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This is the 1st affidavit  
of KAVINDER SINGH DHILLON in this case  

and was made on the 31st day of August 2026 
 

Court File No. S-265325 
Vancouver Registry 

IN THE SUPREME COURT OF BRITISH COLUMBIA 

BETWEEN: 
 

NATIONAL BANK OF CANADA  
PETITIONER 

 
AND: 

 
LABTEST CERTIFICATION INC., LABTEST CERTIFICATION ONTARIO 
INC., 2842878 ONTARIO INC., GOSHU PRODUCTS/SERVICES INC., 

KAVINDER SINGH DHILLON, AND MUANALYSIS INC. 
 

 
RESPONDENTS 

 
AFFIDAVIT 

 
I, Kavinder Singh Dhillon, businessman, c/o Arora Zbar LLP 315-2233 Burrard Street, 
Vancouver, British Columbia, AFFIRM THAT: 

1. I am one of the Respondents named above as such have personal knowledge of 
the matters stated in this affidavit. If I state any matters on information and belief, I 
verily believe them to be true.  

2. In this affidavit, I rely on terms capitalized in the Petition for reference purposes only.  

3. I am the sole director and officer of Labtest Certification Inc. (“Labtest”), Labtest 
Certification Ontario Inc. (“Labtest Ontario”), 2842878 Ontario Inc. (“284 Ontario”), 
Muanalysis Inc. (“MuAnalysis”) and Goshu Products/Services Inc. (“Goshu”). 

4. Goshu is the registered owner of four (4) properties in B.C. with the following civic 
addresses: (1) #204 – 8291 92 Street, Delta, B.C.; (2) #205 – 8291 92 Street, Delta, 
B.C.; and (3) #206 – 8291 92 Street, Delta, B.C.; and (4) #3128-20800 Westminster 
Highway. Richmond, B.C. (collectively, the “BC Properties”).  

5. Attached to this affidavit and marked as Exhibit “A” are copies of title searches for 
the BC Properties.  
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6. An appraisal of the strata units in Delta indicates that their collective market value, 
as of March 10, 2023, was $7,450,000.00. Attached to this affidavit and marked as 
Exhibit “B” is a copy of an appraisal of the said strata units.  

7. An appraisal of the Richmond property indicates that its market value, as of March 
10, 2023, was $1,565,000.00. Attached to this affidavit and marked as Exhibit “C” 
is a copy of an appraisal of the said property.  

8. 284 Ontario owns a property in Ontario comprising of two (2) different units located 
at: (1) 2520 Bristol Circle, Oakville, Ontario; and (2) 2528 Bristol Circle, Oakville, 
Ontario (collectively, the “Ontario Property”).  

9. Attached to this affidavit and marked as Exhibit “D” are copies of title searches for 
the Ontario Property.  

10. A valuation of the 2520 property indicates that its market value, as of October 24, 
2025, was $7,225,000.00. Attached to this affidavit and marked as Exhibit “E” is a 
copy of valuation of the 2520 Property from October 2025.  

11. A valuation of the 2528 property indicates that its market value, as of October 24, 
2025, was $5,225,000.00. Attached to this affidavit and marked as Exhibit “F” is a 
copy of valuation of the 2528 Property from October 2025.  

12. The Petitioner Bank holds a first-ranking mortgage charge against title to each of 
the BC Properties and the Ontario Property pursuant to loan agreements signed 
between Bank, and Goshu and 248 Ontario, respectively, in 2024.   

13. Up until November 2025, the Respondent Companies serviced the Loans in 
accordance with the terms of the Loan Agreements.  

14. In late 2025, due to the omission, neglect, and/or mismanagement of funds by the 
Chief Financial Officer (the “CFO”) of Labtest, the Respondents omitted to make 
loan payments for three (3) months with respect to the Goshu Loan: November 
2025, December 2025, and January 2026 (the “Missed Loan Payments”).  

15. After becoming aware of the Missed Loan Payments, around January 8, 2026, 
Labtest terminated the employment of its CFO.  

16. Around February 2026, I engaged in discussions with the Bank and agreed to make 
an additional $25,000 payment each month on account of the Missed Loan 
Payments until the accrued arrears amount was paid in full. From my telephone 
conversation with Mr. Raymond Pai (“Mr. Pai”), Senior Director (Special Loans) at 
the Bank, I understood that the Bank agreed with this arrangement (the “Repayment 
Arrangement”). 

17. In addition to the Repayment Arrangement, by an email dated February 4, 2026, Mr. 
Pai requested me to provide extensive information and document disclosure with 
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respect to the Respondent Companies including updates on payment of property 
taxes, payroll, accounts receivables, financial statements, details of fiscal forecast 
scenarios for each company, and copies of lease agreements for BC Properties and 
Ontario Property. Attached to this affidavit and marked as Exhibit “G” is a copy of 
said email.  

18. In February and March 2026, I worked with the Bank to provide it with the requested 
information but given the extent of information and documents requested, it took me 
some time to gather the same. Due to the nature of my business, I travel extensively 
and I advised Mr. Pai of this fact.  

19. Despite continued disclosure of documents and information as requested by the 
Bank, by an email dated March 17, 2026, Mr. Pai advised me that for NBC to 
continue its business relationship with the Respondents, the Bank required 
engagement of a financial advisor to monitor the Respondent Companies and asked 
me to provide written consent for the same within 6 days of the date of his email. 
Attached to this affidavit and marked as Exhibit “H” is a copy of Mr. Pai’s email to 
me dated March 17, 2026.  

20. On March 30, 2026, the Bank withdrew two (2) payments from the Goshu account: 

a. the usual monthly mortgage payment in the amount of $50,337.44; and  

b. an additional payment of $24,662.56.  

I understood the additional $24,662.56. to be in accordance with the Repayment 
Arrangement. Attached to this affidavit and marked as Exhibit “I” is a copy of the 
transaction list for the Goshu account for the period of twelve (12) months starting 
August 23, 2025.  

21. On April 7, 2026, Mr. Pai emailed me attaching an engagement letter for Deloitte 
Restructuring Inc. (“Deloitte”) to be appointed as the Bank’s financial advisor at the 
expense of the Respondents and without any indication of the amount of 
professional fees Deloitte would charge for its services. Attached to this affidavit and 
marked as Exhibit “J” is a copy of the email exchange between Mr. Pai and me 
from April 7-8, 2026.  

22. I wished to continue working with the Bank and as an expression of my intention to 
do so, I signed the Deloitte engagement letter around April 13, 2026. Attached to 
this affidavit and marked as Exhibit “K” is an executed copy of the Deloitte 
engagement letter.  

23. Starting May 6, 2026, I started providing information and documents directly to 
Deloitte, as requested. Attached to this affidavit and marked as Exhibit “L” are 
copies of my emails with Deloitte with respect to its requests for information and 
documents.  
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24. Despite my continued engagement with Deloitte, on May 19, 2026, litigation counsel 
for the Bank sent a letter to Labtest requiring disclosure of further information and 
documents to Deloitte by May 22, 2026, i.e. within three (3) days of the date of the 
letter (the “May 19th Letter”). Attached to this affidavit and marked as Exhibit “M” 
is a copy of the said letter.  

25. By an email of the same day, i.e. May 19, 2026, I explained to Mr. Pai my 
understanding of the Repayment Agreement between the Bank and the 
Respondents and I further noted that there were sufficient funds in the relevant 
accounts for NBC to debit payments for the Goshu Loan as well as the 248 Ontario 
Loan. Attached to this affidavit and marked as Exhibit “N” is a copy of the email 
exchange between Mr. Pai and me dated May 19-20, 2026.  

26. After the Respondents provided to Deloitte the documents listed in the May 19th 
Letter, on June 2, 2026, Deloitte reverted with a further list of requests for 
information and document.  Attached to this affidavit and marked as Exhibit “O” is 
a copy of an email from Mr. Kaleb Butt, Manager at Deloitte, to me dated June 2, 
2026.   

27. In around April or May 2026, the Bank stopped withdrawing monthly payments with 
respect to the Goshu Loan. By emails sent in June and July 2026, I advised Mr. Pai 
that Goshu was ready to make the monthly payment for May in addition to the 
$25,000 on account of the Missed Loan Payments. Attached to this affidavit and 
marked as Exhibit “P” is a copy of the said email.  

28. While Deloitte continued to request further information and documents from the 
Respondents, the Bank, by letter from its counsel dated June 2, 2026, demanded 
repayment of the entire amount due pursuant to the Loan Agreements, amounting 
to a total of $17,792,687.55, within 20 days of the letter (the “Demand Letter”). 
Attached to this affidavit and marked as Exhibit “Q” is a copy of the Demand Letter.  

29. By June 26, 2026, I arranged for deposit of sufficient funds in the Goshu account to 
clear the Bank’s arrears on account of the Missed Loan Payments as well as the 
Goshu June Payment Default. On June 29, 2026, the bank withdrew $227,024.64 
from the Goshu account as payment towards the arrears outstanding with respect 
to the Goshu Loan. The transaction list for the Goshu account, attached as Exhibit 
“I” to this affidavit, shows the said withdrawal by the Bank on June 29, 2026.  

30. By an email dated July 31, 2026, I inquired with Mr. Pai about the arrears 
outstanding with respect to the Goshu Loan, if any, to bring the Goshu account in 
good standing. Mr. Pai did not respond to my email. Attached to this affidavit and 
marked as Exhibit “R” is a copy of my said email to Mr. Pai.  

31. In late August 2026, through Respondents’ solicitor as well as our litigation counsel, 
I requested the Bank to provide us with the total amount of arrears with respect to 
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PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
LAND

REGISTRY
OFFICE #20 24902-0204 (LT)

PREPARED FOR ELDOR-WAL
ON 2026/08/28 AT 15:13:46

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

PROPERTY DESCRIPTION: PCL BLOCK 2-10, SEC 20M492 ; PT BLK 2, PL 20M492 , PART 7 AND 63 , 20R9192 ; S/T H396401 ; S/T H395923 OAKVILLE

PROPERTY REMARKS:

ESTATE/QUALIFIER: RECENTLY: PIN CREATION DATE:

FEE SIMPLE 
ABSOLUTE

FIRST CONVERSION FROM BOOK 1996/02/26

OWNERS' NAMES CAPACITY SHARE
2842878 ONTARIO INC.

 
REG. NUM.

 
DATE

 
INSTRUMENT TYPE

 
AMOUNT

 
PARTIES FROM

 
PARTIES TO

CERT/ 
CHKD

H395680 1989/03/08 NOTICE THE REGIONAL MUNICIPALITY OF HALTON C

20R9191 1989/03/08 PLAN REFERENCE C

20R9192 1989/03/08 PLAN REFERENCE C

H395917 1989/03/10 NOTICE THE CORPORATION OF THE TOWN OF OAKVILLE C

H395923 1989/03/10 TRANSFER EASEMENT THE CORPORATION OF THE TOWN OF OAKVILLE C

H396059 1989/03/10 BYLAW EX PART LOT C

HR1669090 2019/11/29 BYLAW THE CORPORATION OF THE TOWN OF OAKVILLE C

HR1832769 2021/09/29 TRANSFER $9,207,000 1925105 ONTARIO LIMITED 2842878 ONTARIO INC. C

HR2050028 2024/08/07 CHARGE $12,000,000 2842878 ONTARIO INC. CANADIAN WESTERN BANK C

HR2050029 2024/08/07 NO ASSGN RENT GEN 2842878 ONTARIO INC. CANADIAN WESTERN BANK C

PAGE 1 OF 1

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.
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PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
LAND

REGISTRY
OFFICE #20 24902-0205 (LT)

PREPARED FOR ELDOR-WAL
ON 2026/08/28 AT 15:14:09

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

PROPERTY DESCRIPTION: PCL BLOCK 2-11, SEC 20M492 ; PT BLK 2, PL 20M492 , PART 8 AND 64 , 20R9192 ; S/T H396405 ; S/T H395923 OAKVILLE

PROPERTY REMARKS:

ESTATE/QUALIFIER: RECENTLY: PIN CREATION DATE:

FEE SIMPLE 
ABSOLUTE

FIRST CONVERSION FROM BOOK 1996/02/26

OWNERS' NAMES CAPACITY SHARE
2842878 ONTARIO INC.

 
REG. NUM.

 
DATE

 
INSTRUMENT TYPE

 
AMOUNT

 
PARTIES FROM

 
PARTIES TO

CERT/ 
CHKD

H395680 1989/03/08 NOTICE THE REGIONAL MUNICIPALITY OF HALTON C

20R9192 1989/03/08 PLAN REFERENCE C

H395917 1989/03/10 NOTICE THE CORPORATION OF THE TOWN OF OAKVILLE C

H395923 1989/03/10 TRANSFER EASEMENT THE CORPORATION OF THE TOWN OF OAKVILLE C

H396059 1989/03/10 BYLAW EX PART LOT C

H444021 1990/05/17 NOTICE THE CORPORATION OF THE TOWN OF OAKVILLE C

HR1669090 2019/11/29 BYLAW THE CORPORATION OF THE TOWN OF OAKVILLE C

HR1832769 2021/09/29 TRANSFER $9,207,000 1925105 ONTARIO LIMITED 2842878 ONTARIO INC. C

HR2050028 2024/08/07 CHARGE $12,000,000 2842878 ONTARIO INC. CANADIAN WESTERN BANK C

HR2050029 2024/08/07 NO ASSGN RENT GEN 2842878 ONTARIO INC. CANADIAN WESTERN BANK C

PAGE 1 OF 1

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.
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NATIONAL COVERAGE | LOCAL EXPERTISE | EXCELLENT SERVICE                           cdcinc.ca 

 

 
November 9, 2025 

File #76683-25 
Kavinder Dhillon 
LabTest Certification 
205  8291 92 Street 
Delta, BC, V4G 0A4 
  
Dear Sir : 
 
Re: Appraisal of a Flex Use Property, 2520 Bristol Circle, Oakville, ON 
 
In accordance with your request, we have completed a narrative appraisal report regarding the 
above referenced property. The subject property entails a commercial property located in 
Oakville, Ontario.    
 
