has or will conduct lending, underwriting and 
insurance underwriting and rigorous due diligence in accordance with the standards of a reasonable and 
prudent lender or insurer, including but not limited to ensuring the borrower’s demonstrated willingness 
and capacity to service his/her debt obligations on a timely basis, and to conduct loan underwriting or 
insuring due diligence similar to the standards set out by the Office of the Superintendent of Financial 
Institutions (OSFI), even when not otherwise required by law.  Liability is expressly denied to those that do 

DocuSign Envelope ID: 40D1526F-7D28-4F38-A88C-E8F02BDF7FEB



13 
 

Bowen & Associates Ltd. 

not meet this condition.  Any reliance on this report without satisfaction of this condition is unreasonable. 
 

18. Because market conditions, including economic, social and political factors change rapidly and on occasion, 
without warning, the market value estimate expressed as of the date of this appraisal cannot be relied 
upon as of any other date except with further advice from the appraiser confirmed in writing. 
 

19. No responsibility is assumed for matters of legal nature that affect either the property being appraised or 
the title to it. It has been assumed that the title is good and marketable and, therefore, no opinion is 
rendered about the title. The subject property must comply with the government regulations, including 
zoning, building code and health regulations and, if it does not comply, its non-compliance may affect 
market value. To be certain of compliance, further investigation may be necessary. The property is 
appraised on the basis of it being under responsible ownership.  
 

20. No survey of the property has been made. Any sketch in the appraisal report shows approximate 
dimensions and is included only to assist the reader of the report in visualizing the property. 
 

21. The report is completed on the basis that testimony or appearance in court is not required as a result of 
this appraisal unless specific arrangements to do so have been made beforehand. Such arrangements will 
include, but not necessarily be limited to, adequate time to review the appraisal report and data related 
thereto and the provision of appropriate compensation. 
 

22. Unless otherwise stated in the appraisal report, there are no known unapparent or hidden conditions of 
the property (including but not limited to its soils, physical structure, mechanical and other operating 
system, its foundation etc.) or adverse environmental conditions (on it or a neighbouring property, 
including the presence of hazardous wastes, toxic substances etc.) that would make the property more or 
less valuable. It has been assumed that there are no such conditions unless they were observed at the time 
of inspection or became apparent during the normal research involved in completing the appraisal. The 
attached report should not be construed as an environmental audit or a detailed property condition report, 
as such reporting is beyond the scope of this report and/or the qualifications of the appraiser. 
Responsibility is not accepted for any such unapparent or hidden conditions that do exist, or for any 
research, testing, or engineering that might be required to discover whether such conditions exist. 
 

23. Information, estimates, and opinions that have been expressed in the appraisal report are obtained from 
sources considered to be reliable and they are believed to be true and correct. No responsibility is assumed 
for the accuracy of such items that were furnished by other parties. 
 

24. The opinions of value and other conclusions contained herein assume satisfactory completion of any work 
remaining to be completed in a good and workman like manner. Further inspection may be required to 
confirm completion of such work. 
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25. The contents of this report are considered confidential and will not be disclosed by the author to any party 
except as provided for in the Canadian Standards of Professional Appraisal Practice of the Appraisal 
Institute of Canada and/or when properly entered into evidence of a duly qualified judicial or quasi-judicial 
body. 
 

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

27. Values contained in this appraisal are based on market conditions as at the time of this report. This 
appraisal does not provide a prediction of future values. In the event of market instability and/or 
disruption, values may change rapidly, and such potential future events have been NOT been considered 
in this report. As this appraisal does not and cannot consider any changes to the property appraised or 
market conditions after the effective date, readers are cautioned in relying on the appraisal after the 
effective date noted herein.  
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PART THREE – FACTUAL INFORMATION 

Identification of the Property 
Civic Address: 

 100 Fir Street, Sherwood Park, Alberta 

Legal Description:  

 Lot 3, Block 11, Plan 9120631 

Area and Neighbourhood Data 
The subject property is located in the southwest area of the Hamlet of Sherwood Park, Alberta within the 
Neighbourhood of Maplegrove on the corner of Fir Street & Willow Street, one block east of Sherwood Drive 
and one block south of Wye Road.  

Sherwood Drive is major north-south corridor through the central-west of Sherwood Park. The roadway does 
not have a linear north trajectory, as it runs north from Wye Road before turning west at Broadmoor 
Boulevard. It then turns north again at Brentwood Boulevard finishing at Baseline Road in the Northern area 
of Sherwood Park. Wye Road is a major arterial roadway and rural highway that links Sherwood Park from 
Anthony Henday Drive on the east side of Edmonton to Highway 14 west of Tofield. It is preceded by 
Sherwood Park Freeway within the City of Edmonton, and east of HWY 21 the road is designated as HWY 630. 
Wye Road is part of a 40 km long continuous roadway that runs through Sherwood Park, Edmonton, and St. 
Albert that includes Sherwood Park Freeway, Whyte Avenue, portions of University Avenue & Saskatchewan 
Drive, Groat Road, and St. Albert Trail. Anthony Henday Drive is located 3 km west of the subject along Wye 
Road. Anthony Henday Drive is a 77 km freeway that encircles the City of Edmonton. It is a heavily travelled 
commuter and truck bypass route that carriers over 100,000 vehicles per day. Wye Road traffic volumes 
average 36,000 vehicles per day, representing an area with significant exposure and access from surrounding 
areas.  

Sherwood Park  is a large hamlet in Alberta, Canada within Strathcona County that is recognized as an urban 
service area. In the 2016 Census of Population conducted by Statistics Canada, Sherwood Park recorded a 
population of 70,618, a change of 9.1% from its 2011 population of 64,733. Indicating a steadily growing area. 
Sherwood Park has a strong economy with over $9.0 billion worth of major projects completed, announced, 
or under construction. A district known as Refinery Row lies west of Sherwood Park and includes some of the 
largest industrial facilities in Western Canada, including Esso's Strathcona Refinery. Alberta’s Industrial 
Heartland is also 20 km north of the subject along Highway 21, which is the largest industrial area in western 
Canada. It is home to more than 40 petrochemical companies and is one of Canada's largest petrochemical 
processing regions. By July 2015 there was $13 billion invested in new industrial projects providing 
employment for 25,000 in the Alberta's Industrial Heartland. Sherwood is an attractive and vibrant 
community that has been named within Canada’s top 5 best places to live on numerous years. Strathcona 
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County has a sizable population of high-income households (nationwide it ranks as the 24th highest income 
census subdivision) with a significant per capita retail spend. The population of Strathcona County is well 
educated and employed across various professional career fields. Retail needs within the Hamlet are 
considered underserved, and many consumers drive to Edmonton to meet these needs. There is no doubt 
that Sherwood Park will remain a sought-after destination for families looking for a safe residence and 
businesses looking for ample opportunity within the commercial areas.   

There are currently five senior centre facilities within Sherwood Park, which offer various categories of care 
and living accommodations. This includes the subject property (Clover Bar Lodge), Sherwood Park Care 
Centre, Bedford Village Retirement Home, Silver Birch Lodge, and Summerwood Village Retirement 
Residence. Sherwood Park Care Centre offers assisted living care, Bedford Village represents independent 
living, Silver Birch is an “aging-in-place” supportive housing facility, and Summerwood Village offers 
independent up to supportive housing, and is considered to be an “age-in-place” residence. These senior 
housing categories will be described in greater detail within this report, as well as the subject property’s 
classification and amenities. (Refer to page 31 & 23) 

The subject is located directly north of Sherwood Centre, which is a commercial retail complex. The 
immediate area surrounding the site is primarily made up of a mix of commercial uses with residential 
development directly north of the subject.  The Sherwood Park area features 4.1 million square feet (SF) of 
retail operating primarily within seven key concentrated retail zones including Broadmoor Boulevard, Wye 
Road, Sherwood Drive South, Clover Bar Road, Baseline Road, Emerald Hills, and Aspen Plaza. The majority of 
this is identified as Comparison retail (1.5 million SF), followed closely by Convenience retail (1.5 million SF), 
Food & Beverage retail (450,000 SF), and Leisure & Entertainment (230,000 SF). Retail floor space demanded 
in 2017 is estimated to around 4.3 million SF and this is forecasted to grow to 5.9 million SF by 2037. 
However, vacancies within the same year were recorded at 11.3%. Along Wye Road specifically, there is 
700,000 SF of retail between Anthony Henday Drive and Brentwood Blvd. This corridor is the second largest 
retail node in the area next to Baseline Road, due to its close connections and strong traffic count. 
Community and neighbourhood centre formats surround both the northern and southern sides of Wye Road 
and provide a mix of convenience retail and comparison options. This area also displays restaurants and an 
entertainment area. The Wye Road district has experienced growth with new low-rise dwellings, which have 
added to the population in the area creating further demand for retail amenities. Other commercial 
development sites within the Sherwood Park area include the Sherwood Drive North Retail, Emerald Hills, 
Salisbury Market Centre, Shaivam Park, Sherwood Common, Buckingham Business Park, 501 Bethal Drive, 26 
Strathmoor Drive, & 220 Lakeland Drive indicating a strong investor interest in commercial property 
development within the Hamlet. Future demand for convenience retail will increase proportionally with the 
population and income growth for Strathcona County.  

Strathcona County’s Municipal Development Plan sets out the guidelines for orderly growth and 
development in the County. It provides a comprehensive long-term land use policy framework within which 
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present and projected growth and development may take place. It outlines existing and planned commercial 
/ retail development within the Urban Service Area in which the subject property is located. The plan looks to 
ensure that efficiently designed developments occur in an orderly manner, and that there is minimal impact 
on incompatible land uses.     

The property is located with Edmonton’s Metropolitan Region (EMR). This Region is the dominant hub for 
northern Alberta and is recognized globally for its economic diversity, entrepreneurialism, leadership in 
energy development, environmental stewardship and quality of life. The Region is anchored by a thriving 
core that is interconnected with diverse urban and rural communities.  The Edmonton Metropolitan Region 
Growth Plan provides a comprehensive and integrated policy framework for planning for growth tailored to 
the regional context. The Plan provides guidance on how to grow in a responsible manner through compact 
and contiguous development. This means planning for and developing lands in an adjacent, logical manner 
that minimizes the expansion of the Region’s development footprint.  Refer to addendum for maps and 
plans. 

In the 2019 municipal census, Edmonton proper had a population of 972,223, an 8% increase from its 2016 
count of 899,447, making it Alberta’s second-largest city and Canada’s fifth-largest municipality. Edmonton’s 
Metropolitan Region had a population of 1,321,426 in 2016. Growth trends for the area have increased 
substantial over the last decade driven by affordable living, higher average incomes, and employment 
opportunity. From 2009 to 2016 population increased 13% from 782,439 in 2009, representing Canada’s 
second fastest growing municipality. As the Capital City of the province of Alberta, the area is a cultural, 
governmental, and educational centre that caters to the greater Edmonton Metropolitan Region (EMR). The 
City is known as the “Gateway to the North” and the northern anchor of the Edmonton-Calgary corridor. 
Edmonton is the staging point for large-scale oil & gas exploration projects occurring in central & northern 
Alberta and large-scale diamond mining operations in the Northwest Territories.  Located along the beautiful 
North Saskatchewan River Valley the City hosts numerous festivals year-round and is home to one of North 
America’s largest shopping malls (West Edmonton Mall), as well as Canada’s largest living history museum 
(Fort Edmonton Park).  
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The Site 
The single lot site is situated on the corner of Willow Street & Fir Street. Fir street acts as main egress & 
ingress to Sherwood Parks main arteries from the neighbourhoods of Maplegrove and Sherwood Heights to 
the north. The site has an irregular triangle configuration with roughly 267-sq.ft. fronting onto Fir Street, 
which curves along the front roadway and 60-sq.ft. along Willow Street. The property is bounded to the 
northeast by single-family residential property and is surrounded by primarily single-family residential 
development with a commercial development to the south. The immediate area also displays two churches, 
three schools, a boys & girls club, and an auditorium. With a total area of 2.89-Acres, it is adequate in size for 
numerous commercial & residential uses. Please refer to the survey plan within the addendum for further 
details.  

The site is located near two high traffic corridors, and although there is no direct exposure onto Wye Road, 
the facility has good access and market appeal. Access to the site is provided from Sherwood Drive which 
connects directly south to Wye Road. Traffic lights and dedicated turning lanes on the intersection of Wye 
Road allow for easy ingress / egress to the subject site.  

The topography of the site is relatively flat with higher elevation to that of the adjacent properties. The 
improvements appear to be slightly more elevated than front roadway with the parking area sloped toward 
the street, giving adequate drainage to the site.  

We have assumed that the bearing, percolation, and other characteristics of the land are adequate to permit 
development under the present land-use controls, without undue and costly site preparation or engineering. 

The writer assumes soil conditions in the area to be stable with no abnormal subsoil characteristics which may 
negatively affect the existing or future development of the site. The value estimate contained herein is 
predicated on the assumption that there are no adverse environmental conditions on or in the property or in 
such proximity thereto that would cause a loss in value. No responsibility is assumed for any such condition, 
nor from any expertise or engineering knowledge required to discover them. Further, the appraiser is not 
qualified to test such substances or conditions. 

The site is provided a full municipal standard including electrical power, natural gas, storm & sanitary sewer, 
and City water. Street services include asphalt roads, curbed & gutter, underground power, concrete sidewalks, 
and street lighting.  

As date of title search, August 10, 2020 the site was encumbered by two utility right of ways in favour of Atco 
Gas & Pipelines Ltd. and The County of Strathcona to provide local services to the site. An easement is also 
present on title pertaining to a Right of Way that extends from the adjacent lot. No search beyond this point is 
deemed necessary or required. A copy of the title has been included within the addendum to this report.  

In summary, the subject site is represented by a corner parcel of land at slightly higher elevation than the 
surrounding areas and larger in size to surrounding sites. Its location within the residential district provides 
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frontage onto a major roadway for the area and its position next to a commercial centre provides convenient 
amenities.  
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Improvements 
The description and analysis of the current improvements are based upon a physical inspection of the 
property conducted on August 5, 2020. The improvements generally consist of a wood-frame superstructure 
containing four distinct wings. Square footage for the improvements were based on Clover Bar Site 
Information provided by the applicant.  

