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June 28th, 2019 

The Board of Directors 
Tern Properties Company Limited 
Tern Centre, Tower I, 26th Floor  
237 Queens Road Central 

Hong Kong 

Dear Sirs, 

We are pleased to submit this report indicating our opinion of the market value in terms of cash of the subject 

property, subject to the Assumptions and Limiting Conditions set out in the Addenda of this report. It is our opinion 

that the report is based on the most recent Canadian Uniform Standards of Professional Appraisal Practice 

(CUSPAP), as well as the HKIS Valuation Standards, the IVSC and the RICS Valuation Global Standards. 

Our study entailed a personal inspection of the property, an interview with on-site management, an analysis of 

relevant information provided by management, and an examination of external market conditions, transactional 

evidence and other important factors. This document is prepared for the purpose and objective of estimating the 

100% market value of the freehold strata title of the subject property as of March 31st, 2019. We are of the 

understanding that the reasoning for the report is for public disclosure purposes.  

Based on our analysis of the information, it is our considered opinion that the 100 percent market value of Unit 

2406, 1238 Melville Street, Vancouver, BC, Canada as of March 31st, 2019 is: 

Nine Hundred Thousand Dollars 

$900,000 

Should any questions arise, or should you require further information, please contact the undersigned at your 

convenience. 

 

Sincerely, 

        

 

Gordon Coffell, AACI, P.App, MRICS 
Executive Vice President & National Practice Lead 

JLL  

Advisory and Appraisal Services 

22 Adelaide St. West, Suite 2600 

Toronto, ON  M5H 4E3 

 

T +1 416 304 6000 

F +1 416 304 6001 

www.jll.ca 
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1.1 Purpose & Instruction of the Appraisal 

The purpose of this appraisal is to estimate the market value of Unit 2406-1238 Melville Street, Vancouver, BC, free 

and clear of financing and with an effective date of March 31st, 2019. This report has been commissioned by Tern 

Properties Company Limited for the purpose of public disclosure.  

The report is subject to those Assumptions and Limiting Conditions contained in the Addenda, in addition to any 

assumptions which may be stated in the body of the report. 

In the process of preparing this appraisal, we: 

ǐ Inspected the subject property; 

ǐ Interviewed on site management of the building; 

ǐ Ascertained sale prices and analyzed where possible comparable properties; 

ǐ Examined market conditions as of the effective date. 

1.2 Basis of Valuation 

It is our opinion that the valuation findings have been prepared in accordance with the most recent Canadian 

Uniform Standards of Professional Appraisal Practice (CUSPAP), as well as the most recent HKIS Valuation 

Standards published by The Hong Kong Institute of 3OLP?SILM əɈ(+)3ɉɚȼ NB? Ɉ)HN?LH;NCIH;F 6;FO;NCIH 3N;H>;L>Mɉ 

published by the )HN?LH;NCIH;F 6;FO;NCIH 3N;H>;L>M #IOH=CF əɈ)63#ɉɚ ;H> NB? Ɉ2)#3 6;FO;NCIH ɓ 'FI<;F 3N;H>;L>Mɉ 

published by the Royal Institution of Chartered Surveyors əɈ2)#3ɉɚȻ Further, we are of the opinion that the report 

complies with the requirements contained in Chapter 5 of the Rules Governing the Listing of Securities on The Stock 

Exchange of Hong Kong Limited and Rule 11 of the Hong Kong Code on Takeovers and Mergers.  

 

 This appraisal is based on both The Hong Kong Institute of 3OLP?SILM əɈ(+)3ɉɚ and The Canadian Uniform 

Standards of Professional Appraisal Practice. The HKIS defines Market value as: 

ɈNB? ?MNCG;N?> ;GIOHN @IL QBC=B ;H ;MM?N IL FC;<CFCNS MBIOF> ?R=B;HA? IH NB? P;FO;tion date between a willing buyer 

;H> ; QCFFCHA M?FF?L CH ;H ;LGɇM-length transaction after proper marketing and where the parties had each acted 

EHIQF?>A?;<FSȼ JLO>?HNFS ;H> QCNBION =IGJOFMCIHȻɉ 

 

The Canadian Uniform Standards of Professional Appraisal Practice (the Standards) adopted by the Appraisal 

Institute of Canada defines Market Value as: 

The most probable price which a property should bring in a competitive and open market under all conditions 

requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not 

affected by undue stimulus. 