The purpose of this appraisal is to estimate the current market value of the subject property, a 
freehold interest. The intended use of this appraisal is for internal financial purposes relating to 
the subject property. The intended user of this report is limited to Kavinder Dhillon. Unauthorized 
use of the data, analyses and conclusions presented in this report is strictly prohibited. 
 
Based on the research and analysis herein, and subject to the Assumptions and Limiting 
Conditions stated on page 8 of this report, we have formed the following opinion with respect to 
the market value for the freehold interest of the subject property as of October 24, 2025: 
 

$7,225,000  
(SEVEN MILLION TWO HUNDRED TWENTY FIVE THOUSAND DOLLARS) 

 
 
This report complies with the Appraisal Standard Rules set forth in the Canadian Uniform 
Standards of Professional Appraisal Practice. CDC Inc. and the undersigned appraiser are not 
responsible for unauthorized use of this report. 
 
 
 
 
Respectfully Submitted, 
 
CDC Inc. 
 

 
Ryan Baldeo, AACI, P.App., MBA, BComm 
AIC Member #907025 
November 9, 2025 
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BASIS OF THE APPRAISAL

Page 5 of 58

2.0 EXECUTIVE SUMMARY

Reporting Standards Canadian Uniform Standards of  Professional Appraisal 
Practice (CUSPAP) Appraisal Standard Rules

Municipal Address of Subject 
Property

2520 Bristol Circle, Oakville, ON L6H 5S1

Legal Description of Subject 
Property

PCL BLOCK 2-11, SEC 20M492 ; PT BLK 2, PL 20M492 , PART 8 AND 64 
, 20R9192 ; S/T H396405 ; S/T H395923 OAKVILLE

Purpose of Report Estimate current Market Value

Intended Use Internal Financial Purposes. 

Intended User Kavinder Dhillon

Property Interest Appraised Freehold

Effective Date of Appraisal October 24, 2025

Unit Area (SqFt) Office:                                    4,320 SqFt
Warehouse:                         9,180 Sq Ft
Total:                                    13,500 SqFt

Assessed Value (2025)

Property Tax Levy (2024)

$3,190,000

$49,311.93

Land Use Classification E2 sp:43 (Business Employment)

Highest and Best Use Existing use

VALUATION SUMMARY

Cost Approach ....................................................... Not Completed
Direct Comparison Approach ................................. $7,225,000
Income Approach................................................... $6,000,000

Final Estimate of Market Value ........................... $7,225,000

221



FACTUAL INFORMATION

Page 6 of 58

2.1 TERMS OF REFERENCE

PURPOSE
The purpose of this report is to estimate the current market value of the subject property. 
According to The Appraisal of Real Estate (3rd Canadian Edition), Market Value is defined as:

all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition 
are the consummation of a sale as of a specified date and the passing of title from seller to buyer 
under conditions whereby:

1.) Buyer and seller are typically motivated;
2.) both parties are well informed or well advised, and acting in what they consider 

their own best interests;
3.) a reasonable time is allowed for exposure in the open market;
4.) Payment is made in terms of cash in Canadian dollars or in terms of financial 

arrangements comparable thereto; 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 

INTENDED USE | INTENDED USER
The intended use of this appraisal is to assist the client with internal financial purposes related to 
the subject property. The intended user of this report is limited to Kavinder Dhillon. Unauthorized 
use of the data, analyses and conclusions presented in this report is strictly prohibited.

PROPERTY RIGHTS APPRAISED
The valuation of real property includes both physical real estate and rights that one or more 
individuals, partnerships, or corporations may have or contemplate having in the ownership or 
use of land and improvements. Special attention is given to any limitations of ownership rights, 
such as easements, encroachments, liens, or leases. The property rights appraised in this report 
are that of a Freehold Interest. According to The Appraisal of Real Estate (3rd Canadian Edition), 
a Freehold Ownership is defined as:

"the purest form of ownership, unencumbered by other interests or estates, subject 
only to the governmental restrictions such as taxation, expropriation, police power 

and escheat."

EFFECTIVE DATE OF VALUATION
The effective date of valuation is October 24, 2025. Photographs appended were taken by the 
appraiser on October 24, 2025, the date of the inspection. Data collection and report preparation 
was completed by Ryan Baldeo, AACI, P.App.
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FACTUAL INFORMATION

Page 7 of 58

SCOPE OF WORK
The appraiser has developed a narrative appraisal adhering to the reporting requirements set 
forth and recommended by the Appraisal Institute of Canada under the Canadian Uniform 
Standards of Professional Appraisal Practice.

Inspection:  The effective date of valuation is October 24, 2025

Type of Analysis The approaches applied to estimate value were investigated as to their
relevance to this assignment, including a review of market data necessary to properly apply these 
approaches.  In this regard the Direct Comparison and Income Approaches have been applied 
and later reconciled to a final estimate of value.

Data Research: Publications produced by the Town of Oakville provided information on 
applicable land use controls.  Sources of market evidence included, as appropriate, the local real 
estate board, Land Title Office transactions including those reported by Data Systems and local 
assessors, and real estate agents, vendors and purchasers active in the market.  GeoWarehouse
and Teranet Express services provided information on the state of title.

The client provided the following information:

Property Taxes

Audits and Technical Investigations: 
We did not complete technical investigations such as:

Detailed inspections or engineering review of the structure, roof or mechanical systems;
An environmental review of the property;
A site or building survey;
Investigations into the bearing qualities of the soils; or
Audits of financial and legal arrangements reported by (name) concerning the leases.

VERIFICATION OF THIRD-PARTY INFORMATION
The analysis set out in this report relied on written and verbal information obtained from a variety 
of sources we considered reliable.  Unless otherwise stated herein, we did not verify client-
supplied information, which we believed to be correct.  The mandate for the appraisal did not 
require a report prepared to the standard appropriate for court purposes or for arbitration, so we 
did not fully document or confirm by reference to primary sources all information herein.
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FACTUAL INFORMATION

Page 8 of 58

2.2 ORDINARY ASSUMPTIONS AND LIMITING CONDITIONS

The conclusions expressed in this appraisal report are subject to the following ordinary 
assumptions and limiting conditions, and any others which may be set out in the report:

The certification that appears in this appraisal report is subject to compliance with the Personal 
Information and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of 

1. This report is prepared at the request of the client and for the specific use referred to 
herein. It is not reasonable for any other party to rely on this appraisal without first 
obtaining written authorization from the client, the authors, subject to the qualification 
below. Liability is expressly denied to any person other than the client and those who 
obtain written consent and, accordingly, no responsibility is accepted for any damage 
suffered by any such person as a result of decisions made or actions based on this report. 
Diligence by all intended users is assumed.

2. 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 and confirmed in writing.

3. The appraiser will not be responsible for matters of a legal nature that affect either the 
property being appraised or the title to it. No registry office search has been performed 
and the appraiser assumes that the title is good and marketable and free and clear of all 
encumbrances including leases, unless otherwise noted in this report. The property is 
appraised on the basis of it being under responsible ownership.

4. The subject property is presumed to comply with government regulations including zoning, 
building codes and health regulations and, if it doesn't comply, its non-compliance may 
affect market value.

5. 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.

6. This report is completed on the basis that testimony or appearance in court concerning 
this appraisal is not 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 appraisal report and data related thereto and the provision of 
appropriate compensation.

7. Unless otherwise stated in this report, the appraiser has no knowledge of any hidden or 
unapparent conditions of the property (including, but not limited to, its soils, physical 
structure, mechanical or other operating systems, its foundation, etc.) or adverse 
environmental conditions (on it or a neighboring 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 
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FACTUAL INFORMATION

Page 9 of 58

involved in completing the appraisal. 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 appraiser. 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 appraiser is not qualified to comment on environmental issues 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. Unless expressly stated, the 
property is assumed to be free and clear of pollutants and contaminants, including but not 
limited to molds or mildews or the conditions that might give rise to either, and in 
compliance with all regulatory environmental requirements, government or otherwise, and 
free of any environmental condition, past, present or future, that might affect the market 
value of the property appraised. If the party relying on this report requires information 
about environmental issues, then that party is cautioned to retain an expert qualified in 
such issues. We expressly deny any legal liability relating to the effect of environmental 
issues on the market value of the subject property.

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

10.
and conditions seen for the purposes of a standard appraisal inspection. The inspection 
scope of work includes the identification of marketable characteristics/amenities offered 
for comparison and valuation purposes only, in accordance with the CUSPAP.

11. The opinions of value and other conclusions contained herein assume satisfactory 
completion of any work remaining to be completed in a good and workmanlike manner. 
Further inspection may be required to confirm completion of such work.   The appraiser 
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 appraiser 
has not evaluated the quality of construction, workmanship or materials.   It should be
clearly understood that this physical inspection does not imply compliance with any 
building code requirements as this is beyond the professional expertise of the appraiser. 

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 appraiser 
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 appraiser'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 appraiser's privacy policy and in accordance with the PIPEDA.
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13. The appraiser has agreed to enter into the assignment as requested by the client named 
in the report for the use specified by the client, which is stated in the report. The client has 
agreed that the performance of this appraisal and the report format are appropriate for the 
intended use.

14. Written consent from the authors must be obtained before any part of the appraisal report 
can be used for any use by anyone except the client and other intended users identified 
in the report. Where the client is the mortgagee and the loan is insured, liability is extended 
to the mortgage insurer. Liability to any other party or for any other use is expressly denied 
regardless of who pays the appraisal fee. 

15. This appraisal report, its content and all attachments/addendums and their content are the 
property of CDC Inc. and the author. The client, intended 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.  

16. 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 appraiser, can be relied 
upon without fault.

17. Where the intended use of this report is for financing or mortgage lending, it is a condition 
of reliance on this report that the authorized user has or will conduct loan underwriting and 
rigorous due diligence in accordance with the standards of a reasonable and prudent 

capacity to service his/her debt obligations on a timely basis, and to conduct such loan 
underwriting and due diligence in accordance with the standards set out by the Office of 
the Superintendent of Financial Institutions (OSFI), even when not otherwise required by 
law. Liability is expressly denied to those that do not meet this condition.

18. Where the intended use of this report is for mortgage insurance, it is a condition of reliance 
on this report that the authorized user will conduct loan insurance underwriting and 
rigorous due diligence in accordance with the standards of a reasonable and prudent 

willingness and capacity to service his/her debt obligations on a timely basis, to conduct 
such loan insurance underwriting and/ due diligence in accordance with the standards set 
out by the Office of the Superintendent of Financial Institutions (OSFI), even when not 
otherwise required by law. Liability is expressly denied to those that do not meet this 
condition.

19. 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 
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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.

2.3 EXTRAORDINARY ASSUMPTIONS / HYPOTHETICAL CONDITIONS

N/A
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2.4 IDENTIFICATION OF THE PROPERTY

GENERAL PROPERTY DESCRIPTION
The subject property entails a flex use property.  The property is located in a business park in
southeast Oakville in an area known as the Winston Business Park.

MUNICIPAL ADDRESS / LEGAL DESCRIPTION 
According to the municipality, the address of the subject property is 2520 Bristol Cir, Oakville, ON 
L6H 5S1 

The legal description is:

PCL BLOCK 2-11, SEC 20M492 ; PT BLK 2, PL 20M492 , PART 8 AND 64 , 20R9192 ; S/T H396405 ; S/T 
H395923 OAKVILLE &

The current owner of the property is identified on the title as:

2842878 ONTARIO INC.

OWNERSHIP HISTORY
The subject property was bought, along with 2528 Bristol Circle, by 2842878 ONTARIO INC. on 
September 28, 2021 for $9,207,000. 
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3.0 PROVINCIAL OVERVIEW

Ontario is Canada's most populous province; accounting for almost 40% of the country's total 
population and is the second largest province by land area. Ontario is home to Canada's capital 
city of Ottawa. Canada's most populous city is the province's capital, the City of Toronto. Ontario 
is bordered to the east by Quebec, Manitoba to the west, and Hudson's Bay to the north, and the 
United States of America to the south. 

POPULATION
As of October 1st 14,411,424.1 This represents an 
annual average growth of 1.1% over the last ten years. Immigration remains a primary population 
growth force.

ECONOMY
The Ontario is the country's leading manufacturing province; its largest trading partner is the U.S 
state of Michigan, usually regarding automotive parts and/or vehicles.

Ontario enjoys plentiful natural resources, and excellent transportation links to the United States; 
these include access to the Great Lakes, which make ocean access possible via container ships.  

of the region being part of the North American Rust Belt. Top five international exports include 
motor and vehicle parts, precious metals and stones, mechanical equipment, electric machinery 
and plastic products. 2

Ontario's 2017 GDP was reported as $826 billion, reported to represent 38.6% of the national 
total. Primary household income per capita is reported as $38,664, slightly higher than the 
national average of $38,249.3

The unemployment rate in Ontario is estimated at 6.0% as of February 2019. The national 
unemployment rate in February 2019 was also 5.8%.4

INVESTMENT AND MAJOR PROJECTS
The province of Ontario accounted for 7% of a foreign direct investment into North America in the 
year 2017, down from 8% in 2016.5 The value of capital investment increased from $3.7 billion in 
2017 to $6.9 billion in 2017, representing 113 FDI projects.