Consisting of 39,977 sq.ft., the improvements cover approximately 32% of the property and are situated in 
the central portion of the site. A parking area is provided along the southeast side of the improvements, as 
well as commercial parking along the northeast. The South & Centre Wings were originally built in 1962 and 
consist of 12,755 sq.ft. of main floor space. In 1975 the 7126 sq.ft. North Wing addition was constructed and 
in 1993 the addition of the two storey West Wing was constructed adding 20,096 sq.ft. of space. It appears 
the interior of the previous built wings were renovated to match the new development. The South & Centre 
Wings contain eighteen single occupancy rooms, eight couple rooms, a large lounge communal space, 
laundry facility, smoke room, staff room, and food storage space. The North wing contains nine single rooms, 
four combined couple rooms, a beauty salon, chapel, and roof access. With two storey’s, the West Wing 
contains fourteen single rooms on the main level with the balance designated as a dining room & kitchen 
area, and eighteen rooms on the second level. This Wing also displays two stairwells, an elevator, laundry 
room, janitor closet, storage, and two 2-piece visitor washrooms. The facility also contains a basement which 
is located under the West & Centre Wing. It consists of the original basement and a newer addition. The 
layout of which can be seen within the addendum to this report. The original portion consists of a mechanical 
room, two storage areas, and sprinkler system valve & fire alarm space. The newer basement section 
contains two main rooms of open use space, a utility room, maintenance room, gas room, and sprinkler area. 
This space also gives access to a crawl space under the kitchen.  The basement is partially finished displaying 
wood-frame dividing walls finished with gypsum board & paint, two 2-piece washrooms, exposed ceiling, and 
glazed concrete & partial commercial carpet flooring. The area also displays a ceiling mounted forced air 
furnace. Access to the area is provided by two stairwells located in the old and new portion, as well as 
elevator service.  

There are 75 suites total: 26 small, 45 large, and 4 extra-large.  

 

The interior finishes within the hallways display commercial carpet in the hallways & suites, painted dry-wall, 
plaster ceilings, florescent lighting, wood-trim, support railings, wall sconce lighting, and heavy-weighted 
commercial suite doors. The suites are all relatively similar in terms of finishes which include painted dry-
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wall, plaster ceilings, durable carpet flooring, rubber baseboards, and ceiling mounted lighting. All suites 
contain one 4-piece washroom with basic low-end finishes.  

The dining room area has been improved with laminate flooring, painted dry-wall, plaster ceilings, support 
railings, wall sconce lighting, as well as ceiling mounted lighting. This area contains a plumbed in sink with 
cabinetry for beverage dispensary purposes. Attached to the dining room is the kitchen space which contain 
two wash-bays, two commercial ovens with stove-top, a counter-top steamer, steam-jacket kettle, 
commercial convection oven, walk-in freezer, walk-in cooler, food storage room, hood fans, standard sink 
with cabinetry, and a double exterior man-door. The facility as a whole displays 11 exterior man-doors with a 
glazed double door entrance.  

According to the information provided by the applicant, as well as the inspection conducted by the writer, 
the building structure consists of concrete foundations on perimeter footings for the Centre, South and West 
Wings. The exterior foundation walls consist of preserved wood foundations on concrete piles for the North 
wing; the interior bearing walls are supported by wood beams on concrete piles in a crawl space. The interior 
bearing walls for the Centre and South wings are supported by wood walls on concrete spread footings in a 
crawl space. The West wing has concrete perimeter basement walls, with beams and columns to support 
bearing interior partitions; in the crawl space the wood beams are supported by concrete pile columns. A 
basement is located under part of the West and Centre wings. The West Wing is two storey, the remainder of 
the building is single storey.   

The building exterior consists of a combination of stucco and brick veneer; vinyl siding highlights are provided 
for the gables. The roof is sloped for all wings. The West Wing roof is clad with asphalt shingles, the other 
wings have low sloped roofs and clad with built up tar and gravel. All glazed canopy, skylight assembly covers 
the main entry. Main entry is served with concrete stairs and ramp. 

Mechanical items are the following: Heating is provided by two natural gas fired hot water heating boilers 
(1962). Two circulating pumps, with one backflow, feed perimeter radiation, force flows, and unit heaters. Air 
handling is provided by one kitchen Make-up Air unit in crawl space and three make-up air units in the 
mechanical room. Various roof top exhaust fans are also present within the improvements, as well as various 
roof top a/c units and three steam humidifiers. Plumbing is provided by three natural gas fired water heaters 
(one for kitchen, two for domestic) with one circulating pump and copper piping distribution. The West also 
contains one hydraulic elevator.  

Fire & security items include: Addressable fire alarm panel with smoke/heat detectors and pull stations, 
remotely monitored, horn/strobe annunciation, and hallway fire doors inter-locked with the fire alarm. Suite 
door closures are also interlocked with the fire alarm. Wet sprinkler system in present in the basement only. 
Dry chemical fire extinguishers are located throughout, and kitchen hood has dry chemical extinguishing 
system. CCTV security camera system and visible on site, there is a nurse call system, a door monitoring 
system, as well as a public address system throughout public areas. 
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Main electrical service is provided by 1200A 120/208V 3PH 4 W with 800A main breaker. Fluorescent and 
incandescent lighting throughout. Emergency light packs throughout. 

Site improvements include a paved parking lot with 24 parking stalls at the front and 7 parking stalls at the 
rear. The property is well groomed, landscaped, and contains many trees and foliage. An emergency vehicle 
access road has also been developed at the rear of the property. Site coverage ratio for the property is 32%.  
The improvements are felt to fully utilize the available site space and there appears to be minimal to no 
excess land component.   

Improvements to the surrounding area include a curbed cutter, sidewalk, storm drainage, asphalt paved 
roads & street parking, underground electrical, and streetlights.  

Overall, the improvements are considered functional and possess conforming market appeal in the area. The 
improvements are congruent with the low-income/subsidized nature of the facility.   

Age-life Analysis 
According to the applicant the original Center & South Wings had been built in approximately 1962 providing 
an actual age of 58 years. The North Wing addition was subsequently constructed in 1975 providing an actual 
age for the Wing of 45 years.  In 1993 the final addition of the West Wing was built providing an actual age 
for that Wing of 27 year. At date of inspection the building was considered to be in good condition and is felt 
to be built of quality construction methods. Significant upgrades and renovations were conducted over the 
lifetime of the building and the building appears modern within the interior. Accordingly, the effective age is 
estimated at 40 years. Seniors facility buildings such as the subject typically have an economic life of 55 years, 
providing a remaining economic life of 15 years to the building.  
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Property Use Description 
The subject property, known as “The Clover Bar Lodge,” is currently operating as a supportive housing facility 
which is owned by the “Pioneer Housing Foundation” and managed by the “Heartland Housing Foundation.” 
The Heartland Housing Foundation manages four seniors’ lodge-style living options in Strathcona County and 
Fort Saskatchewan, offering supportive living accommodations. Occupants are provided three daily meals, 
house-keeping services, staff care, and recreation coordination, which are included in the monthly rent. Cost 
ranges from $1,210 - $1,890 per month and a security deposit of $400.  

The subject property is partially funded by through government subsidies. The Heartland Housing Foundation 
is a non-profit organization catering their operations for low-income seniors where affordability is a major 
concern. Applicants must have an income below local income limits as determined by the market for the 
community. For Sherwood Park, a bachelor the income threshold is $36,500. The facility is funded by the 
Provincial Lodge Assistance Program. The funding falls under the Supplementary Accommodation Benefit, 
which supports seniors who reside in a designated supportive living or long-term care facility with monthly 
accommodation charges. The amount received is determined by; your personal income, maximum monthly 
accommodation charge as set out by Alberta Health, and monthly disposable income of at least $322. 
According to the financials supplied by the CEO of the Heartland Housing Foundation, 55% is paid for by the 
occupants with 15% provided by the “Lodge Assistance Program Grant” and 30% covered by the “Operating 
Municipal Requisitions.”   
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Assessment and Taxes 
The following assessment information was provided by the Assessment Department for Strathcona County.  

Assessment:  $6,507,000 
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PART FOUR – ANALYSIS AND CONCLUSIONS 

Economic and Market Overview 
Mounting evidence suggests that global economic growth contracted in Q1, marking the first quarter of 
contraction in 11 years. Although lockdowns are still in place across many parts of the world, some 
economies are now gradually starting to reopen. China and other Asian countries were the first to emerge, 
while some European countries, certain U.S. states, and much of Canada are now taking tentative steps to 
emerge. Although timelines remain vague in many places, Alberta has outlined a three-stage relaunch 
strategy in which we are currently in stage two. 

Against the backdrop of broader market volatility and uncertainty, direct investment in global commercial 
real estate dropped by 5% year-on-year in the first quarter. 

Debt markets have been digesting the impact of unprecedented policies, such as rent relief and forbearance, 
as well as central bank intervention in structured credit markets. Despite ample liquidity in debt markets, 
lenders remain in a phase of ‘price discovery’ and are focused on asset managing their existing portfolios. 
This has led to a greater scrutiny over leverage, and an emphasis on experienced sponsors, resilient sectors, 
and strong locations in quoting new deals. 

Global commercial real estate is still poised to see healthy investment over the medium to long term. 
However, the repercussions of the pandemic will be realized in the short term and will result in a drop-off in 
capital flows in the sector. 

The short-term effects for corporate occupiers are significant as their business-as-usual activities are 
impacted by changes occurring on a daily basis. The immediate shock of the outbreak is over, and the 
majority of occupiers are in response mode after a short phase of preparation and immediate actions. 
Operational resilience will be crucial to recover from the outbreak. Businesses will not go back to normal as 
we knew it before the outbreak, but will reinvent themselves to be more resilient, adapting their operational 
models to the ‘next normal’.  

COVID-19 has forced office tenants globally to navigate a constantly changing environment characterized by 
wholesale shifts to remote working, an inability to make future growth decisions, and questions surrounding 
the duration and severity of both the economic shock and the potential for a quick rebound. It is still too 
early to make bold predictions in terms of a shift in the quantum of space required by companies coming out 
of this crisis, but the physical office will take center stage in facilitating interaction and collaboration and, 
ultimately, in the health, well-being and productivity of employees. 

With more countries planning their COVID-19 exit strategies, retailers are testing pragmatic solutions to allow 
for a safe but gradual return of customers into their stores. Cash-flow concerns remain, particularly among 
retailers reliant on discretionary spending. Structural challenges vary by retailer type. Despite robust revenue 
growth in Q1, many grocery retailers have reported margin erosion as extra efforts have been required to 
keep stores supplied and online orders fulfilled during the crisis. Meanwhile, numerous fashion operators are 
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dealing with elevated levels of unsold inventory. Continued social distancing measures and start-up 
challenges across retailers’ supply chains will constrain their ability to swiftly return to full performance. In 
the longer term, retailers will shift their attention from cash preservation toward reviewing their strategies to 
drive sales. They will be keen to strengthen their ability to fulfill omni-channel purchases, including micro-
fulfillment, click-and-collect and product returns. 

Lockdowns and ‘shelter-in-place’ advisories continue to result in massive supply chain disruption across the 
globe. Occupier demand for industrial and logistics space across all regions has fallen, although the full 
impact has yet to be reflected in the numbers. Compared with the five-year quarterly average, U.S. net 
absorption in Q1 was down 9% and European gross take-up declined 13%; Asia Pacific net absorption was 
17% lower. There has been a spike in short-term warehouse demand directly linked to the immediate impact 
of COVID-19, due to the significant expansion of grocery spending, including online, and the need to support 
critical health services. Supply chain risk mitigation and resilience will become a key focus for operators. 
Additionally, trends already in evidence prior to the pandemic will accelerate, such as increased online 
penetration rates, expansion of online grocery, omni-channel retailing, and the integration of technology into 
warehousing. 

Since 2010, global investment in the multifamily sector has risen at an annual growth rate of 15.6%, putting it 
among the fastest-growing asset classes. Investors have flocked to the sector thanks to its mainly defensive 
qualities as well as the demographic and secular trends which have underpinned demand. Multifamily 
product is often desired due to its resilient characteristics. Markets with diversified economies, noteworthy 
tech and innovation sectors and/or affordable costs of living are already showing signs of that resiliency, such 
as Edmonton. If such trends persist, those cities will be poised to benefit from elevated investor interest for 
the foreseeable future. 

Despite ample liquidity on the sidelines, the effects of the COVID-19 pandemic will be realized in the short-
term and will result in a drop-off in capital flows into the sector. However, the overall trend has been for 
higher allocations to real estate, and we see no reason for this trend to reverse given the portfolio 
diversification benefits of the sector. 

Real estate fundamentals have remained stable and long-term risk/return variables have remained relatively 
durable. Real estate remains an attractive asset for stable long-term returns, which are not largely affected 
by short-term shocks. As money markets do poor, it also increases demand for real estate. Low interest rates 
have also made it even more attractive and are pulling through deals despite the disturbance. Capitalization 
rates will go up slightly in the short-term to account for the uncertainty surrounding the pandemic, but will 
come back down for 2021, as the economic environment stabilizes. 

There are little distressed sales in the market. There is no pressure to sell, so market participants are holding. 
Commercial transactions have been cut in half but are expected to recover in 2021 and normalize in 2022. 
This means that property values will probably not be taking any major dips in the short-term.  
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Alberta’s Gross Domestic Product is irrelevant at this point in time due to COVID-19. However, past data has 
indicated a consistent GDP of approximately $335 Billion over the past four years. Given the short-term 
nature of the pandemic, GDP will likely have a significant rebound in 2021 with near full recovery slated for 
2022.  

It is important to remember that the economic stall is temporary and not inherent to the economic system 
itself. Recovery will be seen in all sectors. However, retail markets will likely lag in their recovery. The 
property class is the most vulnerable to a decline in demand, as many businesses may fail in the short-term. 
These properties are likely to only remain vacant over the short-term however, as new businesses enter the 
market. Because of this, property values could take a hit within this asset class.  

On a year-over-year basis, Albertans paid 0.5% less in April 2020 for the goods and services that comprise the 
Consumer Price Index (CPI) than in the same month a year ago, while the national average CPI was down 
0.2%. In Alberta, Food had the largest increase (+3.7%), while energy (-26.0%) and transportation (-5.5%) 
decreased the most. 

Alberta's international merchandise exports were $9.13 billion in March 2020, a decrease of 13.3% over 
March 2019. Canadian exports decreased by 8.6% over the same period. In Alberta, the only year-over-year 
gain was in farm, fishing, and intermediate food products (+12.2%), while the largest declines included 
energy products (-17.2%) and Industrial machinery, equipment and parts (-16.8%). 

In March 2020, the value of Alberta's manufacturing sales decreased by 11.1% from March 2019 to $5.8 
billion. Food products (+17.3%) was the only category to see an increase, while Petroleum and coal products 
(-39.1%) had the largest decrease. 

In March 2020, the value of Alberta wholesale trade decreased by 4.5% to $6.5 billion compared to March 
2019. Nationally, wholesale trade decreased by 0.3% over the same time period. 

Alberta's retail trade value decreased by 13.7% in March 2020 compared to March 2019, to $5.9 billion. 
Nationally, retail sales decreased by 8.4% over the same time frame. In Alberta, food & beverages (+22.0%) 
saw the largest increase, while clothing and accessories had the largest decrease (-57.6%).  