1. Terms of Reference  
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Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to 

buyer under conditions whereby: 

ǐ Buyer and seller are typically motivated; 

ǐ Both parties are well informed or well advised and acting in their own best interests; 

ǐ A reasonable time is allowed for exposure in the market; 

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

ǐ 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. 

The term "property" refers to the land, buildings and certain fixtures and amenities which are incidental to the value 

of the condominium unit. The market value, as defined, is based on 100% interest of the condominium unit. It 

should be noted that the condo unit is currently rented for one year, ending Feb 29th, 2020 (the terms of the lease 

agreement are set out in the Addenda). We have not given any consideration to this factor when determining market 

value. 

1.3 Valuation Assumptions 

Our valuation of the market value has been made on the assumption that the owner sells the property interests on 

the market without the benefit of a deferred terms contract, joint venture, management agreement or any similar 

arrangement which could serve to affect the values of the property interests. No allowance has been made in our 

valuation for any charges, mortgages or amounts owing on the property interest nor for any expenses or taxation 

which may be incurred in effecting sales or lettings. Unless otherwise stated, it is assumed that the property 

interests are free of legal complications and encumbrances, restrictions, outgoings of an onerous nature which 

could affect their values. 

1.4 Valuation Methodology 

For assets such as the subject property, JLL Canada will utilize the Direct Comparison Approach. 

The direct comparison method is a method of valuation based on comparing the property to be valued directly with 

other comparable properties that have recently transacted. Comparable premises are generally located in the 

surrounding areas or in other sub-markets which are comparable to that of the property. However, given the 

heterogeneous nature of real estate properties, appropriate adjustments are usually required to allow for any 

qualitative and quantitative difference that may affect the price/rental likely to be achieved by the property under 

consideration. 

1.5 Sources of Information 

We have relied on certain information provided by ownership and its agents for the property. We have also obtained 

certain other information available from public domains regarding the property tax, title or any other details. We 

have assumed that all the information provided to us is correct. 
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The dimensions, measurements and areas included in the report are based on information provided by the 

Company and or gathered from other reliable sources. We have not carried out on-site measurements to verify the 
correctness of the condominium unit area. 

1.6 Measurements 

It is our opinion that all measurements are carried out in accordance with The Canadian Uniform Standards of 

Professional Appraisal Practice (the Standards) adopted by the Appraisal Institute of Canada, as well as NB? Ɉ#I>? 

of Measuring 0L;=NC=?ɉ <IIEF?N JO<FCMB?> <S NB? (+)3Ȼ 

1.7 Property Title  

STRATA LOT 156, PLAN LMS2080, DISTRICT LOT 185, GROUP 1, NEW WESTMINSTER LAND DISTRICT, TOGETHER WITH 

AN INTEREST IN THE COMMON PROPERTY IN PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT  

1.8 Property Inspection 

The property was inspected by Mr. Gordon Coffell, AACI, P.App, MRICS; on June 17th, 2019. 

1.9 JLL Canada Representatives 

The Appraisal was prepared by Gordon Coffell, AACI, P.App, MRICS; and staff, on behalf of JLL Canada. Mr. Coffell is 

a member in good standing of the Appraisal Institute of Canada and not a broker of JLL Canada nor is he licensed 

under the Real Estate Commission of Ontario to act as brokers. JLL Canada does not have any present or 

prospective interest in the subject property, and no personal interest or bias with respect to any parties involved. 

1.10 Reasonable Exposure Time 

Exposure time is always presumed to precede the effective date of the appraisal. It may be defined as: 

The estimated length of time the property interest being appraised would have been offered on the market prior to 

the hypothetical consummation of a sale at market value on the effective date of the appraisal. It is a retrospective 

estimate based upon an analysis of past events assuming a competitive and open market. In today's market the 

time associated with the sale of a property becomes a function of the quality of the asset, the location as well as the 

type of property.   