1 Ontario Ministry of Finance, https://www.fin.gov.on.ca/en/economy/ecupdates/factsheet.html
2 Ontario Ministry of Finance, https://www.fin.gov.on.ca/en/economy/ecupdates/factsheet.html
3 Government of Ontario, https://www.ontario.ca/page/labour-market-report-september-2018
4 Statistics Canada, https://www.statcan.gc.ca/tables-tableaux/sum-som/l01/cst01/lfss01b-eng.html
5 Invest in Ontario, https://www.investinontario.com/spotlights/ontario-canada-top-3-destination-capital-
investment
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Ontario Economic Overview

Ontario is no longer expected to enter a technical recession, but projected 2025 
-pandemic 

performance since the Global Financial Crisis.
Trade uncertainty is weighing heavily on the outlook, restraining business 

investment and driving a sharp contraction in export-oriented manufacturing, 
particularly in vehicles and steel.

U.S. exports remain weak, non-U.S. markets have picked up some of the slack.
A modest manufacturing recovery is projected for 2026, helped by improving 

Consumer spending appeared solid in early 2025, possibly lifted by the carbon tax 
removal, but high household debt, rising mortgage renewals, and soft labour markets 
may limit momentum.

Population growth is slowing significantly, and job losses particularly in the 
education sector are contributing to economic softness.

lowest since 2015 and continued weakness in condo construction.
That said, existing home sales have rebounded strongly up 25% since March

with improving demand, falling prices, and rising GTA condo resales pointing to a 
gradual housing market recovery.

Source: TD Provincial Economic Forecast 2025, Statistics Canada, CMHC, CREA
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3.1 TOWN OF OAKVILLE

The Town of Oakville is located on the north shore of Lake Ontario and covers approximately 139 
square kilometers.  The city is bordered to the east by the City of Mississauga, by the Town of 
Milton to the north and by the City of Burlington to the west.  

POPULATION
The Town of Oakville has seen significant annual increases in population, mainly due to being on 
the western border of the expanding Greater Toronto Area. It also as a strong commercial and 
industrial economy of its own, with many national and international companies having their 
headquarters located there such as Ford Motor Company. The largest employers, however, are 
in the education, healthcare and government sectors.  The population of the town, according to 
Census Canada, was 193,832 in 2016.  

ECONOMY
Oakville has an abundance of available employment land and has averaged over 500,000 SqFt
of new commercial and office development each year since 2010.  Knowledge based jobs make 
up a majority of the employment and Oakville has the highest share of educational, institutional, 
professional, scientific and technical services jobs in all of Halton Region. As shown on the 
following chart, Oakville has a highly skilled and educated workforce.  

With regard to development, industrial and commercial space has been steady over the last five 
years:
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RESIDENTIAL HOUSING MARKET 
While housing price increases have slowed relative to the large increases experienced in the last 
three years, mainly due to government imposed legislation, the effect is still being felt by new 
home buyers as affordability remains an issue across the Greater Toronto Area. New 

Street is complete, four new communities are planned for the north side of Dundas: 407West 

Oakville remains active from a new development perspective throughout the town, as re-
development and intensification continues in the mature neighbourhoods, as shown on the map 
below:
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3.3 AREA OVERVIEW

The subject property is situated within a business park in the Town of Oakville. The building, which 
consists of two units, is situated on the south side of Bristol Circle just south of Dundas Street and 
west of Winston Churchill Boulevard. The surrounding property uses are mostly industrial, 
commercial and retail in nature.

The map below shows the location of the subject property:     
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3.4 SITE DESCRIPTION

LOCATION
The subject property is one unit in a two unit flex use building. The property is located in southeast
Oakville near the City of Mississauga border. The map below shows the location of the two units
within the building.

SITE DESCRIPTION
The site upon which the subject property is located is a rectangular shaped lot with frontage to 
Bristol Circle on the north side. Each unit has parking at the side and rear of the property and are 
accessed via Bristol Circle.

SOIL CHARACTERISTICS, TOPOGRAPHY AND DRAINAGE
The subject is flat and at grade with adjacent parcels to the east and west. To the east and west 
are other flex use buildings. To the north is Bristol Circle, which runs east to west. The subject 
lies in a primarily commercial area. There were no drainage problems noted at the time of 
inspection. The driveway, parking and loading areas show signs of cracking and patchwork.
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There were no obvious signs of contaminants or hazardous materials present during the site 
inspection; however, this does not preclude the existence of such contaminants and we 
recommend retaining the services of an expert in the field should the reader require additional 
information.

UTILITY SERVICES
The subject is fully serviced to municipal standards including potable water, sanitary sewer, storm 
water drainage, electricity, natural gas and telecommunication lines. 

STREET IMPROVEMENTS
Bristol Circle is a one lane, paved, bi-directional roadway with street lights, curbing and
sidewalks.

SITE ACCESSIBILITY
The subject is located within a business park near two major arterial roads, Dundas Street and 
Winston Churchill Boulevard as well as Highway 403. Both units have their own access from 
Bristol Road to the parking areas. As such, access to the subject site is considered generally 
good.

SURROUDING AREAS
The subject property is located in a mature area with a mix of commercial, industrial and retail 
uses. The subject property is compatible with the surrounding development.      

ENCUMBRANCES

The title to the subject property has the following known registered encumbrances.

Registration 
No.

Encumbrance Registered By

HR1850746
HR1850775 CHARGE BUSINESS DEVELOPMENT BANK OF CANADA

Although these encumbrances are not considered to negatively impact the marketability of the 
subject, commenting on legal matters is beyond the scope of our expertise and as such, we 
recommend the reader contact legal counsel to obtain additional information in this regard.
(Please refer to Schedule A for Certificates of Title).
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3.6 LAND USE CLASSIFICATION

MUNICIPAL INFORMATION AND HIGHEST & BEST USE

Zoning

According to the Town of Oakville zoning bylaw #2014-
014, the subject is zoned as E2 Business 
Employment. Please refer to Schedule B for a full list 
of permitted uses.

Permitted Uses

Business Office
Art Gallery
Commercial School
Commercial Day Care
Financial Institution
Retail
Manufacturing
Warehouse

Zoning Conformity Conforms
Assessment (2025) and Taxes (2024) $3,190,000 / $49,312
Highest and Best Use Land For commercial/industrial development
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3.7 ASSESSMENT AND TAXES

According to the Municipal Property Assessment Corporation, the 2025 assessed value of the 
subject property as a freehold estate is $3,190,000. The 2024 property tax levy as per the Town 
of Oakville is $49,312.

3.8 IMPROVEMENT DESCRIPTION

The following information is based on information obtained from the owner as well as the 
inspection.
                                                                      
Unit Area (Sq. Ft.) Office:                                    4,320 SqFt

Warehouse:                           9,180 Sq Ft
Total:                                    13,500 SqFt

Foundation Poured Concrete 

Structural Framing Steel

Exterior Walls Brick

Flooring Vinyl, Ceramic Tile, Broadloom, Concrete

Roofing Flat roof, asphalt and gravel    

Electrical N/A (assumed sufficient)

Heating Gas Roof Top HVAC

Remaining Economic Life 45 years

Effective Age 15 years   

The subject property consists of an office area and warehouse, both of which appear to be in 
good condition.

Recent renovations include:
- Power upgrade/move: Adding 480Vac, 112KVA power source to the warehouse area
- Converted open area to board room.

SITE IMPROVEMENTS
Site improvements are typical of this type of development and entail common surface parking 
area, including curbing and walkway. There is also perimeter landscaping. Overall condition of 
the site improvements is average.
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SITE PLAN
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SITE PHOTOS
Below are photographs taken by the appraiser on the inspection date, October 24, 2025
  

Reception Warehouse

Loading Bay Hallway / Office Area

Lunch Room Boardroom
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FLOOR PLAN (EAST SIDE)
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EFFECTIVE AGE
The subject property is understood to be constructed in 1990, indicating a chronological age of 
35 years. The chronological or actual age of a property is defined as the number of years since 
the building was fully constructed. Conversely, the effective age of a property is defined as the 
age indicated by the overall condition and utility of the property. The effective age of a property 
can be less than, greater than, or equal to its chronological age depending on several factors. 
The appraiser estimates the effective age by taking recent renovations and repairs, maintenance 
history and the overall utility of the property into account and then compares these factors to 
similar properties in the market place. In the case of the subject property, an effective age estimate 
of 15 years is considered reasonable given its current condition.

REMAINING ECONOMIC LIFE
The economic life of a property is defined as the period from when the property was constructed 
that it contributes value to the underlying site. It is important to distinguish the difference between 
the economic life and the physical life of a property. Unlike the physical life of a property, which 
is based on how long the improvement can be expected to exist physically, the economic life is 
dependent on factors over and above the physical existence of the improvement and includes 
functional and external considerations. 

Functional considerations can include building design and layout, energy efficiency and 
construction materials. External considerations often include the life cycle of the area, state of the 
overall economy and the supply and demand conditions affecting the property. A property owner 

re-modelling, and demolition and replacement with a suitable new structure. 

Remaining economic life is simply the economic life (as defined above) minus the effective age. 
As such, it is obvious the remaining economic life of an improvement will always be less than or 
equal to the economic life. According to Marshall and Swift, a generally accepted 
costing manual, the average physical life expectancy of a building like the subject is 60 years. 

As mentioned earlier, the physical and economic life expectancy of a property is not necessarily 
the same. Based on the economic life cycle of similar developments and discussions with 
builders/developers in the area, the economic life expectancy of the subject property is estimated 
to be 60 years. 

In short, the total economic life of the subject property has been estimated at 60 years. As the 
effective age of the property has been estimated at 15 years, the remaining economic life of the 
improvement is calculated as 45 years.  

OCCUPANCY DETAILS
As of the effective date, the subject property is owner occupied (LabTest Certification)
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4.0 HIGHEST AND BEST USE 

THEORY AND PRINCIPLE OF HIGHEST AND BEST USE
The concept of highest and best use is vital to the valuation process as it highlights the 
fundamental factors which need to be analyzed in order to justify the most likely use of a property. 
A competitive market, such as that for real estate, requires market participants act in a way that 
maximizes their utility, or benefit. In doing so, market participants place value on certain 
characteristics of properties as these features determine the utility attainable from the asset. This 
most productive or utility maximizing use is called the highest and best use and according to The 
Appraisal of Real Estate (Third Canadian Edition) is defined as:

possible, appropriately supported, financially feasible, and that results in the highest value. 
Implicitly stated within this definition is that highest and best use must be:

Legally permissible 
Physically possible
Financially feasible

Each of these four criteria are discussed further below:

Legally Permissible In addition to the land use designation applicable to the site, 
private restrictions recorded on the title to the property can also 
limit the potential uses to which the site can be put. In cases 
where both public and private restrictions affect a property, the 
most restrictive guidelines typically prevail. 

Physically Possible The physical characteristics of a site are fundamental in 
determining the potential uses to which the site can be put. For 
instance, the size, shape, topography, soil conditions, and 
panoramic views of a site greatly impact the type of improvement 
which can be constructed

Financially Feasible Once the previous two tests of physical and legal permissibility 
have been satisfied, the range of uses are narrowed to include 
only those which produce a positive financial return. In other 
words, only those uses which result in value exceeding costs are
considered financially feasible. 

Maximally Productive The maximally productive use of a site is the physically possible, 
legally permissible, and financially feasible use which results in 
the greatest net return to the subject site.
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In addition to the aforementioned criteria, the Highest and Best Use of a property is influenced by 
several fundamental principles. Of these related principles, the economic concept of supply and 
demand is considered the most important as a market is essentially the interaction between 
buyers (demanders) and sellers (suppliers). Although not directly proportional, an increase in 
supply or a decrease in demand tends to reduce the equilibrium price while a decrease in supply 
or increase in demand does the opposite. Knowing the current and expected state of the market 
with respect to supply and demand conditions is vital in assessing the highest and best use of a 
property. 

The principle of conformity is also important in determining the highest and best use of a site as 
it states the value of a property is created and sustained when the characteristics of the property 
conform or match the demands of market participants. For instance, if the zoning bylaw governing 
a particular site allows for maximum site coverage of 50 per cent and the majority of sites in the 
area are only developed to 30 per cent site coverage, the principle of conformity would suggest 
the subject should also be developed to 30 per cent site coverage. 

It is important to note a distinction is made between the highest and best use of the land as vacant 
and the highest and best use of the land as improved.  The highest and best use of the land as 
improved addresses the issue of whether or not the current improvement is maximizing the value 
of the property. The current improvement may add value to the property as a result of its remaining 
economic life; however, an improvement with no remaining economic life may actually detract 
value from the property due to costs associated with demolition or environmental damage.  That 
being said, The Appraisal of Real Estate (Third Canadian Edition) states:

renovation or rehabilitation, expansion, adaptation or conversion to another use, partial or total 

The subject property is currently improved. As such, we will perform an analysis of the Highest 
and Best Use of the site as vacant and as improved. 

ANALYSIS OF HIGHEST AND BEST USE AS VACANT
The four criteria of Highest and Best Use analysis are evaluated below.

Legally Permissible The subject property is zoned E2 Business Employment. This 
designation allows for numerous commercial uses. In terms of 
private restrictions, there are no encumbrances registered 
against the title to the subject property which are considered to 
further limit the legally permissible uses of the site. Considering 
the preceding, the legally permissible uses of the subject site are 
limited to those permitted and discretionary uses listed under the 
current land use bylaw.  