Housing starts in Alberta dropped from 2,060 to 1,946 year over year in April, a -5.5% change. In March 2020, 
Alberta municipalities issued $920.0 million in building permits, an increase of 0.2% from March 2019. 
Nationally, building permits decreased by 11.4% over the same time period. 

The dollar value of homes sold in Alberta through the Multiple Listing Service (MLS) decreased 10.9% to $1.4 
billion in March 2020 compared to the same time period a year earlier. 

In the fourth quarter of 2019, net migration into Alberta totaled 12,015, compared with a net inflow of 8,313 
in the same quarter of 2018, an increase of 44.5%. Net inter-provincial migration into Alberta was +2,252 in 
the fourth quarter of 2019, up from +780 a year earlier. Net international migration reached 9,763, increasing 
42.7% from 6,841 net international migrants entering Alberta a year earlier. Nationally, net migration rose 
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46.4% in the fourth quarter of 2019 compared to the same time last year. Net migration is the major factor 
for investor interest in redevelopment property. In Q1 2020, Alberta's population reached 4.41 million, up 
77,378 or 1.8% from Q1 2019.  

In February 2020, average weekly earnings in Alberta were $1,193, a 3.6% increase from February 2019. 
Nationally, average weekly earnings were $1,051 in February 2020, up 3.6% from the same period in 2019. 

In April 2020, Alberta's seasonally adjusted unemployment rate was 13.4%, up from 6.7% in April 2019. The 
national unemployment rate was 13.0% in April 2020, 7.3 percentage points higher than the same period in 
2019. 

Total employment in Alberta decreased by 243,800 jobs between March 2020 and April 2020. On a year-
over-year basis, employment decreased by an unprecedented 381,900 jobs or -16.2% in April. Over the same 
period, Canada's employment decreased by 15.0% or by 2,856,700 jobs. 

The timing of jobs coming back is currently uncertain, however, our forecasts and those of many other 
prominent economists predict that there will not be a second wave and that employment growth will 
increase significantly in 2021 and return to pervious averages by 2022.  

Currently, there is likely little to no migrants coming into the province either nationally or from abroad. 
However, interprovincial migration will pick up soon as people move in search of job opportunities. 
Immigration into the Country will likely increase in 2021, as travel restrictions are lifted. 

Housing starts have been pushed back until an increase in demand is seen. Demand is likely to lag until 2021 
when purchasers feel more comfortable and secure with employment. However, the risk involved in housing 
development has remained relatively stable and rental payments over April & May have been strong at 
around 97%. This could change depending upon the socio-economic position of the renter.  

Overall, the real estate market will not be carnage. There may be a short-term dip, but the market will come 
back in a timely manner.  

Development horizons have been pushed back (likely a year) and subsequently will have a year of 
appreciation cut from the land value. This means that the property will likely see little to no appreciation in 
2020 but will maintain its value over the year and will begin to appreciate again in 2021. 

Although housing prices may drop this does not have drastic negative effects on the land value. In fact, this 
could lead to the property being worth more because there could be a demand for smaller homes, which 
means you can get more value out of the land. (Multi-family, townhouses, etc.) Multi-family purpose-built 
rentals in particular are and will continue to be a highly demanded asset class. This is because of the 
durability of the asset through times of economic downturn when rentals are in higher demand due to the 
markets inability to purchase real estate. It will also depend on migration into the Country and when borders 
will re-open and what policy will be. The Liberal Government has made no indication of keeping borders 
closed long-term and is contradictory to their overall political position. 
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Oil prices rose once again on increasing odds of an OPEC+ extension. WTI is now nearing $40 per barrel, a 
remarkable comeback after crashing below $20 per barrel a little more than a month ago. Saudi Arabia and 
Russia are close to inking a two-month extension of the current oil production cuts, extending the agreement 
through September 1st. Saudi Arabia wants an extension through the end of the year while Russia has 
favoured easing the cuts in July. A two-month extension would be a middle-ground compromise.  

Oil prices are forecast to continue to increase as Global economies come back online. However, it is unclear 
to what extent. We anticipate that the WTI price of oil will recover to around $50/bbl by the start of the Q4 
of 2020. Alberta has seen significant oil shocks over the last 5 years and most companies that have been 
resilient throughout this period will likely be able to weather this short-term drop in oil prices.  

In 2021, investment in Alberta was forecast to recover to near 2019 levels at $59.6B (based on investment 
intentions for 2020), with a 1.7% increase in investment intentions in the oil and gas extraction industry. 
Construction spending is expected to increase by 4.0%, while spending on machinery and equipment is 
expected to decline by 9.2%. Investment in utilities is expected to see significant growth in 2020, increasing 
23.4% to $4.6B. Large increases are also expected in professional, scientific & technical services (up 42.9%), 
paper and pulp manufacturing (up 18.3%), and administrative & waste management services (up 16.4%). 
Large declines are expected for mining and quarrying - except oil and gas (down 54.6%), food manufacturing 
(down 42.3%) and non-metallic minerals (down 28.2%). 

Oil production in Alberta was 17.7 million cubic metres in March 2020, up 3.3% compared to March 2019. 
Non-conventional (or oil sands) production, which constituted 84% of all oil production in Alberta in March 
2020, increased by 4.1% year-over-year, while production of conventional oil was down 0.8% over the same 
time frame. 

Although significant possible scenarios exist for the short-term future of the economy, which much of is 
dependent of external environmental factors, real estate fundamentals remain strong. Long-term stable 
investment horizons have brought attention from investors searching for certainty in uncertain times. Retail 
markets, however, have a large question mark over them in terms of their recovery and timeliness in filling 
space of businesses that were turned on their head by the COVID crisis. This will depend largely on 
consumer’s willingness to circulate money, and their perceived income security. Until economies have come 
back online to near full capacity, it will be difficult to gauge what businesses will be affected the most. 
However, the luxury goods and discretionary markets will be hit harder. It is our estimate that 20% of brick n’ 
mortar businesses will fail in the short-term, which translates to a 20% vacancy for retail property. Many 
landlords, in an attempt to avoid vacancies have given private concessions or short-term lease renegotiations 
to tenants. Because these concessions are unavailable to the public and because very few transactions have 
or will occur, it is unlikely to have drastic effects on real estate values. However, that is not to say that some 
spooked vendors will concede on value and unload their assets a below market prices. These “distressed 
sales” could occur for numerous reasons, but a major one is semi-retired boomers looking to escape the 
uncertainty, as well as large corporate investors trimming an overstretched portfolio.   
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We are currently in a price discovery phase in which most vendors are reluctant to sell, and purchasers are 
paranoid of overpaying. Coupled with this, banking institutions are hesitant to lend despite pressure and 
incentives from the Government. The perceived uncertainty presents a significant risk to lenders who are 
already experiencing the fall out of businesses going under and being stuck with bad debt. As previously 
mentioned, this creates a non-active market, where little to no transactions are completed and those that 
are, are likely forced or distressed sales, which do not give an accurate depiction of fair market value. Real 
estate markets take time to adjust to economic fall outs and will filter into their valuations over the course of 
the year. However, real estate fundamentals remain stable and it is unlikely that they will take a significant 
hit over the medium term. Valuations may decline in the short-term to account for the uncertainty and risk 
perceived in the market, which will be seen in a slight increase in vacancy rate allowances and capitalization 
rates. These reduced transaction prices will be in such little volumes that they should be considered 
distressed sales. Because COVID is an external environmental force, once the issue has been resolved 
business should stabilize and property values will recover. The lack of transactions and short-term nature of 
the circumstances would make any drop in values somewhat irrelevant to the long-term nature of real estate 
assets. Private real estate markets, unlike the stock exchange, operate outside emotional influence. Right 
now, market participants are taking a “wait & see” approach to avoid any pricing dislocations, which will 
likely occur until the end of the summer. The market should be considered frozen with current fair market 
valuations around where they were pre-COVID.    

For seniors housing specifically, COVID-19 has presented challenges in maintaining safety within facilities. 
Seniors are considered to be vulnerable to the complications of the virus and notably have prior health issues 
that combined with the virus are fatal. We have seen major tragedies around the world with COVID infecting 
and spreading through senior facilities, causing many unnecessary deaths. Policies surrounding visitor 
frequency, health screening, and resident interaction have been implemented across the country. It is 
uncertain at this time how drastically this will affect the revenue of the of such facilities.  As we have seen, 
COVID has accelerated previous trends and has brought the anticipated future to the present in many ways. 
This is likely to be no different for the seniors housing. In-Home-Care or Home Support had been increasing in 
popularity, as an alternative to a facility due to changing client preferences, stronger public support, and 
perceived lower costs. This home care trend will surely be accelerated, as the perception of senior facilities as 
safe places diminishes with the COVID outbreak. Public pressure to provide government funding for home 
care programs is likely to increase in the post-COVID era. In the next section I will go over the seniors housing 
industry and trends prior to the COVID-19 pandemic.  
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SENIORS HOUSING: INDUSTRY OVERVIEW AND TRENDS  
Historically, offerings of senior’s care with housing was somewhat an all or nothing proposition. On the one 
end you had facilities to accommodate of needs of daily living with no provision for care and on the other 
side you had a lodge or nursing home with full-time comprehensive care that seniors were expected to move 
to. In more recent times policy and consumer preferences have since shifted emphasis to a concept labelled 
“aging in place.” This means that seniors should ideally be able to remain in their preferred living 
environments as long as possible. Multi-level care facilities or continuing care retirement community 
developments attempt to provide graduated levels of care in a single facility, which is quickly becoming the 
industry standard.  

The figure below illustrates the continuum of housing, care, social, and financial needs for seniors. As you 
move closer to the center, a greater level of support and intervention is necessary.  
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Seniors housing can be broadly classified into three categories according to the clients’ continuum of needs: 

- Independent Living  
- Supportive Housing and Assisted Living  
- Facility Care and Special Needs 

Independent Living facilities are designed for active seniors with services typically limited to recreation, 
transportation, and building/yard maintenance. The living units often provide dining, housekeeping, and 
laundry services, with some facilities offering additional personal assistance services.  

Supportive Housing is described by the Canadian Institute for Health Information as neither fully independent 
living nor residential care. Supportive housing combines permanent housing with access to supportive 
services. Ideally, it integrates accommodations with access to a comprehensive and coordinated package of 
services (homemaking and personal care) and community programs necessary to support health and well-
being. This category is congruent with the “aging in place” preference previously described.  Assisted Living is 
similar to supportive housing, in that it involves the delivery of personal support and health services in a 
home-like environment. It provides a special combination of housing, personalized supportive services, and 
health services, designed to maintain independence, privacy, and dignity.  

The range of seniors housing alternatives is continually evolving in response to broadening client demand, 
changes in federal and provincial government policies, changing demographics, and extended life 
expectancies. Some examples include cooperative housing, home sharing, rental housing, group homes, 
retirement villages, retirement subdivisions, condominium retirement communities, life lease, equity coops, 
co-housing, naturally occurring retirement communities, and continuing care retirement communities.  

Facility Care and Special Needs can be publicly or privately funded and are regulated under applicable 
provincial legislation. Care Facilities are normally a licensed residence where health services and assistance 
with activities of daily living are provided by skilled health care disciplines. Special needs, “residential care,” 
or “long-term care” facilities provide various levels of nursing care and may offer special care units for 
dementia, palliative acre for end-of-life, and respite care to temporarily relieve supporting caregivers. 

 

Seniors demographic trends as demonstrated in the figure below indicate that the number of seniors in 
Canada aged 65 years or older tripled from approximately 2 million in 1976 to 6 million in 2016. Forecasts 
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expect this to reach 10.4 million by 2036 and about one in four Canadians are expected to be 65 or over by 
2051.  

 

This figure illustrates the importance of bringing attention to seniors housing. The baby boomers are the 
most obvious demographic that will shape this industry. However, the bulk of the baby boomer generation 
are still too young to pursue seniors housing and many of which are still caregivers to their parents. Their 
influence will be significant but to what extent the level necessary care and where or what that may look like 
is a big question. What is clear is the senior’s population is growing, experiencing its largest growth in history 
from 2011 to 2016 increasing nearly 20%.  

The senior profile is changing, and seniors are remaining active and independent until elderhood and living 
much longer. Given the rate of technological advancement this trend is likely to continue with age-life 
expectances increasing. Today’s image of seniors is no longer the frail, poor, and needing of support, it is as a 
wealthy, capable, and independent image. Over the past two decades, the incomes of Canadian seniors have 
risen faster than those under the age of 65. Low debt and appreciating assets have contributed to this 
growth.  

Simple demographic analysis implies that our aging population should drive almost unlimited demand for 
seniors housing and care facilities. However, the reality is more complicated than that. Seniors are 
demanding a wider range of higher quality housing/care products & related amenities and are more capable 
to pay for what is available. Seniors housing markets can be subject to misleading demographic information 
and overly optimistic perceptions of market demand. It is estimated that 93% of people die while still residing 
in their homes, and of the other 7%, only a portion will require institutional care facilities.  

The figure below presents an Urban Futures Institute study that projects seniors housing demand by type and 
tenure to 2035. The demand for accommodation in collective and institutional dwellings is forecast to 
increase but is dwarfed by the other housing segments. Further, the chart shows behavioural changes in 
seniors housing. Seniors tend and will continue to remain in ground-oriented, owner-occupied private homes 
longer than in the past. According to Statistics Canada, approximately 92% of seniors aged 65 or over in 2011 
lived in private households. Increasingly, the seniors residing in collective and institutional dwellings are 
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those who lack the ability to live independently. The study serves to highlight the reasons for the changes in 
the provision of seniors housing. While the traditional forms of nursing and care home accommodation will 
remain important, the focus will be on those most in need of care. The growth areas in seniors housing may 
be private housing that offers additional services of value to the community, including safety oversight, 
flexible and optional medical assistance, concierge services, and social and recreational engagement 
opportunities.  
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Land Use Controls  
Under the Strathcona County’s Land Use Bylaw, the subject property is currently classified Public Service (PS). 
The purpose of this Zone is to provide for a broad range of public and private institutional and community 
uses and facilities. 

 

More information on this Bylaw including permitted & discretionary uses, subdivision regulations, 
development regulations and site requirements can be found within the addendum to this report.  

The subject is located within the Urban Service Area Structure Plan for Sherwood Park, which delineates the 
development guidelines for the area.  Its goal is to ensure the viability of the Hamlet by requiring: 

1. Area Structure Plans and/or Area Redevelopment Plans for the Urban Service Area. 

2. the monitoring of urban growth patterns and land use over the life of this Plan. 

3. future development be phased in a manner that results in contiguous extensions of existing urban 
development. 

4. a diversity of parks in terms of size, scale and activities that serves the needs of residents within 
neighbourhoods, communities and larger regions of the Urban Service Area. 