It is difficult to accurately estimate the time frame it would take to sell a property of this nature, but after discussions 

with various investors in the market and assuming proper marketing, it is our estimate that a property such as the 

subject would require four to six months to sell. 
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The subject property is a condo unit located on the 24th floor of the Pointe Claire building located at 1238 Melville 

Street. It consists of 896 ft2 of floor area with total 6 rooms which includes 2 bedrooms, 2 full bathroom, kitchen & 

living area plus a balcony. Built in 1995, the complex is located in the Coal Harbour area of the City of Vancouver 

nearby the Melville and Jervis Street intersection.  The building has 35 floors and 196 units, and the amenities 

include an Exercise Centre, Indoor Swimming Pool, Sauna/ Steam room, Bicycle storage, Party room and Court 

yard. Other features include a complete security system with card access, a lobby concierge, 3 elevators, secure 

parking and separate bicycle parking. Located in downtown Vancouver, it has easy access to public transit on West 

Pender and is just a few blocks to Burrard Skytrain Station.  

2.1 General Property Data 

2.1.1 Address 

The Pointe Claire Building 
Unit 2406, 1238 Melville Street 

Vancouver, British Columbia V6E 4N2 

2.1.2 Ownership 

The subject property is currently owned by Laquinta Investments Ltd., a wholly owned subsidiary of Tern Properties 

Company Limited c/o Castle Management Ltd. (250-5900 No. 3 Road, Richmond BC V6X 3P7). It is a Residential 

property held for investment. 

2.1.3 Tenure 

The tenure is a leased fee interest in the Freehold ɒ Strata Title consisting of a Condominium unit. The leased fee 

expires in Feb 29th, 2020 or sooner, should the landlord wish to discontinue. We refer you to the Addenda for the 

details of the lease agreement. 

2.1.4 Encumbrances  

Aside from the lease agreement, we are unaware of any other encumbrances associated with the subject unit. With 

respect to the lease agreement, ownership has right to cancel the lease with 2-month notice given to the tenants 

which is compensated with 2 months of free rent. 

2.1.5 Legal Description 

STRATA LOT 156, PLAN LMS2080, DISTRICT LOT 185, GROUP 1, NEW WESTMINSTER LAND DISTRICT, TOGETHER WITH 

AN INTEREST IN THE COMMON PROPERTY IN PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT  

 

2. Property Description 
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2.1.6 Property Tax Assessment 

As per BC Assessment, the assessed value of the property as of 2019 is $1,044,000. 

2.1.7 Zoning 

!M J?L #CNS I@ 6;H=IOP?LɇM :IHCHA "S-F;Q ȖȘȚȘȼ NB? MO<D?=N JLIJ?LNS CM TIH?> ;M Ɉ#$-1 Comprehensive Development 

əȕȘȗɚɉȻ 

2.2 Property Characteristics 

2.2.1 Design/ Style 

Unit 2406 is a southwest (city) facing condominium unit on the 24th floor which consists of 2 bedrooms, 2 baths, 

living area and kitchen, and contains approximately 896 sq. ft. plus balcony 

2.2.2 Utilities 

All typical city services. 

2.2.3 Amenities 

The common area amenities include Exercise Centre, Indoor Swimming Pool, Sauna/ Steam room, Bicycle storage, 

Party room, Court yard, etc. 

2.2.4 Parking 

The Condominium unit has 1 underground space (Stall 79) included in the ownership. 
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2.3 Site Aerial  
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2.4 Floor Plan 
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3.1 Vancouver Residential Market Overview 

The following information was primarily gathered from The Saretsky Report (as of March 2019) which addresses, 

the Vancouver Residential market. Other data was also sourced for this overview. 

Conditions as of March 2019 continued to experience limited activity and significant pricing declines. The detached 

market activity slipped 14% year over year reflecting the fewest sales on record in the City of Vancouver. Further 

there is 12 months of inventory on the market which is excessive considering 4 to 6 months supply reflects a 

balanced market. This level of inventory will continue downward pressure on prices. 

The Condo Market 

March saw Condo sales fall 35% year over year and the inventory nearly double from last year. This is significant 

as it reported that there is still over 40,000 units under construction in Greater Vancouver Area, which will 
undoubtedly add price pressures on the condo segment. 

Pricing fell 7.5% year over year on a per unit basis and a full 11.5% from a square foot basis. The following chart 
reflects the March Statistics for Condo in the City of Vancouver. 

It should be noted that the record high for Condo sales on a price per square foot was $1,124 in January 2018. 

 

 

 

 

 

 

 

 

 

 

 

From a downtown perspective the latest information indicated an inventory of 349 Condos & Townhouses with 
only 17% selling. More specifically the Coal Harbour market in which the subject is located had an inventory of 158 
units available with only 9% (or 14 units) selling.  

3. Market Overview 
