Physically Possible The land parcel is rectangular in shape. The site has good
exposure and access. Moreover, the subject is fully serviced to 
municipal standards. Based on the foregoing, it is evident there 
are no physical constraints which would preclude the legally 
permissible uses of the site. 
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Financially Feasible &
Maximally Productive  In determining which legally and physically possible uses result 

in a positive financial return, it is necessary to consider several 
factors. Firstly, it is evident the area is built out. There is demand 
within the market area for commercial land, specifically within the 
immediate area. 

With respect to the maximally productive use of the site, a
commercial use that conforms to the land use bylaw would likely 
achieve this objective.   

HIGHEST AND BEST USES AS A VACANT CONCLUSION
Given the preceding analysis, the highest and best use as vacant is a commercial use that 
conforms to the land use bylaw.   

ANALYSIS OF HIGHEST AND BEST USE AS IMPROVED
The subject property is dual tenanted flex building. The existence of the subject building indicates 
the test of physical possibility has been satisfied. In addition, the existing improvements conform 
to the current land use bylaw, thus the test of legal permissibility is satisfied. All units are occupied, 
indicating market demand. In addition, there have been numerous sales of flex buildings in other 
competing developments in the market. This indicates that the existing use is financially feasible

HIGHEST AND BEST USE AS IMPROVED CONCLUSION
The existing improvements add value to the underlying land and fall within the parameters 
outlined in the conclusion to the highest and best use of the site as if vacant. As the current 
improvements contribute value to the land, it is reasonable to assume no rational purchaser would 
raze the existing building and redevelop the site with a similar structure. Consequently, it is evident 
the highest and best use as improved is the continuation of the existing use.

4.1 VALUATION METHODOLOGY

In arriving at an indication of the market value of the subject property, each of the following three 
generally accepted methods of valuation have been considered:

THE COST APPROACH
The Cost Approach to valuation for commercial properties tends to be a good indicator of value 
for new construction or recently built facilities and special purpose structures. It should be noted, 
however that cost and value are not always synonymous and use of the Cost Approach in 
valuation of older buildings may be challenging due to the difficulty of accurately estimating the 
depreciation. On this basis, the Cost Approach is not considered a relevant valuation approach
and has not been completed. 

THE INCOME APPROACH
The estimate of value by the Income Approach is a method of estimating value on income 
producing properties.  The annual net operating income or probable net income (before provision 
for debt service or income taxes) is capitalized at an overall rate consistent with the current 
market. Similarly, a discounted cash flow analysis can be performed.  
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The subject property is currently both owner occupied, and tenant occupied. The property would 
hold appeal to both an owner user and investor. As such, the income approach is considered a 
valid valuation methodology and will therefore be used in this analysis.    

THE DIRECT COMPARISON APPROACH
This approach to an estimate of value is justified on the principle of substitution, which affirms that 
a prudent purchaser will not pay more for a property than the price of an equally desirable 
substitute property available under similar conditions.  This approach is capable of providing a 
reliable indication of market value, given an adequate number of sales involving properties 
bearing sufficient degrees of direct comparability to the subject. Given the availability of 
comparable sales in the market, the Direct Comparison Approach is considered a valid method 
of valuation and will therefore be used in this analysis.

4.2 THE DIRECT COMPARISON APPROACH

A major premise of the direct comparison approach indicates the market value of a property is 
correlated to the prices of comparable, competitive properties. As such, an estimate of market 
value is derived by comparing properties like the subject property in terms of legal, physical, 
location, and economic characteristics. Similar properties which have recently sold represent the 
comparable data used in this approach. As no two parcels of real estate are physically identically, 
comparative analysis of properties focuses on similarities and difference that affect value. A 
systematic procedure whereby the appraiser attempts to derive an estimate of market value 
includes the following steps:

1. Research the market for information on sales transactions, listings, and offers to purchase 
properties like the subject property.

2. -length transactions.

3. Select relevant units of comparison (ex. Price per unit) and develop a comparative analysis 
for each unit.

4. Identify differences between comparable sale properties and the subject property using 
elements of comparison and adjust accordingly. If comparable properties are too dissimilar 
in comparison to the subject property, they must be removed from further analysis.

5. Reconcile the various value indications produced from the analysis of comparable 
properties into a single value indication or a range of values.
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IDENTIFICATION OF COMPARABLES
A comprehensive investigation was conducted in efforts to find comparable indices considered 
most like the subject in terms of location, date of sale, size, servicing and zoning. We have 
searched the subject area for sales of similar commercial properties.        

UNITS(S) OF COMPARISON
To estimate the value of the subject property, it is necessary to develop a unit of comparison. 
Developing a unit of comparison not only facilitates comparison between comparable properties, 
but it also reflects the way market participants compare properties. Furthermore, developing an 
appropriate unit of comparison can reduce the need to make size adjustments. In this case, the 
unit of comparison selected is the price per square foot of building area. This is a typical unit of 
comparison.          

ELEMENTS OF COMPARISON
The dynamic nature of real estate requires several elements of comparison be analyzed prior to 
reaching an indication of market value. Consequently, the following variables are analyzed when 
conducting comparative analysis:

Property Rights Appraised
Financing Terms
Conditions of Sale
Expenditures made immediately after purchase
Market Conditions (Time)
Location
Physical characteristics
Economic Conditions
Use (zoning)
Non-realty components of value

The table below summarizes locational, physical and economic considerations from market 
transactions. Please refer to Schedule D for sales transactions.

Subject Indicator #1 Indicator #2 Indicator #3 Indicator #4

Address

2520  
Bristol 
Circle

2709 
Coventry 

Road
1151 South 

Service Rd W

2788 
Portland 

Drive
2100 South 

Sheridan Way

Municipality Oakville Oakville Oakville Oakville Mississauga

Sale Date n/a 5/14/2025 8/16/2024 6/24/2024 6/17/2025

Sale Price n/a $6,800,000 $9,500,000 $7,935,000 $4,050,000

Building Type Flex Flex Flex Flex Flex

Unit Area (Sq Ft) 13,500 13,987 17,500 14,906 8,780
Net Leasable Area 
(Sq Ft) 13,500 13,987 17,500 14,906 8,780

Site Size (SqFt) 33,605 40,483 56,976 64,904 31,461
Site Coverage 
Ratio 40% 35% 31% 23% 28%
Office / Industrial 
Space Ratio 32 / 68 15 / 85 40 / 60 25 / 75 35 / 65
Price per Sq. Ft n/a $486.17 $542.86 $532.34 $461.28
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COMPARABLE SALES MAP
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The comparable sales used in this analysis require consideration of adjustments for unit size, 
location, age and condition.  The intent is to quantify adjustments in a manner where most 
participants in the market would likely meet. These adjustments are illustrated in the grid above 
under the headings of location, size and age/condition. An explanation of each required 
adjustment follows.

The sales chosen were sold between June, 2024 and June, 2025. There are four sources that 
can give guidance as to the level that prices have moved in the market; published statistics, re-
sales of properties over the period analyzed, trends of lease rates (direct correlation between 
prices and lease rates), and indicators from professionals active in the market (agents, 
consultants etc.). Indicator #2 and #3 were sold in 2024 and were given upward market condition 
adjustments. 

Location adjustments consider a number of factors. The sales indicators are all located in the 
Town of Oakville or nearby City of Mississauga, thus are exposed to similar general economic 
factors and location influences. Site specific considerations are made for factors such as 
corner/mid-block lots, access, exposure, neighbourhood conformity, services, site topography, 
floor level, etc. Adjustments for location are somewhat subjective and often considered in-light of 
experience and conversations with professionals active in the market. Quantification is largely 
based on the relation of land values between the subject and the comparables.

The age and condition of the improvements are considered under the design adjustment category.  
Characteristics considered include the amount and quality of office space development, 
construction materials (steel, concrete block etc.), ceiling heights, upper floor space, functional 
obsolescence, and special building features (craneways, fire sprinklers, etc.).  These adjustments 
are calculated based on the improvement value, expressed as a percentage of the total property 
value. 

Size adjustments are considered under the Unit Area category. Generally, larger units sell for a 
lower value per square foot, all else being equal.

Lot size adjustments are considered under the Site Area category. Smaller lots than the subject 
would require an upward adjustment and vise versa. 

lower lot coverage is preferred as it allows for easier exit/entry, greater parking, exterior storage 
as well as future expansion. 

It is evident the four comparable indices included in our analysis indicate an adjusted price range 
of $526.02 and $548.31 per square foot, with mean and median adjusted values of $534.90 and 
$532.63
where atypical conditions of sale or financing terms were not considered to impact the transaction 
price. As a result, no adjustments have been made to the indices for these factors. 

With regard to location, the subject property is in a business park along the Mississauga / Oakville 
border. Indicator #1 and #3 are both in the same business park; however, Indicator #1 has 
exposure to Bristol Circle like the subject whereas Indicator #3 is in an interior roadway with no
visual or vehicular exposure, therefore an upward adjustment was made. Indicator #4 is not 
located in a business park and is behind a highway offramp with limited access and exposure, 
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therefore an upward adjustment was made. Indicator #2 is not in a business park but has highway 
exposure, therefore no adjustment is deemed necessary.

All Indicators are within a reasonable size difference than the subject, therefore no adjustment 
was deemed necessary.

Indicator #2 and #3 have larger site areas, therefore a downward adjustment was made. 

Indicator #3 and #4 have superior site coverage ratios and therefore received downward 
adjustments.

With regard to age/condition, all four indicators are in average to good condition, as is the subject. 
Because of the flex nature of the subject and comparables, various ratios of office to industrial 
space can be achieved according to the owner/tenants use and preferences. Industrial spaces 
are often unfinished or have minimal finishes whereas office space is finished for internal use. 
Because of the extra cost of finishing, a greater ratio of office space adds more value to the 
property. Indicator #1 and #3 have smaller office ratios, therefore upward adjustments were made. 
Although comparable #4 has a similar office ratio, it is a much older building, therefore an overall 
upward adjustment was made. Indicator #2 has a similar office ratio as the subject and required 
no adjustment.

In arriving at a final estimate of value, we have applied greater weight toward Indicator #1 since 
it is a recent sale and required minimal adjustment. Taking all factors into account, we have 
concluded an indication of value by the Direct Comparison Approach of $535 per square foot of 
unit area. The resultant value estimate is $7,225,000 (13,500 square feet of building area x 
$535.00 per square foot, rounded). 

$7,225,000
(SEVEN MILLION TWO HUNDRED TWENTY FIVE THOUSAND DOLLARS)

250



ANALYSIS AND CONCLUSIONS

Page 35 of 58

4.3 THE INCOME APPROACH

Investors purchasing income-producing real estate are primarily concerned with the earning 
power of their investment. Consequently, the principle of anticipation is paramount as it states the 
anticipation of future benefits creates value. The current value of a property is not based on its 

future benefits of acquisition. With this in mind, an investment with higher earnings will have a 
higher value, provided the amount of risk remains constant. 

There are two general methods under the income approach: yield capitalization and direct 
capitalization. The yield capitalization method examines the future cash flows from a property 
over a specified period of time and is commonly accomplished by applying a discounted cash flow 
(DCF) analysis. Discounted cash flow analysis allows the appraiser to reflect the changing pattern 
of earnings over the specified holding period. In doing so, the appraiser has the ability to analyze 
the earnings being generated from existing leases as well as those earnings anticipated in the 
future resulting from new leases and renewals. Thus, this method allows the appraiser to account 
for changing levels of occupancy, rents, recoveries and expenses throughout the holding period. 
This complex method of income capitalization requires a number of subjective assumptions that 
can be difficult to quantify. 

The direct capitalization method is a less complicated approach to valuation and one that is 
commonly used by market participants. It involves estimating a typical or stabilized level of 
earnings for the subject property and then converting this estimate into an estimate of value by 
using a market derived capitalization rate or income factor. By its nature, the direct capitalization 
method is not as accurate as the discounted cash flow approach as it does not reflect income and 
expense fluctuations over the holding period; rather, it provides a snapshot of the property at a 
particular point in time and assumes the continuation of this level of earnings. The capitalization 
rate is a function of interest rates, risk, loss of liquidity, and anticipated gains or losses over the 
holding period.

In short, both direct capitalization and yield capitalization are suitable when valuing income-
producing properties since both methods are used by market participants to translate the earnings 
of a property into value. As stated in The Appraisal of Real Estate (Third Canadian Edition), the 
following steps are necessary in applying either of these methods: 

1. Research the income and expense data for the subject property and comparables.

2. Estimate the potential gross income of the property by adding the rental income and any 
other potential income.

3. Estimate the vacancy and collection loss.

4. Subtract vacancy and collection loss from the total potential gross income to arrive at the 
effective gross income of the subject property.

5. Estimate the total operating expenses for the subject by adding fixed expenses, variable 
expenses, and a replacement allowance (where applicable).
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6. Subtract the estimate of total operating expenses from the estimate of effective gross 
income to arrive at net operating income.

7. Apply one of the direct or yield capitalization techniques to this data to generate an 
estimate of value via the income approach.

In the case of the subject property, we will apply the direct capitalization method as it is represents 
the valuation methodology used by most market participants. 

INCOME ANALYSIS
We have completed a market survey of competing properties upon which to base an estimate of 
a current market lease rate. The results of this rental study are summarized in the following table.