5. that rezoning for new development of the following uses shall be directed outside of the Heavy Industrial 
Transition Overlay: 

a. residential; 

b. large indoor/outdoor assembly (e.g. stadiums, arenas or theatres); 

c. uses which cater to temporarily or permanently confined, disabled or incapacitated people (e.g. hospitals, 
extended care or emergency response organizations); uses which cater to small children or the elderly (e.g 
child-care or senior centres); 
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e. buildings which present difficulties in the event of evacuations (e.g. hotels or high-rise office buildings); 
and 

f. uses which create the potential for large numbers of people to remain on site for long periods of time (e.g. 
schools, recreation facilities and shopping centres). 

6. that the Land Use Bylaw incorporate regulations within the Heavy Industrial Transition Overlay that direct 
development to develop at a scale which: 

a. reduces the risk to public safety; and 

b. enables emergency management to be implemented in event of an industrial accident. 

7. that new urban subdivision and development be designed to mitigate potential land use conflicts with 
adjacent land uses in the Rural Service Area. Support viability in the long term by considering: 

8. the use of all available tools in addition to municipal reserves to acquire or gain access to lands for park 
and recreational use, including: 

a. donations; 

b. bequests; 

c. long-term leases; 

d. joint use agreements; and 

e. amenity contributions. 

The development appears to conform with the PS Land Use Bylaw and Municipal Development Plan. 
Therefore, the current development is considered to be legally permissible.  
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Highest and Best Use as if Vacant 
The highest and best use of real property is defined in “The Appraisal of Real Estate”, 2nd Canadian Edition, 
2002, as: 

“That reasonably probable and legal use of vacant land or an improved property 
which is physically possible, legally permissible, financially feasible, and that 
results in the highest value.”  

Important factors to consider in highest and best use analysis include land use classification, location, 
developable site area, conformity with existing uses, development potential, and economic influences. 

In the preceding sections of this report, the writer has basically outlined all of the physical characteristics of 
the subject site. The immediate area is predominantly developed and zoned for commercial & residential 
developments of varying size & type, providing adequate access and exposure onto arterial roadways in the 
area.  

Physically possible  

The large 2.89-acre site size is suitable for a significant density and would permit a mixed-use 
commercial/residential multi-family building, group home, or multi-unit care facility.  

Legally permissible  

The Public Service land use bylaw only permits governmental, institutional, private, community, or public use 
developments. Within the permitted and discretionary uses the most suitable for the property’s location are 
affordable or supportive housing, health or medical services, special educational facilities, and special care 
centres.  

However, given the limited potential of the site under the PS ordinance, it is highly probable that the 
government would permit a rezoning of the property to a commercial use, multi-family, or direct control 
provision to garner the highest market value possible in the event that it would be listed on the open market.    

Maximally productive  

The most productive use of the property would be to develop as a mixed-use commercial/residential multi-
family development, which could include a senior housing or special needs facility with accompanying 
medical and care services on the main level.  

Financially Feasible 

Housing, in particular purpose-built multi-family development remains in high demand from institutional 
investors, as the stable long-term returns make the asset incredibly attractive. High density housing is also in 
high demand from a user standpoint, as owner/renters are seeking more affordable living accommodation in 
central areas.  It is important to emphasize that this also includes an independent or supportive senior living 
facility. 
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A mixed-use commercial/residential building would be suitable for the area, as it is in a residential 
neighbourhood near commercial and recreational amenities and would serve the growing population. These 
improvements are felt to be physically possible, legally permissible, maximally productive, and financially 
feasible. Therefore, the Highest and Best Use of the property “As Vacant” is found to be as a mixed-use 
commercial/residential development under the current PS zoning bylaw or a rezoning amendment to a Direct 
Control or multi-family zoning. 

Highest and Best Use as Improved 
The definition of highest and best use applies specifically to the highest and best use of land. It should be 
noted, in the case where a site is improved, that the highest and best use may very well be determined to be 
different from the existing use. The existing use will continue, however, until the land in its highest and best 
use exceeds the total value of the property in its existing use. 

According to the Dictionary of Real Estate Appraisal, the Highest and Best Use as improved is defined as: 

“The use that should be made of a property, as it exists. An existing improvement should be renovated or 
retained “upon completion” so long as it continues to contribute to the total market value of the property, or 
until the return from a new improvement would more than offset the cost of demolishing the existing 
building and constructing a new one.” 

In the preceding sections of this report, the writer has basically outlined all of the physical characteristics of 
the Subject property. The property can be described as a 39,977 sq.ft. government subsidized long-term care 
facility on a 2.89-acres lot. The current improvements appear to conform to the PS Zoning Bylaw, Urban 
Service Area Plan, and Municipal Development Plan.   

The improvements are in conformity with surrounding developments and are considered functional and 
economic in their current use. The overall return on the improved property is more than the that of the 
vacant land at this time, and therefore the buildings do contribute value. The value in its currents use is 
higher than the land as vacant. The remaining economic life of the current improvements does not permit 
demolition and redevelopment at this time. Because the current improvements contribute value to property, 
the Highest and Best Use is “As Improved”.  
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Appraisal Procedures 
In appraising real property, there are three basic methods which will be applied to arrive at an estimate of 
market value. These methods are: 

 The Cost Approach 
 The Direct Comparison Approach 
 The Income Approach 

 
The Cost Approach involves estimating the reproduction cost new of the structure on the site reflecting all 
costs which may be incurred to build the improvements in question at today’s rates as indicated by a 
comparative analysis and costing services. These costs are then depreciated according to the physical, 
functional, and locational obsolescence which has accrued throughout the life of the structure. The estimate 
of land value, as if vacant, plus the depreciated value of the site improvements are then added to yield an 
estimate of value by the Cost Approach.  This approach to value is most applicable on newer buildings where 
one can accurately account for the accrued depreciation.  

The Direct Comparison Approach to value involves the analysis of similar properties which have either 
recently been sold or are currently offered for sale and comparing each of them to the subject. Adjustments 
are then applied to account for differences, if any, between the comparable and the subject property. 
Comparison of the indices to the subject is then supported by reducing the sales figure to a unit value. This 
approach is considered an excellent indicator of value when sales data is available. 

Finally, the Income Approach involves estimating the gross income that the subject is capable of producing. 
The gross income is then adjusted to reflect those losses due to vacancy and bad debts. From the resulting 
figure, the annual expenses which are normalized from the market for the subject property type in its locale 
are deducted to yield a net operating income before debt service. At this point, one of several techniques is 
used to arrive at an overall capitalization rate which is applicable to the subject and which is used to estimate 
the market value of the subject property. Often, in support of the overall capitalization technique, either an 
equity rate analysis or a discounted cash flow analysis may be undertaken. These methods effectively measure 
the impact of financing and the reversionary value.   

Values and opinions contained in this report are based on market conditions as at the time (effective 
date) of this report. This report does not provide a prediction of future values. In the event of market 
instability and/or disruption, values and opinions may change rapidly and such potential future events 
have NOT been considered in this report. As this report does not and cannot consider any changes to 
the property or market conditions after the effective date, clients and intended users are cautioned in 
relying on the report after the effective date noted herein. 
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The Cost Approach 
LAND VALUE  
In estimating a value applicable to the subject site as vacant, the comparative sales method has been chosen. 
This method involves the analysis of other unimproved sites mainly located within Sherwood Park & St. 
Albert. By a process of adjustments for dissimilarities, the sales data is interpreted to develop an indication of 
the relative value for the lands under scrutiny. In making the appropriate adjustments, such factors as the 
time element, location characteristics, and physical characteristics are taken into consideration. Our survey of 
recent sales, listings, offers to purchase properties provide useful benchmarks of value for the subject 
property and includes the following: 
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1. Property Information 
Address: 75 Salisbury Way - Sherwood Park 
Description: Commercial 
Sub-Division: Sherwood Park Legal Description: 13/3/1522100 
Sale Information 
Site Area: 29,062 Sq.Ft. Zoning Class: UV4 "Area 11" 
Year Built: Sale Price: $1,250,000 
Unit Value: $43.01/Sq.Ft. Sale Date: 11/24/2018 
Sale Terms: Cash 
Transfer#: 182297278 LINC#: 0036663342 
Assessment: Taxes: 
Vendor: Canadian Civil & Concrete Contractors Group Ltd Shareholder: Jose 
Rincon 113, 2588 Anderson Way SW, Edmonton, AB T6W 0R2 
Purchaser: 75 Holdings Inc Director: Zaheera Jiwaji 101, 9815 96A St., 
Edmonton, AB T6A 4A3 
Improvements 
Servicing: 
Proposed Development: Retail development (Salisbury Centre Plaza- 2 buildings (6,598 sq.ft. - 3 bays & 2,000 sq.ft. 
- 1 bay). 
Encumbrances: 
Future Land Use: 
Site Improvements: Dirt 
Comments 
Interior site. 

 

-82:1 547Ā. 7;36893Ā0-) Ā$ -!%"&/ Ȁ'-"(Ȁ$/ #(Ȁ* ((,Ȁ. (/  "+ -/ '/ . +



42 
 

Bowen & Associates Ltd. 

2. Property Information 
Address: 140, 115 Tisbury St - Sherwood Park 
Description: Commercial 
Sub-Division: Sherwood Park Legal Description: Pt 1/6/1525196 
Sale Information 
Site Area: 3.01 Acres Zoning Class: UV4"Area 9" 
Year Built: Sale Price: $3,600,000 
Unit Value: $27.46/Sq.Ft. Sale Date: 02/19/2020 
Sale Terms: Cash 
Transfer#: 202039067 LINC#: 0038481081 
Assessment: 3,630,000 Taxes: 48,113.83 
Vendor: Campbelltown Village Developments Ltd Director: Daryl Katz P.O. 
Box 310, Edmonton Main, Edmonton, AB T5J 2J6 
Purchaser: 115 Holdings Inc Director: Zaheera Jiwaji 101, 9815 96A St., 
Edmonton, AB T6A 4A3 
Improvements 
Servicing:  
Proposed Development: Holding property 
Encumbrances: 
Future Land Use: 
Site Improvements: Dirt 
Comments 
Corner site. Frontage to Wye Road - 27,552 VPD(2018). 
 

-82:1 547Ā. 7;36893Ā0-) Ā$ -!%"&/ Ȁ'-"(Ȁ$/ #(Ȁ* ((,Ȁ. (/  "+ -/ '/ . +



43 
 

Bowen & Associates Ltd. 

3. Property Information 
Address: Edgar Lane & Emerald Drive - Sherwood Park 
Description: Multi-Family 
Sub-Division: Sherwood Park Legal Description: 13/155/1524820 
Sale Information 
Site Area: 1.51 Acres Zoning Class: UV2"Area 11" 
Year Built: Sale Price: $2,700,000 
Unit Value: $41.05/Sq.Ft. Sale Date: 03/17/2020 
Sale Terms: Cash 
Transfer#: 202060944 LINC#: 0036909901 
Assessment: Taxes: 
Vendor: Emerald Hills Urban Village Holdings Ltd Shareholder: Christine 
Dirksen 5410 97 St., Edmonton, AB T6E 5C1 
Purchaser: Five Point Consulting Ltd Shareholder: Evalene Anderson P.O. Box 
5251, Edson, AB T7E 1T5 
Improvements 
Servicing: 
Proposed Development: Holding property 
Encumbrances: 
Future Land Use: 
Site Improvements: Dirt 
Comments 
Irregular shaped site. 
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4. Property Information 
Address: 10 Salisbury Way - Sherwood Park 
Description: Multi-Family 
Sub-Division: Sherwood Park Legal Description: 1/4/1120565 
Sale Information 
Site Area: 1.77 Acres Zoning Class: UV4 "Area 4" 
Year Built: Sale Price: $2,900,000 
Unit Value: $37.61/Sq.Ft. Sale Date: 06/25/2020 
Sale Terms: Cash 
Transfer#: 202132400 LINC#: 0034662859 
Assessment: 2,700,000 Taxes: 10,669.23 
Vendor: Amrik Salisbury Ltd Shareholder: Manita Gill 2908, 1111 Alberni St., 
Vancouver, BC V6E 1A3 
Purchaser: 2229138 Alberta Ltd Shareholder: Kulwinder Baidwan 1292 Latta 
Crescent, Edmonton, AB T6R 3T2 
Improvements 
Servicing: 
Proposed 
Development: 
Holding property 
Encumbrances: 
Future Land Use: 
Site Improvements: Dirt 
Comments 
Limited exposure to Wye Road. 
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5. Property Information 
Address: 250 Bellerose Drive/300 Orchard Court - St. Albert 
Description: Multi-Family 
Sub-Division: St. Albert Legal Description: 1B/1/1224934; 
2A/1/1021490 
Sale Information 
Site Area: 8.3 Acres Zoning Class: DC 
Year Built: Sale Price: $13,116,500 
Unit Value: $36.28/Sq.Ft. Sale Date: 12/02/2019 
Sale Terms: Cash 
Transfer#: 192291519 LINC#: 0035486117 
Assessment: Taxes: 
Vendor: 1806955 Alberta Ltd Shareholder: Lee Nilsson Box 283, Clyde, AB 
T0G 0P0 
Purchaser: Riverbank Landing JV Limited Director: Dan O'Brien 205, 52328 
Hwy 21, Sherwood Park, AB T8B 1J9 
Improvements 
Servicing: 
Proposed Development: Holding property 
Encumbrances: 
Future Land Use: 
Site Improvements: Treed. 
Comments 
Exposure to the Sturgeon River. 
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Comparable Adjustments  
Index 
No.1  

Index 
No.2 

Index 
No.3 

Index 
No.4 

Index 
No.5 

Unit Price $43  $27  $41  $38  $36  

      
Property Rights Conveyed      
Financing Terms      
Conditions of Sale      
Adjusted unit price      
Expenditures made immediately after 
purchase       
Adjusted unit price      
      
Market Conditions 0% 0% 0% 0% 0% 
Adjusted unit price $43  $27  $41  $38  $36  
Location 0% 0% 0% 0% 0% 
Adjusted unit price $43  $27  $41  $38  $36  

      
Transactional Adjusted Unit Price $43  $27  $41  $38  $36  

      
Physical Characteristics      
Site Size -25%    20% 
Quality      
Services & Buildings      
      
Zoning      
      
Economic Characteristics      
DOM      
Use      
      
Non-realty components of value      
      
Total adjustments -25% 0% 0% 0% 20% 
Non -adjustment values $43  $27  $41  $38  $36  
Adjustment values $32 $27 $41 $38 $44 
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Index 1 & 2 represent commercial retail property and are located near the subject site. However, the property 
use for these sites are not the same as the highest & best use of the subject’s site. Therefore, they will not be 
used in the final analysis. Index 3 & 5 represent multi-family development sites within Sherwood Park, which 
are seen to be similar to that of subject in terms of use. Index 5 is significantly larger than the subject site. Due 
to scale economies larger parcels generally reflect a smaller unit value, warranting a large upward adjustment 
for size. Index 4 also represents a multi-family development site but is located in St. Albert, which is similar to 
Sherwood park in terms of economic conditions and proximity to the City of Edmonton. Therefore, this is seen 
to be a good indicator of value. The average of the Index 3 -5 will be used to determine an applicable unit value.  

Accordingly, an applicable unit value for the subject site as vacant is $41/sq.ft. or $5,161,141. 

Vacant site value as indicated by direct comparison: $5,200,000 
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COST ANALYSIS 
The second step in the Cost Approach involves estimating the reproduction cost new of the improvements. 
This reproduction cost is then depreciated according to the physical, functional, economic, and locational 
obsolescence inherent in the property. This depreciated cost of improvements is then added to the estimate 
of the site value as though vacant, to yield an indication of the market value for the subject property. 

In estimating a replacement cost applicable to the structure, the writer has used the construction costs 
provided by the applicant, consulted builders familiar with commercial construction, and made reference to 
the Cuthbert Smith Construction Cost Guide 2020 and the Altus 2020 Construction Cost Guide.  

Depreciation has been applied in an accordance with the age/life analysis. 

A summary of the cost analysis is presented below. 
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Summary of Cost Analysis     
100 Fir Street      
 Sherwood Park, Alberta      
       

Reproduction Cost New  Sq.Ft.  
Cost per 
sq.ft.  

 Commercial Building  39,997 @ $200 $7,999,400 

 Soft Costs    @ 10% $799,940 

     Total RCN: $8,799,340 
Less: Depreciation      
       
 i) Physical Deterioration      
       
 Actual Age: 58 years      
 Effective Age: 40 years      
 Remaining Economic life 15 years      
 Depreciation:  73%     
 Total RCN x Depreciation     -$6,399,520  
       
 ii) Functional Obsolescence    $0   
       
 iii) External Obsolescence 10%   -$879,934  
       

Total Depreciation      
-

$7,279,454 
Depreciated Cost of Improvements     $1,519,886 
Add:       
Depreciated Value of Site Improvements     $50,000 
Depreciated Value of Services     $60,000 
Site Value (as vacant)     $5,200,000 
Value by Cost Approach     $6,829,886 
Rounded to     $6,830,000 

 

Value as indicated by the Cost Approach: $6,830,000 
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The Direct Comparison Approach 
The Direct Sales Comparison Approach to value involves the analysis of similar properties which have either 
recently been sold or are currently offered for sale and comparing each of them to the subject. Adjustments 
are then applied to account for differences, if any, between the comparable and the subject property. 
Comparison of the indices to the subject is supported by reducing the sales figure to a unit value. The common 
unit of measurement applicable for commercial buildings is price per square foot. 

Following are documented sales of comparable commercial properties considered similar to the subject on a 
physical basis.  
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INDEX PROPERTY NO. 1 
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INDEX PROPERTY NO. 2 

  

Communications with the facility has indicated a total number of suites at 132 Units. 

$152,442/Unit  
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INDEX PROPERTY NO. 3 
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Index Property No. 4 

  

DocuSign Envelope ID: 40D1526F-7D28-4F38-A88C-E8F02BDF7FEB



55 
 

Bowen & Associates Ltd. 

 

The preceding has documented four sales of a seniors housing facilities. It should be noted that market 
activity within the seniors housing sector is soft, which can be attributed to the stable long-term investment 
attributes of the property type. Because of this only four relevant sales of senior’s accommodation were 
extracted from the market.  

Index 1 represents a facility with similar use & attributes as the subject, operating as assisted living 
accommodation. However, the sale is over ten years old and therefore, required a significant upward 
adjustment to account for the difference in market conditions. Due to scale economies, larger buildings 
generally have a smaller unit value, warranting an upward adjustment. The aesthetic appeal of the subject is 
considered superior to the index, as does the age/condition of the facility. After application of the 
adjustment a unit value of $87,861/suite has been indicated by the index. 

Index 2 represents an “age-in-place” long-term care facility. This facility is superior to the subject in terms of 
age/condition, building features, and overall quality of accommodations. It also represents an older sale, 
warranting an upward adjustment to account for market conditions. After application of the adjustment a 
unit value of $93,904/suite has been indicated by the index. 

Index 3 represents a facility similar to index 2. However, this index represents a more recent sale. A 
downward adjustment for market conditions was warranted to account for the COVID related economic 
uncertainty.  After application of the adjustment a unit value of $95,192/suite has been indicated by the 
index. 

Index 4 represents a high-end “age-in-place” facility with residential care. This facility has a much higher level 
of care than the subject and includes many amenities and diligent nursing care services. It is considered 
significantly superior to the subject in this regard. The age/condition and overall quality of the improvements 
are also significantly superior.  After application of the adjustment a unit value of $87,231/suite has been 
indicated by the index. 

Adjusted unit values range from $87,000/suite to $95,000/sq.ft. with an average of $91,000/suite. 

The average appears to be a reasonable representation of market reaction to the subject space and will be 
applied to the analysis.  

Based on these findings, it is in the writers considered opinion that an adjusted unit value of $90,000/suite is 
reflective of the market and are most applicable.  

These unit value will be applied within the following calculation: 

75 suites @ $90,000 = $6,750,000 

VALUE AS INDICATED BY DIRECT COMPARISON:  $6,750,000  
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Income Approach 
Property value is predicated on the present or discounted worth of the future net earnings that a property may 
be reasonably expected to produce during its remaining economic life. 

Usual steps involved in developing a value estimate by this approach are: 

1. Estimate the total annual gross income of the property 
less allowance for future vacancies and bad debts. 

2. Estimate the total annual operating expenses. 
3. Calculate the annual net operating income (gross 

income minus expenses). 
4. Select an appropriate capitalization rate. 
5. Select an appropriate method of capitalization. 
6. Using a suitable procedure, convert the anticipated 

annual net operating income stream into an indication 
of the capital value of the property. 

 
The main objective of the Income Approach may be defined as estimating the present worth of future net 
benefits. The income theory states that the value of any income-producing property is controlled by the quality, 
quantity, and durability of its income stream. The Income Approach rationally assumes that there is a 
relationship between the net annual income that a property is capable of producing and its value at any given 
period of time. The rental income of a property will generally reflect all types of depreciation and amenities 
inherent in the property.  

Generally, investors seeking investment property are primarily interested in the asset’s income-producing 
capability. The interrelationship of the income and expenses necessary to maintain the real property and 
sustain this income directly impacts value. An asset that generates more net operating income than a similar 
investment alternative will generate more appeal to investors. However, the quality of the income stream 
must be considered, relative to potential vacancies or collection losses, and the management requirements, 
e.g. higher than market rent may mean more vacancies or difficulties in collecting rent.  

As an income producing property, the critical factors affecting a seniors’ facility’s value are rental rates and 
occupancy. The analysis of the historic occupancy and vacancy rates for the facility will be conducted. A 
projection will be concluded as to what the normal vacancy rate will be for the building, considering the 
history of the facility, market competition, and possible future competition.  

Completing an income analysis requires the estimation of market rents, expenses, and a vacancy allowance 
to arrive at an appropriate calculation of net operating income. These estimations have been derived from 
the historic financial documents over the last three years and comparable property data. A normalization of 
revenue and expenses has been undertaken to determine an appropriate net operating income.  

  

DocuSign Envelope ID: 40D1526F-7D28-4F38-A88C-E8F02BDF7FEB



57 
 

Bowen & Associates Ltd. 

ESTIMATING POTENTIAL GROSS INCOME  
Potential gross income (PGI) should be estimated by examining the rental rate schedule for the existing 
facility. Comparable rentals will also be analyzed, if available, to ensure normalized market revenues. The 
proportion of government funding will also be analyzed. Based on an analysis of competing rents for seniors 
housing similar to the Subject, it does appear that the current monthly rentals are an accurate reflection of 
the market. Consideration was given to the competitiveness of the rent schedule. 

VACANCY AND COLLECTION ALLOWANCE 
This allowance recognizes reductions in PGI due to resident turnover and credit or contingency loss. Factors 
that affect income losses include average age and care level of clients, management competency, proportion 
of funded beds versus private-pay units, rental rate, facility age, design, efficiency, and staffing 
attitudes/training, food service, and social & activity programs. Given the low-income nature of the facility a 
vacancy allowance of 6% is deemed reasonable.   
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OPERATING EXPENSES:  
Operating expenses have been extracted from expense breakdowns and estimates provided by the owner. 
These expenses will then be compared to normal industry expense ratios to determine their reliability. Each 
item has been projected at a stabilized & normalized expense amount for the current year.  

The following operating expense accounts will be reviewed in creating a normalized income statement: 
management, salaries & benefits, food, medical, property taxes, bank charges, repairs & maintenance, and 
other lesser items.   

Based on the preceding analysis of gross income, vacancy allowance and expenses, the following statement 
of income and expenses is presented below.  

 

Typical Operating Expense Ratios – Long-Term Care facilities  
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The previous table shows the financial statements, provided by the CEO of the Heartland Housing 
Foundation, of the Clover Bar Lodge for the past three years. As you can see, the property is operating as a 
non-profit organization and therefore, net operating income (NOI) for the years indicated are zero or close to 
zero. Due to the nature of the facility as a non-profit, the operating expenses are not seen to be normalized 
to a for-profit market. Further, a NOI of zero cannot be capitalized into a value. Therefore, the expenses will 
be calculated by using an expense ratio normal to the seniors housing market. The revenues, however, are 
seen to be normal to a low-income market, are seen to be at or near full occupancy, and will be used within 
the analysis.  
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Income Proforma  (Stabilized)   
100 Fir Street    
Sherwood Park, AB    
    
    
Revenues Yearly   
Rental Income & Support Service Fee $1,235,000    
Lodge Assistance Program Grant $335,000    
Operating Municipal Requistions $730,000    
Donations & Fundraising $1,200    
    
Total Revenue $2,301,200    
    
Potential Gross Income   $2,301,200  

    
Vacancy & Collection Loss $138,072  6% of PGI 

    
Effective Gross Income   $2,163,128  

    
Less: Operating Expenses 75%   
    
Total Expenses $1,622,346    
    
NET OPERATING INCOME $540,782    
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CAPITALIZATION OF NET INCOME: 
In arriving at a proper capitalization rate to be applied to the annual net operating income, the following 
factors and observations are taken into consideration: 

1. The location, size, and type of improvements situated on the subject 
land. 

2. The anticipated quality, quantity and durability of the subject’s income 
stream. 

3. The current demand for rentals within the subject area and other 
similar locations. 

4. The general rate of return investors are willing to accept on 
investment properties of this nature. 

5. Returns available on other investments such as mortgages, bonds, 
guaranteed investment certificates, etc. 

 
In utilizing this method, several sales of properties considered similar to the subject have been investigated. 
From these sales, an overall capitalization rate has been derived. A detailed analysis of these sales is outlined 
on the pages following. 
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INDEX PROPERTY NO. 1 
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INDEX PROPERTY NO. 2  
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INDEX PROPERTY NO. 3 
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INDEX PROPERTY NO. 4 
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The rents forecast within the project are felt to fairly reflect market reaction to the lease space in relation to 
markets rents for comparable spaces. The overall capitalization rates have been reflected by projects of 
similar size & use and are felt to be a reasonable representation of the investor demands on the subject 
property type. Capitalization rates range from 6.2% to 11%. Index 1 is considered inferior to the subject in 
terms of age/condition and represents a higher risk to a potential investor. The remaining index properties 
represent a superior asset class and much lower risk. Therefore, an appropriate capitalization rate would be 
somewhere in the middle of the range.  

Because senior facilities represent a business as well as real estate, capitalization rates that apply to them are 
often 1% to 2% higher than secure multi-family or commercial properties. This difference is explained by 
additional risk factors with provision of seniors housing. For example, rental revenues may have associated 
security or priority in the case of loan default, whereas business-generated revenue and debts tend to be 
unsecured. However, the entry of larger players such as REIT’s and a more competitive marketplace have 
tended to draw down capitalization rates over the past few years.  

According to a variety of industry sources, typical Overall Capitalization Rates (OCR) for care facilities are in 
the range of 8% to 9%. Independent living and supportive housing projects have lower range, reflecting 
generally lower risk, from 7.5% to 8.75%. CMHC may apply higher than sale-derived OCR’s of 9% for fully 
funded facilities and 10% for private-pay projects. These are likely derived using a debt coverage ratio 
formula, which leads to a more conservative OCR and lessens mortgage loan default and foreclosure.  

Risk factors that merit consideration in the selection of an OCR include the following:  

- Competitiveness of the subject property, e.g. age, condition, design, licensing, need for  
  upgrade to meet changing demand and regulatory requirements.  

- Recession stability: seniors housing and care facilities are driven more by need than   
  discretion 

- Aberrations to long-run equilibrium, e.g. under or oversupply  
- Proportion of government funding: greater government funding tends to increase security  

  and reduce risk 
- Depth of the market for non-funded facilities, e.g. estimating the independence & affluence  

  of seniors versus affordability  
- Competent management and operation expertise 
- Health care regulation and funding in Canada is constantly changing and evolving  
- Long-term outlook: demographic and behavioural trends  

The severity of COVID-19’s impact on the Canadian commercial real estate market is not yet known as the 
situation continues to unfold, and forecasts are continuously adjusting. However, it is becoming apparent that 
some asset classes will be more affected than others. This includes retail & hotels, which have been directly 
impacted by the Government imposed social distancing measures. Seniors housing and concerns around safety 
could have drastic long-term implications for the industry as well. It is uncertain how long the recovery of these 
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asset types could drag out for. Therefore, this property is considered to have higher investor risks when 
compared to a few months ago.  Government aid packages and record low interest rates to 0.25% may act as 
mitigating factors for some asset classes, however, the success of these policies will not be known for some 
time. As mentioned, a lack of certainty has led to a gap vendor and purchaser expectations which has resulted 
in a “frozen” market with little activity. With that being said, the volatility of the stock market may also drive 
capital to commercial real estate as investors look for a more stable risk weighted return for their money.  

In view of these observations, given the age, type of facility, government funding, low-income demographic, 
perceived under-supply of similar property types, and continued public pressure for funding, the writer 
considers an overall capitalization rate of 7.75% as a reasonable normal market cap rate and 8% given the risk 
apparent in recent current events. This rate has been applied to the net operating income of the subject 
property, to provide a value indication for the property within the previous income analysis. These rates reflect 
the added value of the excess land component.  

NET OPERATING INCOME $540,782   
  8.00% 
Estimated Value Fully Leased  $6,759,775   
   
   
Estimated Value  $6,760,000   

 

VALUE AS INDICATED BY INCOME:  $6,760,000  
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RECONCILIATION 
The conclusion of the analysis: 

LAND VALUE 
$5,200,000 

COST APPROACH 
$6,830,000 

DIRECT COMPARISON APPROACH 
$6,750,000 

INCOME APPROACH 
$6,760,000 

The Cost Approach has provided a value estimate based upon the depreciated value of the improvements plus 
the site value, as though vacant. This approach is deemed to be a reliable indicator for single use buildings as 
several purchases are undertaken by owner/users who typically have a view towards the cost involved in 
developing a similar property. The approach is useful in that it lends creditable and empirical support to the 
values derived from other approaches.  