Index Address
Area 
(Sq. 
Ft)

Lease Rate Lease Type Lease Date Comments

1 1315 N Service Rd E 8,145 $20.50 N3 Sep-25 Office - Third
Floor - Built 2010

2 1670 N Service Rd E 1,292 $26.00 N3 Oct-25 Office - First Floor 
- Built 2022 - Shell

3 3400 Ridgeway Dr 5,554 $19.50 N3 Mar-25 Industrial - First 
Floor - Built 2005

4 3750A Laird Rd 8,713 $19.75 N3 Jan-25 Industrial - First 
Floor - Built 2009

COMPARABLE LEASES MAP
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The preceding market rent study includes all triple net lease agreements. The distinction between 
a net and gross lease is important as the former involves a base rental rate plus all applicable 
expenses (i.e. operating expenses) whereas the latter simply represents an all-in rental rate. In 
other words, a net rental rate passes any potential increases in operating expenses on to the 
tenant whereas a gross lease does not. A landlord will generally favour a net rental rate as 
potential increases in property taxes, utilities, etc. will be absorbed by the tenant, thereby 
guaranteeing the landlord with a set income stream. 

Index #1 is an office space, therefore, a lower rate for the subject space would be expected as it 
is only part office; however, it is on the third floor of an office building, therefore an overall higher 
rate for the subject would be expected. 

Index #2 is also an office space. A lower rate for the subject would be expected because it is only 
part office and is larger. 

Index #3 is an entirely industrial space, therefore a higher rate for the subject would be expected 
because it is part office. 

Index #4 is also an entirely industrial space, therefore a higher rate for the subject would be 
expected because it is part office. 

The four comparable leases indicate a range between $19.50 and $26.00 per square foot with an 
average of $21.44 per square foot. Taking all factors into account we have concluded a market 
rate for the subject space of $23.00 per square foot. The mid-range of the leases was chosen as
the subject is a special use space as a laboratory, and is part office part warehouse. 

OPERATING EXPENSES
We are completing the income analysis on the basis of a triple net lease agreement. This is 
consistent with the majority of market lease agreements. On this basis, the tenant is responsible 
for payment of their proportionate share of the property tax levy and operating expenses. 
Structural repairs and maintenance are typically the responsibility of the landlord. We have 
estimated operating expenses using market rates for similar commercial space that have sold 
recently in the area.

The total taxes, maintenance and insurance (TMI) is estimated to be $7.00 per square foot for the 
subject and we are aware the commercial property tax levy is approximately $2.19 per square 
foot, therefore total operating fees (Management, Insurance & Utilities) are approximately $4.81
per square foot. As such, we have estimated operating expense and property tax recovery at 
$7.00 per square foot. Because the subject is in good condition, structural allowance been 
conservatively estimated at 1% of potential gross income.

The reader is reminded these operating expenses are recoverable from the tenant; consequently, 
they are considered a source of income when calculating potential gross income. Once a vacancy 
and collection loss allowance has been deducted from potential gross income to arrive at effective 
gross income, these operating expense recoveries (and structural allowance) are deducted to 
arrive at an estimate of stabilized net operating income for the subject property.  
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VACANCY AND COLLECTION LOSS ALLOWANCE
A reduction in gross potential income resulting from vacancies, tenant turnover and non-payment 
of rent is categorized as vacancy and collection allowance. The quality of tenants, current and 
projected supply and demand conditions, and local economic conditions all influence this 
percentage allowance. Current vacancy levels are not necessarily indicative of long terms 
vacancy rates as the long-term rate reflects typical investor expectations over the entire holding 
period instead of a single point in time.

As the direct capitalization approach involves the capitalization of an income stream in perpetuity, 
it is necessary to determine a long-term vacancy rate for the subject property. The CoStar 
database has a current vacancy rate for the Oakville Industrial 1-3 Star market at 1.60%.
       
ESTIMATING NET OPERATING INCOME
In light of the preceding information, we have prepared the following pro forma operating 
statement for the subject property. 

Pro Forma Income Statement

Rental Revenue $310,500
Operating Expense Recoveries $94,509
Potential Gross Income $405,009
Less:
Vacancy and Collection Loss Allowance 1.60% -$6,480
Effective Gross Income $398,529
Less:
Operating Expense and Property Taxes

Taxes $29,574
Operating Expenses $64,935

Structural Allowance 1.00% $4,050
Stabilized Net Operating Income $299,970

OVERALL CAPITALIZATION RATE ESTIMATE
When adequate market data exist, deriving an overall capitalization rate from comparable sales 
is the preferred technique. Capitalization rates are influenced by numerous factors, the most 
important of which relates to the perceived risk of the income stream being capitalized. The 

relationship between the contract rental rate and market rental rate, anticipated income 
growth/decline, among others. Moreover, the calculation of the income stream can be influenced 
by various factors including the treatment of one-time expenses and allowances for vacancies 
and structural reserves. 

Sales of tenant occupied units are rare in the market. Moreover, tenant occupied units that do sell 
are quite often on a month to month lease or are owner occupied after the sale. 

The Canada Cap Rates & Investment Insights Q3 2025 Report by CBRE indicates capitalization 
rates for office / industrial space in the Toronto area at 5.00 to 5.25%
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RECONCILIATION 
The final step in the income approach is to apply the overall capitalization rate to the estimated 
stabilized net operating income. A summary of our Income Approach calculations is provided 
below. 

Low High
Stabilized Net Operating Income $299,970 $299,970
Capitalization Rate 5.00% 5.25%
Indicated Value by the Income Approach $5,999,395 $5,713,710
Rounded $6,000,000 $5,715,000

The subject property has a relatively low level of investment risk given the demand in the market 
for commercial flex properties. In arriving at a final estimate of value, we have selected the lower 
rate of the above range of 5.00% good condition and specialty use.    

$6,000,000
(SIX MILLION DOLLARS)
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4.4 RECONCILIATION

The subject property entails a commercial condominium unit in a multi-unit building. In arriving at 
an estimate of market value for the subject property, the Direct Comparison Approach and Income 
Approach have been completed. The value conclusions derived from the applicable valuation 
methodologies are provided below:

Direct Comparison Approach : $7,225,000
Income Approach : $6,000,000

Reaching a final estimate of value for the subject property not only involves the identification of 
the most probable selling price, but also the most probable purchaser. The Direct Comparison 
Approach best reflects the rationale of owner-users as it is based on the principle of substitution 
which states a prudent purchaser will not pay more for a property than the price of an equally 
desirable substitute property available
rationale is best reflected by the Income Approach as this methodology is primarily concerned 
with the earning potential of the property. Investors focus on the principle of anticipation which 
states the current value of a property is not based on its historical price or the cost of its creation; 

Approach has not been completed.  

The subject property is currently owner occupied and tenanted. Because it is not fully tenanted 
and therefore not a full income producing property, greater weight has been placed on the Direct 
Comparison Approach with strong support provided by the Income Approach.             

Based on the research and analysis herein, and subject to the Assumptions and Limiting 
Conditions stated on page 7 of this report we have formed the following opinion with respect to 
the current market value of the subject property as at October 24, 2025:

$7,225,000
(SEVEN MILLION TWO HUNDRED TWENTY FIVE THOUSAND DOLLARS)

REASONABLE EXPOSURE TIME
Reasonable exposure time is the estimated length of time the property interest being appraised 
would have been offered on the market before the hypothetical consummation of a sale at market 
value on the effective date of the appraisal. It is always presumed to have preceded the effective 
date of the appraisal and is based upon the analysis of past events assuming a competitive and 
open market. Exposure time is different for various types of real property and under various 
market conditions. Researching investment activity around the effective date and discussions with 
industry professionals, sellers and buyers in the marketplace suggest it would have taken 
approximately one to four months for the subject property to have been exposed on the 
marketplace prior to the consummation of a sale transaction.
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4.5 CERTIFICATION

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

The statements of fact contained in this report are true and correct;
The reported analyses, opinions and conclusions are limited only by the reported 
assumptions and limiting conditions and are my impartial and unbiased professional 
analyses, opinions and conclusions;
I have no past, present or prospective interest in the property that is the subject of this 
report and no personal and/or professional interest or conflict of with respect to the 
parties involved with this assignment.
I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment;
My engagement in and compensation is not contingent upon developing or reporting 
predetermined results, the amount of value estimate, a conclusion favoring the client, or 
the occurrence of a subsequent event.
My analyses, opinions and conclusions were developed, and this report has been 
prepared, in conformity with the CUSPAP.
I have the knowledge and experience to complete this assignment competently, and 
where applicable this report is co-signed in compliance with CUSPAP;
Except as herein disclosed, no one has provided significant professional assistance to 
the person(s) signing this report;

Continuing Professional Development Program;
The undersigned is a member in good standing of the Appraisal Institute of Canada.

The effective date of valuation is October 24, 2025. Appended photographs were taken by the 
appraiser on October 24, 2025, the date of inspection. Data collection and report preparation was 
completed by Ryan Baldeo, AACI, P.App.

Address: 2520 Bristol Circle, Oakville, ON
                                                                                                                                                                                                                             
Based upon the data, analyses and conclusions contained herein, the market value of the interest 
in the property described, as at October 25, 2025 is estimated at $7,225,000 As set out elsewhere 
in this report, this report is subject to certain assumptions and limiting conditions, the verification 
of which is outside the scope of this report.
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Respectfully Submitted,

CDC Inc.

__________________________________
Ryan Baldeo, AACI, P.App., MBA, BComm
AIC Member # 907025
November 9, 2025
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SCHEDULE A: CERTIFICATE OF TITLE
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SCHEDULE B: LAND USE BYLAW
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SCHEDULE C: SALES TRANSACTIONS
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SCHEDULE D: LEASE TRANSACTIONS
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NATIONAL COVERAGE | LOCAL EXPERTISE | EXCELLENT SERVICE                           cdcinc.ca 

 

 
November 9, 2025 

File #76683-25 
Kavinder Dhillon 
LabTest Certification 
205  8291 92 Street 
Delta, BC, V4G 0A4 
  
Dear Sir : 
 
Re: Appraisal of a Flex Use Property, 2528 Bristol Circle, Oakville, ON 
 
In accordance with your request, we have completed a narrative appraisal report regarding the 
above referenced property. The subject property entails a commercial property located in 
Oakville, Ontario.    
 
The purpose of this appraisal is to estimate the current market value of the subject property, a 
freehold interest. The intended use of this appraisal is for internal financial purposes relating to 
the subject property. The intended user of this report is limited to Kavinder Dhillon. Unauthorized 
use of the data, analyses and conclusions presented in this report is strictly prohibited. 
 
Based on the research and analysis herein, and subject to the Assumptions and Limiting 
Conditions stated on page 8 of this report, we have formed the following opinion with respect to 
the market value for the freehold interest of the subject property as of November 7, 2025: 
 

$5,225,000  
(FIVE MILLION TWO HUNDRED TWENTY FIVE THOUSAND DOLLARS) 

 
 
This report complies with the Appraisal Standard Rules set forth in the Canadian Uniform 
Standards of Professional Appraisal Practice. CDC Inc. and the undersigned appraiser are not 
responsible for unauthorized use of this report. 
 
 
 
 
Respectfully Submitted, 
 
CDC Inc. 
 

 
Ryan Baldeo, AACI, P.App., MBA, BComm 
AIC Member #907025 
November 9, 2025 
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2.0 EXECUTIVE SUMMARY

Reporting Standards Canadian Uniform Standards of  Professional Appraisal 
Practice (CUSPAP) Appraisal Standard Rules

Municipal Address of Subject 
Property

2528 Bristol Circle, Oakville, ON L6H 5S1

Legal Description of Subject 
Property

PCL BLOCK 2-10, SEC 20M492 ; PT BLK 2, PL 20M492 , PART 7 AND 63 
, 20R9192 ; S/T H396401 ; S/T H395923 OAKVILLE

Purpose of Report Estimate current Market Value

Intended Use Internal Financial Purposes. 

Intended User Kavinder Dhillon

Property Interest Appraised Freehold

Effective Date of Appraisal November 7, 2025

Unit Area (SqFt) Office:                                          0 SqFt
Showroom:                         9,010 Sq Ft
Total:                                    9,010 SqFt

Assessed Value (2025)

Property Tax Levy (2024)

$3,190,000

$19,732 (Estimated)

Land Use Classification E2 sp:43 (Business Employment)

Highest and Best Use Existing use

VALUATION SUMMARY

Cost Approach ....................................................... Not Completed
Direct Comparison Approach ................................. $5,225,000
Income Approach................................................... $4,060,000

Final Estimate of Market Value ........................... $5,225,000
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2.1 TERMS OF REFERENCE

PURPOSE
The purpose of this report is to estimate the current market value of the subject property. 
According to The Appraisal of Real Estate (3rd Canadian Edition), Market Value is defined as:

all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition 
are the consummation of a sale as of a specified date and the passing of title from seller to buyer 
under conditions whereby:

1.) Buyer and seller are typically motivated;
2.) both parties are well informed or well advised, and acting in what they consider 

their own best interests;
3.) a reasonable time is allowed for exposure in the open market;
4.) Payment is made in terms of cash in Canadian dollars or in terms of financial 

arrangements comparable thereto; 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 

INTENDED USE | INTENDED USER
The intended use of this appraisal is to assist the client with internal financial purposes related to 
the subject property. The intended user of this report is limited to Kavinder Dhillon. Unauthorized 
use of the data, analyses and conclusions presented in this report is strictly prohibited.