The Direct Comparison Approach has gauged the reactions of buyers and sellers in the open market and has 
proven to be most helpful in determining a value applicable to the subject as improved. The comparables 
utilized are felt to closely simulate the subject in various physical parameters and are considered similar in 
terms of their locale.  

The Income Approach has been applied to effectively measure the value of the income stream the property is 
capable of generating to a potential investor. The approach has used an overall capitalization rate method as 
the primary indicator of value. In formulating an applicable gross annual income for the property, market 
rents were abstracted from the marketplace and applied to the gross income. An allowance for vacancy and 
expenses were deducted to derive a net operating income (NOI). An overall capitalization rate was derived 
from recent sales of commercial and industrial income properties located in the City of Edmonton. The NOI 
was then capitalized to determine the value of the property as fully leased.  

The three valuation approaches have provided a close range of value. For income producing commercial 
buildings the Income Approach is considered to be of greater relevance to the subject property, as any 
acquisition would most likely be based upon the property’s income-producing potential. The Direct 
Comparison Approach has also not provided sufficient market data similar to the subject and therefore, is not 
seen as reliable as the Income Approach. Further, given the numerous additions to the property over its 
lifetime, the depreciation rate is difficult to estimate making the Cost Approach the least reliable of the three 
approaches.    
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Given the recent circumstances and uncertainty surrounding the economic effects of the COVD-19 situation, 
it is in the writer’s considered opinion that Income Approach is the more favourable method in this instance, 
as a capitalization rate would reflect the future risk of the asset class. Further, the real estate market is frozen 
and is in a price discovery phase, meaning the consequences of the economic shutdown will not be seen for 
some time, making the Direct Comparison Approach less reliable.   

 

Values and opinions contained in this report are based on market conditions as at the time (effective 
date) of this report. This report does not provide a prediction of future values. In the event of market 
instability and/or disruption, values and opinions may change rapidly and such potential future events 
have NOT been considered in this report. As this report does not and cannot consider any changes to 
the property or market conditions after the effective date, clients and intended users are cautioned in 
relying on the report after the effective date noted herein. 

 

Final Value Estimate and Exposure Time Analysis 
Based on these observations, it is in the writers considered opinion that the market value of the subject 
property as of the effective date August 5, 2020, given appropriate exposure of between 120 to 200 days on 
the open market, and subject to the Contingent and Limiting Conditions herein, is: 

SIX MILLION SEVEN HUNDRED SIXTY THOUSAND DOLLARS ($6,760,000) 
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Appraiser’s Certification 
The Appraiser certifies and agrees that: 
 

 The subject market area has been researched and a minimum of three recent sales 
of properties have been selected that are the most similar and proximate to the 
subject property for consideration in sales comparison analysis and a dollar 
adjustment has been made, where appropriate to reflect the market reaction to 
those items of significant variation. If a significant item in a comparable property is 
superior to, or more favourable that the subject property, a negative adjustment is 
made to reduce the adjusted sales price for the comparable and, if a significant item 
in comparable property is inferior to, or less favourable than the subject property, a 
positive adjustment is made to increase the adjusted sales price of the comparable. 

 

 All factors known to the appraiser (and to the extent that the data permits) that have 
an impact on value have been taken into consideration to the extent felt necessary 
in rendering a considered opinion of value. No significant information has been 
knowingly withheld from the appraisal report and it is believed to the best of my 
knowledge, that all statements and information in the appraisal report are true and 
correct. 

 

 Only my personal, unbiased and professional analysis, opinions and conclusions are 
stated in the appraisal report. Included on this form are all contingent and limiting 
conditions affecting the analysis, opinions, and conclusions, whether they were 
imposed by the terms of the assignment or by the appraiser. 

 

 I have no past, present or prospective interest in the property that is the subject of 
this report, and I have no present or prospective personal interest in the property or 
bias with respect to the parties involved. 

 

 The opinion of value stated within this report does not result from a requirement to 
a report a predetermined value or direction in value that favours the cause of the 
client or any related party, the attainment of a specific result, or the occurrence of a 
subsequent event in order to receive the compensation and/or employment for 
performing the appraisal. The reported value is not based on a requested minimum 
valuation, a specific valuation, or the need to approve a specific mortgage loan. This 
appraisal has been performed in conformity with the Standards of the Appraisal 
Institute of Canada with the exception of the departure provision of those Standards 
which does not apply. It is acknowledged that an estimate of a reasonable time for 
exposure in the open market is a condition in the definition of market value and the 
estimate developed is consistent with the marketing time noted in the appropriate 
section of this report, unless otherwise stated in the reconciliation section. 
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 The interior and exterior of the subject property were personally inspected on the 
date shown in the attached report. It is hereby certified that any apparent or known 
adverse conditions have been noted herein, in the subject property improvements, 
on the subject site, or on any site within the immediate vicinity of the subject 
property which were apparent as of the date of inspection and that adjustments have 
been made for these adverse conditions in the analysis of the property value to the 
extent that market evidence was available to support them. 

 

 All conclusions and opinions about the real estate were personally prepared as same 
are set forth in the appraisal report. If there was reliance on significant professional 
assistance from any individual or individuals in the performance of the appraisal or 
the preparation of the appraisal report, such individual(s) have been named herein 
including the disclosure of specific tasks performed to them. No authorization has 
been given to anyone to make a change to any item in the report; therefore, if an 
unauthorized change is made to the appraisal report, no responsibility for such 
change is assumed. 

 

SUPERVISORY APPRAISER’S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he 

or she certifies and agrees that: direct supervision of the appraiser who prepared the appraisal report was 
performed and that the supervisor participated in the development of the estimate or the market value in 
this appraisal report, reviewed the appraisal report, agrees with the statements and conclusions of the 
appraiser and takes full responsibility for the appraisal report. 

APPRAISER:     SUPERVISORY APPRAISER: 

 

Signature:________________________ Signature: _____________________  

Name:  Jeffrey Bowen    Name:     Frank Bowen                  

Inspected Property   Yes: __X__ No:____ Inspected Property   Yes: __ No:____ 

Date Signed:            Date Signed:                     

Designation:  AIC Candidate   Designation:   AACI    

Recertified          Yes:   x    No:  Recertified                  Yes: X____ No:____  
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SURVEY PLAN 
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FLOOR PLAN 
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PHOTOS 
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Rear 
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Entrance 
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Lounge (South & Centre Wing) 
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Hallway (North Wing) 
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Dining Room (West Wing) 
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Kitchen (West Wing) 
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Standard Suite Washroom 
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Standard Suite  
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Front Landscaping 
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Mechanical Boilers 
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DocuSign Envelope ID: 40D1526F-7D28-4F38-A88C-E8F02BDF7FEB



101 
 

Bowen & Associates Ltd. 

 

Emergency Vehicle Access 
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Clover Bar Lodge Feasibility Study 

 

1. Site Information 

Legal Lot Description: Plan 912-0631 Block 11 Lot 3 

Municipal Address: 100 Fir Street, Sherwood Park, AB 

 

Site Area: 11,700 m² 

 

Lot Zoning Requirements:  

PS - Public Services (Strathcona County Land Use Bylaw 6-2015, Part 10.5) 

 

Permitted Uses  

Education, private  

Education, public  

Government service  

Health service, minor  

Library and exhibit  

Religious assembly, minor  
Utility service, minor  

 

 

 

 

 

 

 

 

 

Discretionary Uses  

Care centre, intermediate  

Care centre, major  

Cemetery  

Congregate housing  

Correction service  

Emergency service  

Exhibition and convention facility  

Funeral service  

Group home, major  

Health service, major  

Private camp  

Recreation, community  

Recreation, indoor^  

Recreation, outdoor  

Recycling, drop-off  

Religious assembly, major  

Residential security/operator unit  

Utility service, major 

 

Current Use (to be confirmed):  

Group home, major - A care facility licensed by the Province of Alberta to provide room and board for 

more than six (6) residents with physical, mental, social, or behavioural problems that require 

professional care, guidance and supervision. The character of the use is that the occupants live together 

as a single housekeeping group and use a common kitchen. (Strathcona County Land Use Bylaw 6-2015, 

Part 1.17 - Definitions) 

 

Development Regulations: 

Maximum height: 20.0 m  

Minimum setback from front/side/rear lot line: 6.0 m 

Minimum setback from side/rear lot line where the lot abuts a residential Zoning District: 15.0 m  

Maximum site coverage: 40% 

 

Parking Requirements:  

Group home, major: Not listed in Strathcona County Land Use Bylaw 6-2015, Part 4.5, Table 4.3 

Residential Parking Requirements 
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Number of barrier-free stalls required per Alberta Building Code 2014, Table 3.8.2.2.:  

 

 
 

Parking Required:  

Group home, major: N/A 

Barrier-free parking stalls: 3 (to be determined with number of required parking stalls) 

 

Parking Provided: 29 stalls (23 front + 6 rear), including one (1) barrier-free parking stall  

 

 

2. Feasibility Study Summary 

The following table outlines key figures and facts of the existing building and three proposed scenarios. 

CLOVER BAR LODGE - FEASIBILITY STUDY SUMMARY 

BUILDING 

TYPE 

LAND USE 

TYPE 
RESIDENT SUITES 

PARKING 

STALLS 

GROSS 

FLOOR 

AREA 

(m²) 

RENOVATION 

AREA (m²) 

NEW 

CONSTRUCTION 

AREA (m²) 

ESTIMATED 

CONSTRUCTION 

COST 

Existing 

Group home, 

major 

(to be 

confirmed) 

Single: 70 

Double: 5 
29 4,030 - - - 

Scenario-1 

Supportive 

Living 

Facility 

Group home, 

major 

Single: 60 

Double: TBD 

Use 

existing 

(29) 

4,030 2,570 - $6,200,000 

Scenario-2 

Health 

Clinic 

Health 

service, minor  
- 

100 (up to 

25 doctors 

/ dentists) 

3,000 - 3,000 $9,700,000 

Scenario-3 

Affordable 

Housing 

Congregate 

housing  

One-bedroom: 28 

Two-bedroom: 6 

Use 

existing 

(29) 

4,030 2,450 - $5,900,000 
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3. Existing Building Space Data 

  

CLOVER BAR LODGE - EXISTING SPACE LIST 

ROOM TYPE QUANTITY 
NSM/ 

SPACE 

TOTAL 

NSM 
COMMENTS 

MAIN FLOOR 

SINGLE RESIDENT SUITE-1 
18 

15.7 

548.6 Centre & South Wings (26) 
ENSUITE WASHROOM 3.4 

SINGLE RESIDENT SUITE-2 
8 

21.4 

ENSUITE WASHROOM  4.2 

SINGLE RESIDENT SUITE-3 
6 

14.3 

149.6 North Wing (8) 
ENSUITE WASHROOM 3.3 

SINGLE RESIDENT SUITE-4 
2 

18.6 

ENSUITE WASHROOM 3.4 

SINGLE RESIDENT SUITE-5 
14 

19.2 
331.8 West Wing (14) 

ENSUITE WASHROOM  4.5 

DOUBLE RESIDENT SUITE 5 28.6 
176.0 North Wings (5) 

ENSUITE WASHROOM 10 3.3 

SITTING ALCOVE 1 13.2 13.2 South Wing 

LOUNGE 1 17.7 17.7 North Wing 

LOUNGE 1 76.7 76.7 
Total: 138.5 m² 

LOUNGE 1 61.8 61.8 

CRAFTS 1 23.2 23.2   

ACTIVITY 1 9.5 9.5   

BEAUTY 1 28.8 28.8   

COMMON BATHING ROOM 1 12.7 12.7   

CHAIR STORAGE 1 4.8 4.8   

SMOKE ROOM 1 11.7 11.7   

MECHANICAL 1 2.4 2.4   

STAFF LOCKER 1 11.8 11.8   

STAFF WR W/ SHOWER 1 6.6 6.6   

OFFICE 1 13.7 13.7   

RESIDENT LAUNDRY 1 8.4 8.4   

LAUNDRY 1 23.7 23.7   

LINEN 1 9.5 9.5   

STAFF ROOM 1 21.6 21.6   

DINING 1 57.3 57.3 

Dining Total:  182.5 m² DINING 1 86.5 86.5 

DINING EXTENSION 1 38.7 38.7 

JANITOR STORAGE 1 3.9 3.9   
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PUBLIC WR 2 5.5 11.0 Barrier free 

JANITOR STORAGE 1 7.6 7.6   

KITCHEN 1 75.5 75.5 

Kitchen Total:  118.2 m² 
FREEZER 1 5.7 5.7 

COOLER 1 10.4 10.4 

FOOD STORAGE 1 26.6 26.6 

CART STORAGE 1 8.8 8.8   

MAIN FLOOR TOTAL NSM 1895.8   

SECOND FLOOR 

SINGLE RESIDENT SUITE-5 
22 

19.2 
521.4 West Wing (22) 

ENSUITE WASHROOM 4.5 

JANITOR 1 8.1 8.1   

LAUNDRY 1 8.8 8.8   

SECOND FLOOR TOTAL NSM 538.3   

BASEMENT 

FACILITY STORAGE 1 119.8 119.8   

RESIDENT STORAGE 1 33.6 33.6   

ELECTRICAL 1 33.8 33.8   

MECHANICAL 1 48.4 48.4   

MECHANICAL 1 14.6 14.6   

BASEMENT 1 171.8 171.8   

MAINTENANCE ROOM 1 9.3 9.3   

ELEVATOR MACHINE ROOM 1 3.6 3.6   

DUST SYSTEM 1 7.5 7.5   

GAS METER 1 3.8 3.8   

BASEMENT TOTAL NSM 446.2   

 

Total Resident Suites: 70 single suites, 5 double suites  

 

Total Gross Floor Area: 4,030 m² 

- Main Floor:        2,640 m² 

- Second Floor:       850 m² 

- Basement:             540 m² 

  

 

4. Scenario 1 - Seniors’ Supportive Living Facility 

Proposed Use: Group home, major 

 

Deficiencies: Building is deficient from the Design Guidelines for Continuing Care Facilities in Alberta in 

areas as follows: 

1) Resident Bedroom 

- a bed area that allows for access on three sides and an unobstructed turning radius of a 

wheelchair on at least two sides of the bed with one access at the foot of the bed; 
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- a separate visiting/seating area;  

- access for mobile lifting devices or ceiling lifting devices.  

Proposed resident bedroom area: 21.3 m² 

 

2) Resident Ensuite Washroom 

- barrier free access within the washroom to allow for wheelchair or walker accessibility and 

for a caregiver/staff to assist a resident; 

- barrier free shower  

Proposed resident washroom area: 6.1 m² 

 

3) Existing corridors vary from 1.5 m to 1.7 m in width. Corridors in resident houses and the overall 

facility should be minimum 1800 mm to allow sufficient space for two wheelchairs to pass 

simultaneously within the corridor. 

 

4) Resident Dining Room  

The space of dining room should be calculated to accommodate the use of wheelchairs of all 

sizes or mobility aids and for there to be sufficient space for the mobility aids to be located at 

the table side.  

Proposed resident dining room area: 3.5 m² per resident 

 

5) Resident Living Room/Lounge 

There should be a living room in each house/wing. 

 

6) Resident Assisted Bathing Room 

Each resident requires access to an assisted bathing room that is located preferably in close 

proximity to, and on the same level as, their house.  

Proposed bathing room area: 16.0 m² 

 

7) Storage Space for Care Supplies and Equipment 

Proposed additional clean linen storage / clean utility room area: 11.0 m² 

Proposed additional soiled utility room area: 12.0 m² 

 

Proposed Scenario-1 Space List: 

 

 SCENARIO 1 - SUPPORTIVE LIVING FACILITY 

ROOM TYPE QUANTITY 
NSM/ 

SPACE 

TOTAL 

NSM 
COMMENTS 

MAIN FLOOR 

SINGLE RESIDENT SUITE 
11 

21.3 
301.4 New - North Wing (11) 

ENSUITE WASHROOM 6.1 

SINGLE RESIDENT SUITE 
10 

21.3 
274.0 New - Centre Wing (10) 

ENSUITE WASHROOM  6.1 

SINGLE RESIDENT SUITE 
10 

21.3 
274.0 New - South Wing (10) 

ENSUITE WASHROOM 6.1 

SINGLE RESIDENT SUITE 
11 

21.3 
301.4 New - West Wing (11) 

ENSUITE WASHROOM  6.1 
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SITTING ALCOVE 4 12.0 48.0 New - one in each wing  

LOUNGE / LIVING ROOM 1 108.5 108.5 Existing to remain - Centre 

CRAFTS 1 23.2 23.2 

Existing to remain 

ACTIVITY 1 9.5 9.5 

BEAUTY 1 28.8 28.8 

CHAIR STORAGE 1 4.8 4.8 

SMOKE ROOM 1 11.7 11.7 

MECHANICAL 1 2.4 2.4 

STAFF LOCKER 1 11.8 11.8 

STAFF WR W/ SHOWER 1 6.6 6.6 

OFFICE 1 13.7 13.7 

RESIDENT LAUNDRY 1 8.4 8.4 

LAUNDRY 1 23.7 23.7 

LINEN 1 9.5 9.5 

STAFF ROOM 1 21.6 21.6 

DINING 1 57.3 57.3 Existing to remain: 182.5 m²; 

Dining Total: 212.5 m² = 3.5 m² per 

resident 
DINING 1 86.5 86.5 

DINING EXTENSION 1 38.7 38.7 

DINING 1 30.0 30.0 New 

JANITOR STORAGE 1 3.9 3.9 

Existing to remain 

PUBLIC WR 2 5.5 11.0 

JANITOR STORAGE 1 7.6 7.6 

KITCHEN 1 75.5 75.5 

FREEZER 1 5.7 5.7 

COOLER 1 10.4 10.4 

FOOD STORAGE 1 26.6 26.6 

CART STORAGE 1 8.8 8.8 

COMMON BATHING ROOM 1 16.0 16.0 New 

CLEAN UTILITY 1 11.0 11.0 New 

SOILED UTILITY 1 12.0 12.0 New 

MAIN FLOOR TOTAL NSM 1884.0   

SECOND FLOOR 

SINGLE RESIDENT SUITE 
18 

21.3 
493.2 New - West Wing (18) 

ENSUITE WASHROOM 6.1 

JANITOR 1 8.1 8.1 
Existing to remain 

LAUNDRY 1 8.8 8.8 

COMMON BATHING ROOM 1 16.0 16.0 New 

SITTING ALCOVE 1 10.0 10.0 New 

SECOND FLOOR TOTAL NSM 536.1   

BASEMENT - Refer to Existing 

BASEMENT TOTAL NSM 446.2 Existing to remain 
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Total Resident Suites: 60 single suites. Double suite can be created by a combination of two single suites 

with an opening in a common wall. 

 

Parking Required: N/A 

Parking Provided: 29 existing stalls  

 

Estimated Renovation Area: 2,570 m² 

- Major renovations: North, Centre, South & West Wings (Main & Second Floor) 

- Minor renovations: Centre Core, Basement 

Estimated Construction Cost: $ 6,200,000  

 

 

5. Scenario 2 – Community Services 

Proposed Use: Health service, minor 

Health service, minor - the provision of physical and mental health services on an outpatient basis. 

Services may be of a preventive, diagnostic, treatment, therapeutic, rehabilitative or counselling nature. 

This includes medical and dental offices, health clinics, acupuncture clinics, physiotherapy, massage 

therapy and counselling services. (Strathcona County Land Use Bylaw 6-2015, Part 1.17 - Definitions) 
 

Description:  

Existing building is to be demolished and replaced by a new health clinic building. New construction is 

one storey 3,000 m² with ± 100 parking stalls (Figure 5.1 - New Health Clinic Site Plan). 

 

Two existing access driveways are to be relocated in line with current Strathcona County Design and 

Construction Standards, Volume 1, Section 4.1.7. New access should be minimum 60m from public 

intersections (measured centreline-to-centreline). 

 

Proposed Scenario-2 Space List:  

 

 SCENARIO 2 - HEALTH CLINIC 

ROOM TYPE QUANTITY 
NSM/ 

SPACE 

TOTAL 

NSM 
COMMENTS 

EXAM ROOM 50 11.0 550.0 - 2 per doctor / dentist 

OFFICE 25 10.0 250.0 - 1 per doctor / dentist 

SUPPORT AREA 400.0 

- 50% of exam room and office area 

- meeting rooms, storage, reception, 

nurse station 

OTHER CLINIC SPACE 800.0 
- pharmacy, physiotherapy, massage 

therapy, counselling services 

HEALTH CLINIC 

TOTAL 

NSM 

PLANNING 

FACTOR 
TOTAL BGSM 

2000.0 1.50 3000.0 

Note: functional program information to be verified prior to design starting 
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Parking Required: 4 per doctor or dentist  

Parking Provided: ± 100 parking stalls for up to 25 doctors/dentists 

 

Figure 5.1  

New Health Clinic Site Plan 

 

Building Gross Floor Area: 3,000 m² 

Building Construction Cost: $ 9,100,000 

Site Work Area: 5,000 m² 

Site Work Cost: $ 600,000 

 

Estimated Total Construction Cost: $ 9,700,000 

 

 

6. Scenario 3 – Affordable Housing 

Proposed Use: Congregate housing 
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Congregate housing - Housing in multiple unit form for semi-independent persons and may provide living 

and sleeping facilities, meal preparation, laundry services, transportation, counselling and room 

cleaning. This does not include a major group home, or a minor group home. (Strathcona County Land 

Use Bylaw 6-2015, Part 1.17 - Definitions) 

 

Deficiencies: All resident units will need to be renovated to provide a semi-independent living 

environment for seniors. 

- All resident bedrooms should be enclosed for privacy. 

- Each bedroom should include a bed area that allows for access on three sides and an 

unobstructed turning radius of a wheelchair on at least two sides of the bed with one access 

at the foot of the bed.  

- All bedrooms should be designed and constructed to accommodate access for mobile lifting 

devices or ceiling lifting devices.  

- Each unit should include a kitchenette with a sink, counter(s), cupboards, barrier-free 

microwave oven, an electric oven/stove and condo-sized fridge.  

- Each bedroom should have an ensuite three-piece bathroom. There should be barrier free 

access within the bathroom to allow for wheelchair or walker accessibility and for a 

caregiver/staff to assist a resident. The ensuite shower should be barrier free.  

- One-bedroom unit will include one enclosed bedroom, one bathroom, living area, kitchen 

and storage. 

- Two-bedroom unit will include two enclosed bedrooms, two bathrooms, living area, kitchen 

and storage. 

 

Proposed one-bedroom unit area: minimum 45.0 m² 

Proposed two-bedroom unit area: minimum 70.0 m² 

 

Proposed Scenario-3 Space List: 

 

SCENARIO 3  - AFFORDABLE HOUSING 

ROOM TYPE QUANTITY 
NSM/ 

SPACE 

TOTAL 

NSM 
COMMENTS 

MAIN FLOOR 

ONE-BEDROOM UNIT 4 46.4 185.6 
New - North Wing 

TWO-BEDROOM UNIT 2 70.0 140.0 

ONE-BEDROOM UNIT 12 45.7 548.4 New - Centre & South Wings 

ONE-BEDROOM UNIT 4 47.4 189.6 
New - West Wing 

TWO-BEDROOM UNIT 2 71.1 142.2 

SITTING ALCOVE 1 13.2 13.2 

Existing to remain 

LOUNGE 1 17.7 17.7 

LOUNGE 1 76.7 76.7 

LOUNGE 1 61.8 61.8 

CRAFTS 1 23.2 23.2 

ACTIVITY 1 9.5 9.5 

BEAUTY 1 28.8 28.8 

COMMON BATHING ROOM 1 12.7 12.7 
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CHAIR STORAGE 1 4.8 4.8 

SMOKE ROOM 1 11.7 11.7 

MECHANICAL 1 2.4 2.4 

STAFF LOCKER 1 11.8 11.8 

STAFF WR W/ SHOWER 1 6.6 6.6 

OFFICE 1 13.7 13.7 

RESIDENT LAUNDRY 1 8.4 8.4 

LAUNDRY 1 23.7 23.7 

LINEN 1 9.5 9.5 

STAFF ROOM 1 21.6 21.6 

DINING 1 57.3 57.3 

DINING 1 86.5 86.5 

DINING EXTENSION 1 38.7 38.7 

JANITOR STORAGE 1 3.9 3.9 

PUBLIC WR 2 5.5 11.0 

JANITOR STORAGE 1 7.6 7.6 

KITCHEN 1 75.5 75.5 

FREEZER 1 5.7 5.7 

COOLER 1 10.4 10.4 

FOOD STORAGE 1 26.6 26.6 

CART STORAGE 1 8.8 8.8 

MAIN FLOOR TOTAL NSM 1895.6   

SECOND FLOOR 

ONE-BEDROOM UNIT 8 47.4 379.2 New  

TWO-BEDROOM UNIT 2 71.1 142.2 New  

JANITOR 1 8.1 8.1 
Existing to remain 

LAUNDRY 1 8.8 8.8 

SECOND FLOOR TOTAL NSM 538.3   

BASEMENT - Refer to Existing 

BASEMENT TOTAL NSM 446.2 Existing to remain 

 

Total Resident Units: 28 one-bedroom units, 6 two-bedroom units. 

 

Parking Required: 1 per 2 employees plus 1 per 2 sleeping units 

Parking Provided: 29 existing stalls for 34 sleeping units (17) and up to 24 employees (12) 

 

Estimated Renovation Area: 2,450 m² 

- Major renovations: North, Centre, South & West Wings (Main & Second Floor) 

Estimated Construction Cost: $ 5,900,000  

 

 



Appendix E:

Personnel Resumes



Tobias Link  Dipl.-Ing. (FH), P.Eng. 

Associate - Building Conditions Specialist 
 

 

  

Tobias Link has an engineering degree in Architectural Engineering from the University of Applied Science in 
Coburg, Germany and is recognized as a professional engineer (P.Eng.) in the Province of Alberta.  He joined 
Stantec in November 2018 as an Associate and the team lead of the facility assessment team in the Calgary 
office. The companies that he has worked with, have allowed Tobias to understand the client’s needs for due 
diligence and life cycle costs analysis. There he learned how to interact with public and private clients as well 
as with contractors. Here he also earned his expert knowledge as a field lead, contract administrator and how 
to successful manage projects. 
Tobias’ areas of expertise include: low and high rise residential and commercial buildings, as well as light and 
heavy industrial complexes. In addition, he is experienced in the assessment of oil and gas facilities and 
infrastructure like water and waste water treatment plants as well as pump stations. He also has a broad 
record in assessing numerous educational, recreational and ecclesiastic buildings.  His knowledge of building 
materials, building systems, and construction methodologies, as well as his strong problem solving abilities 
make him a key resource for our office. 
 
EDUCATION 
B. Hons. equivalent, Dipl.-Ing. (FH) Architectural 
Engineering, University of Applied Science 
Coburg, Bavaria, 2004 
 
Schreinergeselle, Journeyman Carpenter & 
Cabinet Maker, Berufsschule Lichtenfels, Bavaria, 
1996 
 
Graduate, Engineering Program, State Technical 
College Bamberg, Bamberg, Bavaria, 1998 
 
REGISTRATIONS 
Registered Engineer #240022, Association of 
Professional Engineers and Geoscientists of 
Alberta, 2019 - Present 
 
MEMBERSHIPS 
Professional Member, Association of Professional 
Engineers and Geoscientists of Alberta, 2019 - 
present 
 
PROJECT EXPERIENCE 
Property Condition Assessments 

Community and Recreational Facility Lifecycle 
Assessments - Yellowhead County*, Various 
Locations (Project Coordinator, Field Assessor, 
Report Writer) 
 

Property Condition Assessments for the Municipal 
Building and Aquatic Centre*, Gillam, Manitoba 
(Project Coordinator, Site Investigator, Report 
Writer) 
 
Property Condition Assessments – Choice 
Properties/Loblaws*, Toronto, Ontario (Project 
Coordinator, Team Lead, Lead Field Assessor, 
Report Writer) 
 
Property Condition Assessment – Sunridge Mall*, 
Calgary, Alberta (Project Coordinator, Lead Field 
Assessor, Report Writer) 
 
Education 

Modular Classroom Program Reassessment* 
(Report Writer) 
 
Retail 

Sunridge Mall - Property Condition Assessment*, 
Calgary, Alberta (Project Coordinator, Lead Field 
Assessor, Report Writer) 
 
Quality Assurance and Control*, Lethbridge, 
Alberta (Site Investigator, Report Writer) 
 



Tobias Link  Dipl.-Ing. (FH), P.Eng. 