PROPERTY RIGHTS APPRAISED
The valuation of real property includes both physical real estate and rights that one or more 
individuals, partnerships, or corporations may have or contemplate having in the ownership or 
use of land and improvements. Special attention is given to any limitations of ownership rights, 
such as easements, encroachments, liens, or leases. The property rights appraised in this report 
are that of a Freehold Interest. According to The Appraisal of Real Estate (3rd Canadian Edition), 
a Freehold Ownership is defined as:

"the purest form of ownership, unencumbered by other interests or estates, subject 
only to the governmental restrictions such as taxation, expropriation, police power 

and escheat."

EFFECTIVE DATE OF VALUATION
The effective date of valuation is November 7, 2025. Photographs appended were taken by the 
appraiser on November 7, 2025, the date of the inspection. Data collection and report preparation 
was completed by Ryan Baldeo, AACI, P.App.
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SCOPE OF WORK
The appraiser has developed a narrative appraisal adhering to the reporting requirements set 
forth and recommended by the Appraisal Institute of Canada under the Canadian Uniform 
Standards of Professional Appraisal Practice.

Inspection:  The effective date of valuation is November 7, 2025

Type of Analysis The approaches applied to estimate value were investigated as to their
relevance to this assignment, including a review of market data necessary to properly apply these 
approaches.  In this regard the Direct Comparison and Income Approaches have been applied 
and later reconciled to a final estimate of value.

Data Research: Publications produced by the Town of Oakville provided information on 
applicable land use controls.  Sources of market evidence included, as appropriate, the local real 
estate board, Land Title Office transactions including those reported by Data Systems and local 
assessors, and real estate agents, vendors and purchasers active in the market.  GeoWarehouse
and Teranet Express services provided information on the state of title.

The client provided the following information:

Property Taxes

Audits and Technical Investigations: 
We did not complete technical investigations such as:

Detailed inspections or engineering review of the structure, roof or mechanical systems;
An environmental review of the property;
A site or building survey;
Investigations into the bearing qualities of the soils; or
Audits of financial and legal arrangements reported by (name) concerning the leases.

VERIFICATION OF THIRD-PARTY INFORMATION
The analysis set out in this report relied on written and verbal information obtained from a variety 
of sources we considered reliable.  Unless otherwise stated herein, we did not verify client-
supplied information, which we believed to be correct.  The mandate for the appraisal did not 
require a report prepared to the standard appropriate for court purposes or for arbitration, so we 
did not fully document or confirm by reference to primary sources all information herein.
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2.2 ORDINARY ASSUMPTIONS AND LIMITING CONDITIONS

The conclusions expressed in this appraisal report are subject to the following ordinary 
assumptions and limiting conditions, and any others which may be set out in the report:

The certification that appears in this appraisal report is subject to compliance with the Personal 
Information and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of 

1. This report is prepared at the request of the client and for the specific use referred to 
herein. It is not reasonable for any other party to rely on this appraisal without first 
obtaining written authorization from the client, the authors, subject to the qualification 
below. Liability is expressly denied to any person other than the client and those who 
obtain written consent and, accordingly, no responsibility is accepted for any damage 
suffered by any such person as a result of decisions made or actions based on this report. 
Diligence by all intended users is assumed.

2. 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 and confirmed in writing.

3. The appraiser will not be responsible for matters of a legal nature that affect either the 
property being appraised or the title to it. No registry office search has been performed 
and the appraiser assumes that the title is good and marketable and free and clear of all 
encumbrances including leases, unless otherwise noted in this report. The property is 
appraised on the basis of it being under responsible ownership.

4. The subject property is presumed to comply with government regulations including zoning, 
building codes and health regulations and, if it doesn't comply, its non-compliance may 
affect market value.

5. 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.

6. This report is completed on the basis that testimony or appearance in court concerning 
this appraisal is not 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 appraisal report and data related thereto and the provision of 
appropriate compensation.

7. Unless otherwise stated in this report, the appraiser has no knowledge of any hidden or 
unapparent conditions of the property (including, but not limited to, its soils, physical 
structure, mechanical or other operating systems, its foundation, etc.) or adverse 
environmental conditions (on it or a neighboring 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 
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involved in completing the appraisal. 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 appraiser. 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 appraiser is not qualified to comment on environmental issues 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. Unless expressly stated, the 
property is assumed to be free and clear of pollutants and contaminants, including but not 
limited to molds or mildews or the conditions that might give rise to either, and in 
compliance with all regulatory environmental requirements, government or otherwise, and 
free of any environmental condition, past, present or future, that might affect the market 
value of the property appraised. If the party relying on this report requires information 
about environmental issues, then that party is cautioned to retain an expert qualified in 
such issues. We expressly deny any legal liability relating to the effect of environmental 
issues on the market value of the subject property.

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

10.
and conditions seen for the purposes of a standard appraisal inspection. The inspection 
scope of work includes the identification of marketable characteristics/amenities offered 
for comparison and valuation purposes only, in accordance with the CUSPAP.

11. The opinions of value and other conclusions contained herein assume satisfactory 
completion of any work remaining to be completed in a good and workmanlike manner. 
Further inspection may be required to confirm completion of such work.   The appraiser 
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 appraiser 
has not evaluated the quality of construction, workmanship or materials.   It should be
clearly understood that this physical inspection does not imply compliance with any 
building code requirements as this is beyond the professional expertise of the appraiser. 

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 appraiser 
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 appraiser'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 appraiser's privacy policy and in accordance with the PIPEDA.
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13. The appraiser has agreed to enter into the assignment as requested by the client named 
in the report for the use specified by the client, which is stated in the report. The client has 
agreed that the performance of this appraisal and the report format are appropriate for the 
intended use.

14. Written consent from the authors must be obtained before any part of the appraisal report 
can be used for any use by anyone except the client and other intended users identified 
in the report. Where the client is the mortgagee and the loan is insured, liability is extended 
to the mortgage insurer. Liability to any other party or for any other use is expressly denied 
regardless of who pays the appraisal fee. 

15. This appraisal report, its content and all attachments/addendums and their content are the 
property of CDC Inc. and the author. The client, intended 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.  

16. 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 appraiser, can be relied 
upon without fault.

17. Where the intended use of this report is for financing or mortgage lending, it is a condition 
of reliance on this report that the authorized user has or will conduct loan underwriting and 
rigorous due diligence in accordance with the standards of a reasonable and prudent 

capacity to service his/her debt obligations on a timely basis, and to conduct such loan 
underwriting and due diligence in accordance with the standards set out by the Office of 
the Superintendent of Financial Institutions (OSFI), even when not otherwise required by 
law. Liability is expressly denied to those that do not meet this condition.

18. Where the intended use of this report is for mortgage insurance, it is a condition of reliance 
on this report that the authorized user will conduct loan insurance underwriting and 
rigorous due diligence in accordance with the standards of a reasonable and prudent 

willingness and capacity to service his/her debt obligations on a timely basis, to conduct 
such loan insurance underwriting and/ due diligence in accordance with the standards set 
out by the Office of the Superintendent of Financial Institutions (OSFI), even when not 
otherwise required by law. Liability is expressly denied to those that do not meet this 
condition.

19. 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 
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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.

2.3 EXTRAORDINARY ASSUMPTIONS / HYPOTHETICAL CONDITIONS

N/A
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2.4 IDENTIFICATION OF THE PROPERTY

GENERAL PROPERTY DESCRIPTION
The subject property entails a flex use property.  The property is located in a business park in
southeast Oakville in an area known as the Winston Business Park.

MUNICIPAL ADDRESS / LEGAL DESCRIPTION 
According to the municipality, the address of the subject property is 2528 Bristol Cir, Oakville, ON 
L6H 5S1 

The legal description is:

PCL BLOCK 2-10, SEC 20M492 ; PT BLK 2, PL 20M492 , PART 7 AND 63 , 20R9192 ; S/T H396401 ; S/T 
H395923 OAKVILLE

The current owner of the property is identified on the title as:

2842878 ONTARIO INC.

OWNERSHIP HISTORY
The subject property was bought, along with 2520 Bristol Circle, by 2842878 ONTARIO INC. on 
September 28, 2021 for $9,207,000. 
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3.0 PROVINCIAL OVERVIEW

Ontario is Canada's most populous province; accounting for almost 40% of the country's total 
population and is the second largest province by land area. Ontario is home to Canada's capital 
city of Ottawa. Canada's most populous city is the province's capital, the City of Toronto. Ontario 
is bordered to the east by Quebec, Manitoba to the west, and Hudson's Bay to the north, and the 
United States of America to the south. 

POPULATION
As of October 1st 14,411,424.1 This represents an 
annual average growth of 1.1% over the last ten years. Immigration remains a primary population 
growth force.

ECONOMY
The Ontario is the country's leading manufacturing province; its largest trading partner is the U.S 
state of Michigan, usually regarding automotive parts and/or vehicles.

Ontario enjoys plentiful natural resources, and excellent transportation links to the United States; 
these include access to the Great Lakes, which make ocean access possible via container ships.  

of the region being part of the North American Rust Belt. Top five international exports include 
motor and vehicle parts, precious metals and stones, mechanical equipment, electric machinery 
and plastic products. 2

Ontario's 2017 GDP was reported as $826 billion, reported to represent 38.6% of the national 
total. Primary household income per capita is reported as $38,664, slightly higher than the 
national average of $38,249.3

The unemployment rate in Ontario is estimated at 6.0% as of February 2019. The national 
unemployment rate in February 2019 was also 5.8%.4

INVESTMENT AND MAJOR PROJECTS
The province of Ontario accounted for 7% of a foreign direct investment into North America in the 
year 2017, down from 8% in 2016.5 The value of capital investment increased from $3.7 billion in 
2017 to $6.9 billion in 2017, representing 113 FDI projects.

1 Ontario Ministry of Finance, https://www.fin.gov.on.ca/en/economy/ecupdates/factsheet.html
2 Ontario Ministry of Finance, https://www.fin.gov.on.ca/en/economy/ecupdates/factsheet.html
3 Government of Ontario, https://www.ontario.ca/page/labour-market-report-september-2018
4 Statistics Canada, https://www.statcan.gc.ca/tables-tableaux/sum-som/l01/cst01/lfss01b-eng.html
5 Invest in Ontario, https://www.investinontario.com/spotlights/ontario-canada-top-3-destination-capital-
investment
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Ontario Economic Overview

Ontario is no longer expected to enter a technical recession, but projected 2025 
-pandemic 

performance since the Global Financial Crisis.
Trade uncertainty is weighing heavily on the outlook, restraining business 

investment and driving a sharp contraction in export-oriented manufacturing, 
particularly in vehicles and steel.

U.S. exports remain weak, non-U.S. markets have picked up some of the slack.
A modest manufacturing recovery is projected for 2026, helped by improving 

Consumer spending appeared solid in early 2025, possibly lifted by the carbon tax 
removal, but high household debt, rising mortgage renewals, and soft labour markets 
may limit momentum.

Population growth is slowing significantly, and job losses particularly in the 
education sector are contributing to economic softness.

lowest since 2015 and continued weakness in condo construction.
That said, existing home sales have rebounded strongly up 25% since March

with improving demand, falling prices, and rising GTA condo resales pointing to a 
gradual housing market recovery.

Source: TD Provincial Economic Forecast 2025, Statistics Canada, CMHC, CREA
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3.1 TOWN OF OAKVILLE

The Town of Oakville is located on the north shore of Lake Ontario and covers approximately 139 
square kilometers.  The city is bordered to the east by the City of Mississauga, by the Town of 
Milton to the north and by the City of Burlington to the west.  

POPULATION
The Town of Oakville has seen significant annual increases in population, mainly due to being on 
the western border of the expanding Greater Toronto Area. It also as a strong commercial and 
industrial economy of its own, with many national and international companies having their 
headquarters located there such as Ford Motor Company. The largest employers, however, are 
in the education, healthcare and government sectors.  The population of the town, according to 
Census Canada, was 193,832 in 2016.  

ECONOMY
Oakville has an abundance of available employment land and has averaged over 500,000 SqFt 
of new commercial and office development each year since 2010.  Knowledge based jobs make 
up a majority of the employment and Oakville has the highest share of educational, institutional, 
professional, scientific and technical services jobs in all of Halton Region. As shown on the 
following chart, Oakville has a highly skilled and educated workforce.  

With regard to development, industrial and commercial space has been steady over the last five 
years:
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RESIDENTIAL HOUSING MARKET 
While housing price increases have slowed relative to the large increases experienced in the last 
three years, mainly due to government imposed legislation, the effect is still being felt by new 
home buyers as affordability remains an issue across the Greater Toronto Area. New 

Street is complete, four new communities are planned for the north side of Dundas: 407West 

Oakville remains active from a new development perspective throughout the town, as re-
development and intensification continues in the mature neighbourhoods, as shown on the map 
below:
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3.3 AREA OVERVIEW

The subject property is situated within a business park in the Town of Oakville. The building, which 
consists of two units, is situated on the south side of Bristol Circle just south of Dundas Street and 
west of Winston Churchill Boulevard. The surrounding property uses are mostly industrial, 
commercial and retail in nature.

The map below shows the location of the subject property:     
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3.4 SITE DESCRIPTION

LOCATION
The subject property is one unit in a two unit flex use building. The property is located in southeast
Oakville near the City of Mississauga border. The map below shows the location of the two units
within the building.

SITE DESCRIPTION
The site upon which the subject property is located is a rectangular shaped lot with frontage to 
Bristol Circle on the north side. Each unit has parking at the side and rear of the property and are 
accessed via Bristol Circle.

SOIL CHARACTERISTICS, TOPOGRAPHY AND DRAINAGE
The subject is flat and at grade with adjacent parcels to the east and west. To the east and west 
are other flex use buildings. To the north is Bristol Circle, which runs east to west. The subject 
lies in a primarily commercial area. There were no drainage problems noted at the time of 
inspection. The driveway, parking and loading areas show signs of cracking and patchwork.
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There were no obvious signs of contaminants or hazardous materials present during the site 
inspection; however, this does not preclude the existence of such contaminants and we 
recommend retaining the services of an expert in the field should the reader require additional 
information.

UTILITY SERVICES
The subject is fully serviced to municipal standards including potable water, sanitary sewer, storm 
water drainage, electricity, natural gas and telecommunication lines. 

STREET IMPROVEMENTS
Bristol Circle is a one lane, paved, bi-directional roadway with street lights, curbing and
sidewalks.

SITE ACCESSIBILITY
The subject is located within a business park near two major arterial roads, Dundas Street and 
Winston Churchill Boulevard as well as Highway 403. Both units have their own access from 
Bristol Road to the parking areas. As such, access to the subject site is considered generally 
good.

SURROUDING AREAS
The subject property is located in a mature area with a mix of commercial, industrial and retail 
uses. The subject property is compatible with the surrounding development.      

ENCUMBRANCES

The title to the subject property has the following known registered encumbrances.

Registration 
No.

Encumbrance Registered By

HR1850746
HR1850775 CHARGE BUSINESS DEVELOPMENT BANK OF CANADA

Although these encumbrances are not considered to negatively impact the marketability of the 
subject, commenting on legal matters is beyond the scope of our expertise and as such, we 
recommend the reader contact legal counsel to obtain additional information in this regard.
(Please refer to Schedule A for Certificates of Title).
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3.6 LAND USE CLASSIFICATION

MUNICIPAL INFORMATION AND HIGHEST & BEST USE

Zoning

According to the Town of Oakville zoning bylaw #2014-
014, the subject is zoned as E2 Business 
Employment. Please refer to Schedule B for a full list 
of permitted uses.

Permitted Uses

Business Office
Art Gallery
Commercial School
Commercial Day Care
Financial Institution
Retail
Manufacturing
Warehouse

Zoning Conformity Conforms
Assessment (2025) and Taxes (2024) $3,190,000 / $19,732
Highest and Best Use Land For commercial/industrial development
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3.7 ASSESSMENT AND TAXES

According to the Municipal Property Assessment Corporation, the 2025 assessed value of the 
subject property as a freehold estate is $3,190,000. The 2024 property tax levy as per the Town 
of Oakville is $19,732.

3.8 IMPROVEMENT DESCRIPTION

The following information is based on information obtained from the owner as well as the virtual 
inspection.
                                                                      
Unit Area (Sq. Ft.) Office:                                          0 SqFt

Showroom:                           9,010 Sq Ft
Total:                                    9,010 SqFt

Foundation Poured Concrete 

Structural Framing Steel

Exterior Walls Brick

Flooring Vinyl, Ceramic Tile, Broadloom, Concrete

Roofing Flat roof, asphalt and gravel    

Electrical N/A (assumed sufficient)

Heating Gas Roof Top HVAC

Remaining Economic Life 45 years

Effective Age 15 years   

The subject property consists of a showroom which appears to be in good condition. Along with 
the main showroom floor are private offices and washrooms. There is also a loading bay with for 
overhead doors. 

SITE IMPROVEMENTS
Site improvements are typical of this type of development and entail common surface parking 
area, including curbing and walkway. There is also perimeter landscaping. Overall condition of 
the site improvements is average.
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SITE PLAN
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SITE PHOTOS
Below are photographs taken by the appraiser on the inspection date, November 7, 2025
  

Entrance Showroom Floor

Loading Bay Private Office

Washroom Snack Bar
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FLOOR PLAN (WEST SIDE)
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EFFECTIVE AGE
The subject property is understood to be constructed in 1990, indicating a chronological age of 
35 years. The chronological or actual age of a property is defined as the number of years since 
the building was fully constructed. Conversely, the effective age of a property is defined as the 
age indicated by the overall condition and utility of the property. The effective age of a property 
can be less than, greater than, or equal to its chronological age depending on several factors. 
The appraiser estimates the effective age by taking recent renovations and repairs, maintenance 
history and the overall utility of the property into account and then compares these factors to 
similar properties in the market place. In the case of the subject property, an effective age estimate 
of 15 years is considered reasonable given its current condition.

REMAINING ECONOMIC LIFE
The economic life of a property is defined as the period from when the property was constructed 
that it contributes value to the underlying site. It is important to distinguish the difference between 
the economic life and the physical life of a property. Unlike the physical life of a property, which 
is based on how long the improvement can be expected to exist physically, the economic life is 
dependent on factors over and above the physical existence of the improvement and includes 
functional and external considerations. 

Functional considerations can include building design and layout, energy efficiency and 
construction materials. External considerations often include the life cycle of the area, state of the 
overall economy and the supply and demand conditions affecting the property. A property owner 

re-modelling, and demolition and replacement with a suitable new structure. 

Remaining economic life is simply the economic life (as defined above) minus the effective age. 
As such, it is obvious the remaining economic life of an improvement will always be less than or 
equal to the economic life. According to Marshall and Swift, a generally accepted 
costing manual, the average physical life expectancy of a building like the subject is 60 years. 

As mentioned earlier, the physical and economic life expectancy of a property is not necessarily 
the same. Based on the economic life cycle of similar developments and discussions with 
builders/developers in the area, the economic life expectancy of the subject property is estimated 
to be 60 years. 

In short, the total economic life of the subject property has been estimated at 60 years. As the 
effective age of the property has been estimated at 15 years, the remaining economic life of the 
improvement is calculated as 45 years.  

OCCUPANCY DETAILS
As of the effective date, the subject property is tenanted by Backyard Retreat.
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4.0 HIGHEST AND BEST USE 

THEORY AND PRINCIPLE OF HIGHEST AND BEST USE
The concept of highest and best use is vital to the valuation process as it highlights the 
fundamental factors which need to be analyzed in order to justify the most likely use of a property. 
A competitive market, such as that for real estate, requires market participants act in a way that 
maximizes their utility, or benefit. In doing so, market participants place value on certain 
characteristics of properties as these features determine the utility attainable from the asset. This 
most productive or utility maximizing use is called the highest and best use and according to The 
Appraisal of Real Estate (Third Canadian Edition) is defined as:

possible, appropriately supported, financially feasible, and that results in the highest value. 
Implicitly stated within this definition is that highest and best use must be:

Legally permissible 
Physically possible
Financially feasible

Each of these four criteria are discussed further below:

Legally Permissible In addition to the land use designation applicable to the site, 
private restrictions recorded on the title to the property can also 
limit the potential uses to which the site can be put. In cases 
where both public and private restrictions affect a property, the 
most restrictive guidelines typically prevail. 

Physically Possible The physical characteristics of a site are fundamental in 
determining the potential uses to which the site can be put. For 
instance, the size, shape, topography, soil conditions, and 
panoramic views of a site greatly impact the type of improvement 
which can be constructed

Financially Feasible Once the previous two tests of physical and legal permissibility 
have been satisfied, the range of uses are narrowed to include 
only those which produce a positive financial return. In other 
words, only those uses which result in value exceeding costs are
considered financially feasible. 

Maximally Productive The maximally productive use of a site is the physically possible, 
legally permissible, and financially feasible use which results in 
the greatest net return to the subject site.
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In addition to the aforementioned criteria, the Highest and Best Use of a property is influenced by 
several fundamental principles. Of these related principles, the economic concept of supply and 
demand is considered the most important as a market is essentially the interaction between 
buyers (demanders) and sellers (suppliers). Although not directly proportional, an increase in 
supply or a decrease in demand tends to reduce the equilibrium price while a decrease in supply 
or increase in demand does the opposite. Knowing the current and expected state of the market 
with respect to supply and demand conditions is vital in assessing the highest and best use of a 
property. 

The principle of conformity is also important in determining the highest and best use of a site as 
it states the value of a property is created and sustained when the characteristics of the property 
conform or match the demands of market participants. For instance, if the zoning bylaw governing 
a particular site allows for maximum site coverage of 50 per cent and the majority of sites in the 
area are only developed to 30 per cent site coverage, the principle of conformity would suggest 
the subject should also be developed to 30 per cent site coverage. 

It is important to note a distinction is made between the highest and best use of the land as vacant 
and the highest and best use of the land as improved.  The highest and best use of the land as 
improved addresses the issue of whether or not the current improvement is maximizing the value 
of the property. The current improvement may add value to the property as a result of its remaining 
economic life; however, an improvement with no remaining economic life may actually detract 
value from the property due to costs associated with demolition or environmental damage.  That 
being said, The Appraisal of Real Estate (Third Canadian Edition) states:

renovation or rehabilitation, expansion, adaptation or conversion to another use, partial or total 

The subject property is currently improved. As such, we will perform an analysis of the Highest 
and Best Use of the site as vacant and as improved. 

ANALYSIS OF HIGHEST AND BEST USE AS VACANT
The four criteria of Highest and Best Use analysis are evaluated below.

Legally Permissible The subject property is zoned E2 Business Employment. This 
designation allows for numerous commercial uses. In terms of 
private restrictions, there are no encumbrances registered 
against the title to the subject property which are considered to 
further limit the legally permissible uses of the site. Considering 
the preceding, the legally permissible uses of the subject site are 
limited to those permitted and discretionary uses listed under the 
current land use bylaw.  

Physically Possible The land parcel is rectangular in shape. The site has good
exposure and access. Moreover, the subject is fully serviced to 
municipal standards. Based on the foregoing, it is evident there 
are no physical constraints which would preclude the legally 
permissible uses of the site. 
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Financially Feasible &
Maximally Productive  In determining which legally and physically possible uses result 

in a positive financial return, it is necessary to consider several 
factors. Firstly, it is evident the area is built out. There is demand 
within the market area for commercial land, specifically within the 
immediate area. 

With respect to the maximally productive use of the site, a
commercial use that conforms to the land use bylaw would likely 
achieve this objective.   

HIGHEST AND BEST USES AS A VACANT CONCLUSION
Given the preceding analysis, the highest and best use as vacant is a commercial use that 
conforms to the land use bylaw.   

ANALYSIS OF HIGHEST AND BEST USE AS IMPROVED
The subject property is dual tenanted flex building. The existence of the subject building indicates 
the test of physical possibility has been satisfied. In addition, the existing improvements conform 
to the current land use bylaw, thus the test of legal permissibility is satisfied. All units are occupied, 
indicating market demand. In addition, there have been numerous sales of flex buildings in other 
competing developments in the market. This indicates that the existing use is financially feasible

HIGHEST AND BEST USE AS IMPROVED CONCLUSION
The existing improvements add value to the underlying land and fall within the parameters 
outlined in the conclusion to the highest and best use of the site as if vacant. As the current 
improvements contribute value to the land, it is reasonable to assume no rational purchaser would 
raze the existing building and redevelop the site with a similar structure. Consequently, it is evident 
the highest and best use as improved is the continuation of the existing use.

4.1 VALUATION METHODOLOGY

In arriving at an indication of the market value of the subject property, each of the following three 
generally accepted methods of valuation have been considered:

THE COST APPROACH
The Cost Approach to valuation for commercial properties tends to be a good indicator of value 
for new construction or recently built facilities and special purpose structures. It should be noted, 
however that cost and value are not always synonymous and use of the Cost Approach in 
valuation of older buildings may be challenging due to the difficulty of accurately estimating the 
depreciation. On this basis, the Cost Approach is not considered a relevant valuation approach
and has not been completed. 

THE INCOME APPROACH
The estimate of value by the Income Approach is a method of estimating value on income 
producing properties.  The annual net operating income or probable net income (before provision 
for debt service or income taxes) is capitalized at an overall rate consistent with the current 
market. Similarly, a discounted cash flow analysis can be performed.  
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The subject property is currently tenant occupied. The property would hold appeal to both an 
owner user and investor. As such, the income approach is considered a valid valuation 
methodology and will therefore be used in this analysis.    

THE DIRECT COMPARISON APPROACH
This approach to an estimate of value is justified on the principle of substitution, which affirms that 
a prudent purchaser will not pay more for a property than the price of an equally desirable 
substitute property available under similar conditions.  This approach is capable of providing a 
reliable indication of market value, given an adequate number of sales involving properties 
bearing sufficient degrees of direct comparability to the subject. Given the availability of 
comparable sales in the market, the Direct Comparison Approach is considered a valid method 
of valuation and will therefore be used in this analysis.

4.2 THE DIRECT COMPARISON APPROACH

A major premise of the direct comparison approach indicates the market value of a property is 
correlated to the prices of comparable, competitive properties. As such, an estimate of market 
value is derived by comparing properties like the subject property in terms of legal, physical, 
location, and economic characteristics. Similar properties which have recently sold represent the 
comparable data used in this approach. As no two parcels of real estate are physically identically, 
comparative analysis of properties focuses on similarities and difference that affect value. A 
systematic procedure whereby the appraiser attempts to derive an estimate of market value 
includes the following steps:

1. Research the market for information on sales transactions, listings, and offers to purchase 
properties like the subject property.

2. -length transactions.

3. Select relevant units of comparison (ex. Price per unit) and develop a comparative analysis 
for each unit.

4. Identify differences between comparable sale properties and the subject property using 
elements of comparison and adjust accordingly. If comparable properties are too dissimilar 
in comparison to the subject property, they must be removed from further analysis.

5. Reconcile the various value indications produced from the analysis of comparable 
properties into a single value indication or a range of values.