Associate - Building Conditions Specialist 

 

 

  

Buildings 

Sunrise Plaza Local Building Envelope Repairs 
and Upgrades*, Calgary, Alberta (Site Investigator, 
Detail Development, Contract Administrator) 
 
Water Testing Sunalta School*, Calgary, Alberta 
(Site Inspector) 
 
Building Envelope Visual Inspections*, Calgary, 
Alberta 
 
Roof Inspection and Technical Advisory*, Joffre, 
Alberta (Site Inspector, Roof Detailer, Report 
Writer) 
 
Building Condition Assessments 

Tree Island Industries - Richmond Plant Building 
Condition Assessment, Richmond, British 
Columbia (Project Manager, Site Investigator and 
Report Writer (Structural/Architectural)) 
 
Ashcroft Curling Rink - Building Condition 
Assessment, Ashcroft, British Columbia (Project 
Manager, Field Investigator, Report Writer) 
 
City of Calgary Community Association Facility 
Condition Assessments & Life-Cycle Plans, 
Calgary, Alberta (Site Investigator) 
 
Calgary Housing Company Building Condition 
Assessments, Calgary, Alberta (Field Assessor, 
Report Writer) 
 
AI - Annual Facility Evaluation Program, Various 
locations, Alberta (Project Manager, Field 
Assessor, Report Writer and Internal Reviewer) 
 
Building Condition Assessments – GWL Business 
Parks*, Mississauga, Ontario (Site Investigator, 
Report Writer) 
 

Facility Assessment 

Facility Lifecycle Assessment – Bulkley Valley 
Aquatic Centre*, Town of Smithers, British 
Columbia (Project Coordinator, Site Investigator, 
Report Writer) 
 
Facility Lifecycle Assessment – Fort Assiniboine 
Arena*, Woodlands County, Whitecourt, Alberta 
(Site Investigator, Report Writer) 
 
Facility Lifecycle Assessment – Oliver Arena*, 
Oliver, British Columbia (Project Coordinator, Site 
Investigator, Report Writer) 
 
Facility Condition Assessments – Fireside 
Properties*, Calgary, Alberta (Project Coordinator, 
Lead Field Assessor, Report Writer) 
 
Facility Lifecycle Assessments – Municipal 
Buildings in Yellowhead County*, Various 
Locations (Project Coordinator, Field Assessor, 
Report Writer) 
 
Springbank Park for All Seasons - Capital 
Renewal Plan, Rocky View County, Alberta (Filed 
Investigator, Report Writer) 
 



Osmany Rodriguez Montesino  B.Sc.

Facility Assessor

* denotes projects completed with other firms

Osmany Rodriguez Montesino is a Facility Assessor at Stantec in Calgary, Alberta, working under the Facility 
Assessments service line of Buildings Engineering. Osmany has over 11 years of combined experience as a 
Facility Assessor/Structural Engineer. Core competencies in architectural and structural assessment / 
structural design of institutional, commercial and residential buildings, including experience with heritage and 
UNESCO designated buildings. As part of the Facility Assessment Team at Stantec, his main focus is the 
physical assessment of architectural and structural elements in residential, commercial and industrial 
properties for the purposes of mortgage financing, acquisition/disposition due diligence, and capital renewal.

EDUCATION
Bachelor of Science in Civil Engineering, Higher 
Polytechnic Institute Jose Antonio Echeverria, 
Havana, Cuba, 2006

PROJECT EXPERIENCE
Building Condition Assessments
Alberta Infrastructure Facility Evaluation Program*, 
Multiple Sites, Alberta (Building Condition 
Assessor)
In 2017 Osmany’s company was retained by 
Alberta Infrastructure to act as a Prime Consultant 
for their facility evaluation program, which includes 
the assessment of various government-owned and 
operated properties located across Alberta for 
capital planning purposes. Facility Evaluation 
reports were prepared using VFA Auditor. Osmany 
was responsible for conducting the site 
assessment and preparing the final report. The 
assessments included the site and structural 
elements, the building envelope and architectural 
components as well as the mechanical and 
electrical building and operation systems.

Alberta Infrastructure Facility Evaluation Program, 
Multiple Sites, Alberta (Facility Assessor)
Stantec has been retained by Alberta 
Infrastructure annually since 2004 to act as a 
Prime Consultant for their facility evaluation 
program, which includes the assessment of 
various government-owned and operated 
properties located across Alberta for capital 
planning purposes. Facility Evaluation reports 
were prepared using VFA Auditor from 2015 
onward.

City of Calgary Community Association Facility 
Condition Assessments and Lifecycle Plans, 
Calgary, Alberta (Facility Assessor, Report Writer)
Prepare Capital Renewal Plans for community 
association buildings, recreational facilities, 
neighbourhood services buildings, and site assets. 
The projects are undertaken for the purpose of 
determining the conditions of the architectural, 
structural, mechanical system, and building 
envelope elements and their associated 
replacement costs and years of renewal. The 
reports serve to assist the community groups and 
the City of Calgary to understand the condition of 
their assets, and to prioritize renewal projects 
which are eligible for funding through the City of 
Calgary’s Capital Conservation Grant Program.



Osmany Rodriguez Montesino  B.Sc.

Facility Assessor

* denotes projects completed with other firms

City of Calgary Facility Lifecycle Assessments*, 
Calgary, Alberta (Building Condition Assessor)
In 2018 Osmany’s company was retained by the 
City of Calgary, AB to evaluate multiple 
municipally-owned public facilities. Osmany was 
responsible for conducting the site assessment 
and preparing the final report for a fire station. The 
assessments included the site and structural 
elements, the building envelope and architectural 
components.

Comprehensive Building Condition Assessments*, 
Vancouver, British Columbia (Report Writer)
In 2018 Osmany's company was retained by the 
City of Vancouver, BC to evaluate multiple 
municipally-owned facilities, including a museum, 
a fire station, and a residential building, among 
others. Osmany was responsible for preparing the 
final report. The assessments included the site 
and structural elements, the building envelope and 
architectural components as well as the 
mechanical and electrical building and operation 
systems.

Barrier-Free Assessments of multiple government 
offices*, Multiple Sites, Ontario (Building Condition 
Assessor)
In 2019 Osmany’s company was retained by the 
Government of Ontario to conduct a full-code 
barrier-free assessment of multiple government 
offices distributed throughout Ontario. Osmany 
was responsible for conducting the detailed 
barrier-free assessment and preparing the final 
report. The assessments included the site and 
structural elements, the building envelope and 
architectural components as well as the spacial 
distribution, furniture and fittings used inside the 
buildings, including washrooms, offices, public 
spaces and elevators.

Building Condition Assessments of EMS facilities*, 
Durham, Ontario (Building Condition Assessor)
In 2018 Osmany’s company was retained by the 
City of Durham, ON to evaluate three (3) 
municipally-owned EMS facilities. Osmany was 
responsible for conducting the site assessment 
and preparing the final report. The assessments 
included the site and structural elements, the 
building envelope and architectural components 
as well as the mechanical and electrical building 
and operation systems.

Rocky View County Facility Lifecycle 
Assessments*, Rocky View County, Alberta 
(Building Condition Assessor)
In 2017 Osmany’s company was retained by the 
Rocky View County, AB to evaluate multiple 
municipally- and private-owned community halls 
and recreational facilities located in several towns. 
Osmany was responsible for conducting the site 
assessment and preparing the final report. The 
assessments included the site and structural 
elements, the building envelope and architectural 
components as well as the mechanical and 
electrical building and operation systems.

GWL Realtor Advisors Property Condition 
Assessments*, Oakville & Mississauga, Ontario 
(Building Condition Assessor)
In 2018 Osmany’s company was retained by the 
GWL Realtor Advisors to evaluate two (2) 
industrial business parks located in Oakville and 
Mississauga, ON. Osmany was responsible for 
coordinating and organizing the site investigation, 
conducting the site assessment and preparing the 
final report. The assessments included the site 
and structural elements, the building envelope and 
architectural components as well as the 
mechanical and electrical building and operation 
systems.



Osmany Rodriguez Montesino  B.Sc.

Facility Assessor

* denotes projects completed with other firms

Pidutti Portfolio Property Condition Assessments*, 
Multiple Sites (Building Condition Assessor)
In 2018 Osmany’s company was retained by 
Pidutti to evaluate a large portfolio (+40 buildings) 
of residential and commercial properties located in 
Calgary, AB, Mississauga and Barrie, ON, 
including light industrial, townhouses and mid-rise 
residential buildings. Osmany was responsible for 
coordinating and organizing the site investigation, 
conducting the site assessment and preparing the 
final report of various of these properties. The 
assessments included the site and structural 
elements, the building envelope and architectural 
components as well as the mechanical and 
electrical building and operation systems.

Calgary Housing Company Building Condition 
Assessments, Calgary, Alberta (Facility Assessor, 
Report Writer)
In 2017, Stantec was retained by CHC to prepare 
Building Condition Assessment reports for 91 
rental properties, located in Calgary, Alberta. The 
scope of service included a visual review of each 
property including a sampling of interior unit 
finishes and then preparing a report that included 
an overall condition rating, costs summary for 
short-term, mid-term, and long-term capital 
renewal, broken down by major components and 
then by sub-components using Master Format. 
Additionally, the service included the preparation 
of an energy audit for almost all of the properties. 
A Facility Condition Index rating was calculated for 
each property based on estimating the building’s 
replacement value and using our report’s results.



Samuel Siu  C.E.T. 

Facility Assessor 
 

 

* denotes projects completed with other firms  

Samuel Siu is a Facility Assessor at Stantec in Calgary, Alberta, working under the Facility Assessments 
service line of Buildings Engineering. Samuel has over 12 years of experience in commercial building and 
facility operations. As part of the Facility Assessment Team at Stantec, his focus is the physical assessment 
of plumbing, HVAC (Heating, Ventilation and Air Conditioning), electrical and life safety systems in residential, 
commercial and industrial properties for the purposes of mortgage financing, acquisition/disposition due 
diligence, and capital renewal.  
 

EDUCATION 
Mechanical Engineering Technology, Southern 
Alberta Institute of Technology, Calgary, Alberta, 
2006 
 
Power Engineering Technology, Southern Alberta 
Institute of Technology, Calgary, Alberta, 2004 
 
 
CERTIFICATIONS & TRAINING 
 
Siemens: Siemens Insight C-630 PPCL 
Operations, Calgary, Alberta, 2009 
 
Siemens: Siemens Insight C-620 Apogee 
Workstation Operations, Calgary, Alberta, 2008 
 
Johnson Controls: Metasys Extended Architecture 
for Building Operations, Calgary, Alberta, 2009 
 
ABSA: New 4th Class Power Engineer’s Certificate 
of Competency, Calgary, Alberta, 2012 
 
AIP: Confined Space Training: Awareness Entry & 
Rescue Level 1 & 2, Calgary, Alberta, 2017 
 
AIP: Fall Protection Training, Calgary, Alberta, 
2017 
 
Skillsoft: WHMIS 2015, Calgary, Alberta, 2017 
 
St. John Ambulance: Standard First Aid – Level C 
CPR/AED, Calgary, Alberta, 2018 
 
 
 

REGISTRATIONS 
Certified Engineering Technologist #82608, The 
Association of Science and Engineering 
Technology Professionals of Alberta (ASET) 
 
4th Class Power Engineer #A-57480, Alberta 
Boilers Safety Association (ABSA) 
 
 
PROJECT EXPERIENCE 
Building Condition Assessments 

Calgary Housing Company (Facility Assessor, 
Report Writer) 
In 2017, Stantec was retained by CHC to prepare 
Building Condition Assessment reports for 124 
rental properties, located in Calgary, Alberta. The 
scope of service included a visual review of each 
property including a sampling of interior unit 
finishes and then preparing a report that included 
an overall condition rating, costs summary for 
short-term, mid-term, and long-term capital 
renewal, broken down by major components and 
then by sub-components using Master Format. 
Additionally, the service included the preparation 
of an energy audit for almost all of the 
properties.  A Facility Condition Index rating was 
calculated for each property based on estimating 
the building’s replacement value and using our 
report’s results. Mr. Siu assumes a role of site 
assessor and report writer for the annual 
evaluation program. 
 



Samuel Siu C.E.T. 

Facility Assessor 

 

 

* denotes projects completed with other firms  

Community Association Lifecycle Planning 
Reports (Facility Assessor, Report Writer) 
Since 2007, Stantec has been retained by 
community associations and the City of Calgary to 
prepare Lifecycle Plan Reports for community 
centre buildings and site assets. The reports are 
prepared using client-directed templates that are 
organized according to the Uniformat II Elemental 
Classification system. The reports serve to assist 
the community associations and the City to 
understand the condition of their assets, and to 
prioritize renewal projects that are eligible for 
funding grants through the City of Calgary’s 
Capital Conservation Grant program. Mr. Siu 
assumes a role of mechanical and electrical 
assessor for most projects. 
 
Calgary Police Service (Facility Assessor, Report 
Writer) 
In 2018, Stantec was retained by the Calgary 
Police Service to prepare a Property Condition 
Assessment report for their Franklin District 
Station, located in Calgary, Alberta. The scope of 
service included a visual review of the station and 
then preparing a report that organized facility 
systems based on a Uniformat II component 
classification system. Each component included 
an overall condition rating, a description of findings 
and recommendations, and a cost summary for 
short-term, mid-term, and long-term capital 
renewal, over a 10-year planning horizon. 
 
AltaLink (Facility Assessor, Report Writer) 
In 2018, Stantec was retained by AltaLink to 
prepare a Mechanical Condition Assessment 
report for several high voltage stations, located in 
Alberta. The scope of service included a visual 
review of multiple buildings and then preparing a 
report that included a presentation of findings, 
recommendations, and associated costs for the 
repair or replacement of mechanical systems. 

First Capital Realty (Facility Assessor, Report 
Writer) 
In 2018, Stantec was retained by First Capital 
Realty to prepare a Property Condition 
Assessment report for a multi-building commercial 
retail plaza, located in Calgary, Alberta. The scope 
of service included a visual review of multiple 
buildings and preparing a report that included 
assessment findings, opinions, and 
recommendations for capital repair or renewal 
over a 10-year planning horizon. 
 
Crombie REIT (Facility Assessor, Report Writer) 
In 2018, Stantec was retained by Crombie REIT to 
prepare Property Condition Assessment reports 
for 13 Sobeys anchored grocery stores, located in 
Ontario, Saskatchewan, Alberta, and British 
Columbia. The scope of service included a visual 
review of individual stores and preparing reports 
that included assessment findings, opinions, and 
recommendations for capital repair or renewal 
over a 30-year planning horizon. 
 
West Tower Tenant Condenser Replacement, 
Alberta (Supervisor, Operations)* 
Base building capital project for the demolition of 
existing chiller and condenser system and the 
installation of a new condenser loop for the cooling 
of tenant generated heat loads. Responsible for 
the planning and coordination of site work and 
system start-up. 
 
Switchgear Replacement, Alberta (Supervisor, 
Operations)* 
Develop and implement procedures to meet the 
Calgary Fire Departments “Building Owner’s 
Responsibilities for Fire Safety Equipment”. 
Responsible for the planning, documentation, 
testing and repair of base building Life Safety 
systems consisting of generators, fire systems, 
HVAC systems, elevators, etc. 
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