304



ANALYSIS AND CONCLUSION

Page 30 of 58

IDENTIFICATION OF COMPARABLES
A comprehensive investigation was conducted in efforts to find comparable indices considered 
most like the subject in terms of location, date of sale, size, servicing and zoning. We have 
searched the subject area for sales of similar commercial properties.        

UNITS(S) OF COMPARISON
To estimate the value of the subject property, it is necessary to develop a unit of comparison. 
Developing a unit of comparison not only facilitates comparison between comparable properties, 
but it also reflects the way market participants compare properties. Furthermore, developing an 
appropriate unit of comparison can reduce the need to make size adjustments. In this case, the 
unit of comparison selected is the price per square foot of building area. This is a typical unit of 
comparison.          

ELEMENTS OF COMPARISON
The dynamic nature of real estate requires several elements of comparison be analyzed prior to 
reaching an indication of market value. Consequently, the following variables are analyzed when 
conducting comparative analysis:

Property Rights Appraised
Financing Terms
Conditions of Sale
Expenditures made immediately after purchase
Market Conditions (Time)
Location
Physical characteristics
Economic Conditions
Use (zoning)
Non-realty components of value

The table below summarizes locational, physical and economic considerations from market 
transactions. Please refer to Schedule D for sales transactions.

Subject Indicator #1 Indicator #2 Indicator #3 Indicator #4

Address
2528  Bristol 

Circle
2100 South 

Sheridan Way
1151 South 

Service Rd W
2357 Royal 

Windsor Drive

215 
Wyecroft 

Road

Municipality Oakville Mississauga Oakville Oakville Oakville

Sale Date n/a 6/17/2025 8/16/2024 6/24/2024 6/13/2024

Sale Price n/a $4,050,000 $9,500,000 $6,650,000 $4,000,000

Building Type Flex Flex Flex Flex Flex

Unit Area (Sq Ft) 9,010 8,780 17,500 13,943 7,102
Net Leasable Area 
(Sq Ft) 9,010 8,780 17,500 13,943 7,102

Site Size (SqFt) 33,400 45,237 56,976 56,628 30,100

Site Coverage Ratio 27% 19% 31% 25% 24%
Office / Showroom 
Space Ratio 0 / 100 35 / 65 40 / 60 0 / 100 0 / 100

Price per Sq. Ft n/a $461.28 $542.86 $476.94 $563.22
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COMPARABLE SALES MAP
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The comparable sales used in this analysis require consideration of adjustments for unit size, 
location, age and condition.  The intent is to quantify adjustments in a manner where most 
participants in the market would likely meet. These adjustments are illustrated in the grid above 
under the headings of location, size and age/condition. An explanation of each required 
adjustment follows.

The sales chosen were sold between June, 2024 and June, 2025. There are four sources that 
can give guidance as to the level that prices have moved in the market; published statistics, re-
sales of properties over the period analyzed, trends of lease rates (direct correlation between 
prices and lease rates), and indicators from professionals active in the market (agents, 
consultants etc.). Indicator #2, #3 and #4 were sold in 2024 and were given upward market 
condition adjustments. 

Location adjustments consider a number of factors. The sales indicators are all located in the 
Town of Oakville or nearby City of Mississauga, thus are exposed to similar general economic 
factors and location influences. Site specific considerations are made for factors such as 
corner/mid-block lots, access, exposure, neighbourhood conformity, services, site topography, 
floor level, etc. Adjustments for location are somewhat subjective and often considered in-light of 
experience and conversations with professionals active in the market. Quantification is largely 
based on the relation of land values between the subject and the comparables.

The age and condition of the improvements are considered under the design adjustment category.  
Characteristics considered include the amount and quality of office space development, 
construction materials (steel, concrete block etc.), ceiling heights, upper floor space, functional 
obsolescence, and special building features (craneways, fire sprinklers, etc.).  These adjustments 
are calculated based on the improvement value, expressed as a percentage of the total property 
value. 

Size adjustments are considered under the Unit Area category. Generally, larger units sell for a 
lower value per square foot, all else being equal.

Lot size adjustments are considered under the Site Area category. Smaller lots than the subject 
would require an upward adjustment and vise versa. 

lower lot coverage is preferred as it allows for easier exit/entry, greater parking, exterior storage 
as well as future expansion. 

It is evident the four comparable indices included in our analysis indicate an adjusted price range 
of $515.81 and $581.40 per square foot, with mean and median adjusted values of $551.95 and 
$555.30
where atypical conditions of sale or financing terms were not considered to impact the transaction 
price. As a result, no adjustments have been made to the indices for these factors. 

With regard to location, the subject property is in a business park along the Mississauga / Oakville 
border. Indicator #1 is not located in a business park and is behind a highway offramp with limited 
access and exposure, therefore an upward adjustment was made. Index #3 are is also not in a 
business park and has less exposure to traffic on Royal Windsor Drive. While Index #2 is not in a
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business park it has exposure to the QEW highway, therefore these appear to offset each other 
and no adjustment is deemed necessary. 

All Indicators are within a reasonable size difference than the subject, therefore no adjustment 
was deemed necessary.

Indicator #2 and #3 are noticeable larger than the subject, therefore upward adjustments were 
made since larger units tend to sell for a lower price per square foot than an otherwise smaller 
parcel due to economies of scale. 

Indicator #1, #2 and #3 have larger site areas, therefore a downward adjustment was made. 

All indicators have similar site coverage ratios, therefore no adjustment was required for this 
feature.

With regard to age/condition, all four indicators are in average to good condition, as is the subject. 
Because of the flex nature of the subject and comparables, various ratios of office to retail space 
can be achieved according to the owner/tenants use and preferences. Office spaces do not 
directly aid in retail sales whereas retail space is finished for customer use. Because of the extra 
income generating of a showroom floor, a greater ratio of showroom to office space adds more 
value to the property. Indicator #1 and #2 have a large percentage of their area as office space, 
therefore upward adjustments were made. Indicator #3 and #4 are both showrooms like the 
subject.

In arriving at a final estimate of value, we have applied greater weight toward Indicator #4 since 
it required no adjustment other than for market condition. Taking all factors into account, we have 
concluded an indication of value by the Direct Comparison Approach of $580 per square foot of 
unit area. The resultant value estimate is $5,225,000 (9,010 square feet of building area x $580.00 
per square foot, rounded). 

$5,225,000
(SEVEN MILLION TWO HUNDRED TWENTY FIVE THOUSAND DOLLARS)
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4.3 THE INCOME APPROACH

Investors purchasing income-producing real estate are primarily concerned with the earning 
power of their investment. Consequently, the principle of anticipation is paramount as it states the 
anticipation of future benefits creates value. The current value of a property is not based on its 

future benefits of acquisition. With this in mind, an investment with higher earnings will have a 
higher value, provided the amount of risk remains constant. 

There are two general methods under the income approach: yield capitalization and direct 
capitalization. The yield capitalization method examines the future cash flows from a property 
over a specified period of time and is commonly accomplished by applying a discounted cash flow 
(DCF) analysis. Discounted cash flow analysis allows the appraiser to reflect the changing pattern 
of earnings over the specified holding period. In doing so, the appraiser has the ability to analyze 
the earnings being generated from existing leases as well as those earnings anticipated in the 
future resulting from new leases and renewals. Thus, this method allows the appraiser to account 
for changing levels of occupancy, rents, recoveries and expenses throughout the holding period. 
This complex method of income capitalization requires a number of subjective assumptions that 
can be difficult to quantify. 

The direct capitalization method is a less complicated approach to valuation and one that is 
commonly used by market participants. It involves estimating a typical or stabilized level of 
earnings for the subject property and then converting this estimate into an estimate of value by 
using a market derived capitalization rate or income factor. By its nature, the direct capitalization 
method is not as accurate as the discounted cash flow approach as it does not reflect income and 
expense fluctuations over the holding period; rather, it provides a snapshot of the property at a 
particular point in time and assumes the continuation of this level of earnings. The capitalization 
rate is a function of interest rates, risk, loss of liquidity, and anticipated gains or losses over the 
holding period.

In short, both direct capitalization and yield capitalization are suitable when valuing income-
producing properties since both methods are used by market participants to translate the earnings 
of a property into value. As stated in The Appraisal of Real Estate (Third Canadian Edition), the 
following steps are necessary in applying either of these methods: 

1. Research the income and expense data for the subject property and comparables.

2. Estimate the potential gross income of the property by adding the rental income and any 
other potential income.

3. Estimate the vacancy and collection loss.

4. Subtract vacancy and collection loss from the total potential gross income to arrive at the 
effective gross income of the subject property.

5. Estimate the total operating expenses for the subject by adding fixed expenses, variable 
expenses, and a replacement allowance (where applicable).
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6. Subtract the estimate of total operating expenses from the estimate of effective gross 
income to arrive at net operating income.

7. Apply one of the direct or yield capitalization techniques to this data to generate an 
estimate of value via the income approach.

In the case of the subject property, we will apply the direct capitalization method as it is represents 
the valuation methodology used by most market participants. 

INCOME ANALYSIS
We have completed a market survey of competing properties upon which to base an estimate of 
a current market lease rate. The results of this rental study are summarized in the following table.

Index Address
Area 
(Sq. 
Ft)

Lease Rate Lease Type Lease Date Comments

1 2828 Kingsway Drive 
E

1,180 $23.00 N3 May-25 Retail - First Floor 
- Strip Mall

2 3476 Glen Erin Drive 2,381 $25.00 N3 Jul-25 Retail - First Floor 
- Strip Mall

3 3400 Ridgeway Dr 5,554 $19.50 N3 Mar-25 Industrial - First 
Floor - Built 2005

4 3750A Laird Rd 8,713 $19.75 N3 Jan-25 Industrial - First 
Floor - Built 2009

COMPARABLE LEASES MAP
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The preceding market rent study includes all triple net lease agreements. The distinction between 
a net and gross lease is important as the former involves a base rental rate plus all applicable 
expenses (i.e. operating expenses) whereas the latter simply represents an all-in rental rate. In 
other words, a net rental rate passes any potential increases in operating expenses on to the 
tenant whereas a gross lease does not. A landlord will generally favour a net rental rate as 
potential increases in property taxes, utilities, etc. will be absorbed by the tenant, thereby 
guaranteeing the landlord with a set income stream. 

Index #1 is a retail space in a neighborhood strip mall, therefore, a higher rate for the subject 
space would be expected as it is a retail showroom in a commercial area; however, this is offset 
by its size as it is smaller than the subject. 

Index #2 is also a retail space; however, a lower rate for the subject would be expected because 
of its superior location in a regional strip mall with more traffic.

Index #3 is an entirely industrial space, therefore a higher rate for the subject would be expected 
because it is a retail showroom. 

Index #4 is also an entirely industrial space, therefore a higher rate for the subject would be 
expected because it is a retail showroom. 

The four comparable leases indicate a range between $19.50 and $25.00 per square foot with an 
average of $21.81 per square foot. Taking all factors into account, we have concluded a market 
rate for the subject space of $23.00 per square foot. The mid-range of the leases was chosen as
the subject is a showroom which contains industrial and retail areas. 

OPERATING EXPENSES
We are completing the income analysis on the basis of a triple net lease agreement. This is 
consistent with the majority of market lease agreements. On this basis, the tenant is responsible 
for payment of their proportionate share of the property tax levy and operating expenses. 
Structural repairs and maintenance are typically the responsibility of the landlord. We have 
estimated operating expenses using market rates for similar commercial space that have sold 
recently in the area.

The total taxes, maintenance and insurance (TMI) is estimated to be $7.00 per square foot for the 
subject and we are aware the commercial property tax levy is approximately $2.19 per square 
foot, therefore total operating fees (Management, Insurance & Utilities) are approximately $4.81
per square foot. As such, we have estimated operating expense and property tax recovery at 
$7.00 per square foot. Because the subject is in good condition, structural allowance been 
conservatively estimated at 1% of potential gross income.

The reader is reminded these operating expenses are recoverable from the tenant; consequently, 
they are considered a source of income when calculating potential gross income. Once a vacancy 
and collection loss allowance has been deducted from potential gross income to arrive at effective 
gross income, these operating expense recoveries (and structural allowance) are deducted to 
arrive at an estimate of stabilized net operating income for the subject property.  
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VACANCY AND COLLECTION LOSS ALLOWANCE
A reduction in gross potential income resulting from vacancies, tenant turnover and non-payment 
of rent is categorized as vacancy and collection allowance. The quality of tenants, current and 
projected supply and demand conditions, and local economic conditions all influence this 
percentage allowance. Current vacancy levels are not necessarily indicative of long terms 
vacancy rates as the long-term rate reflects typical investor expectations over the entire holding 
period instead of a single point in time.

As the direct capitalization approach involves the capitalization of an income stream in perpetuity, 
it is necessary to determine a long-term vacancy rate for the subject property. The CoStar 
database has a current vacancy rate for the Oakville Retail 1-3 Star market at 1.60%.
       
ESTIMATING NET OPERATING INCOME
In light of the preceding information, we have prepared the following pro forma operating 
statement for the subject property. 

Pro Forma Income Statement

Rental Revenue $207,230
Operating Expense Recoveries $63,091
Potential Gross Income $270,321
Less:
Vacancy and Collection Loss Allowance 1.60% -$4,325
Effective Gross Income $265,996
Less:
Operating Expense and Property Taxes

Taxes $29,574
Operating Expenses $33,517

Structural Allowance 1.00% $2,703
Stabilized Net Operating Income $200,202

OVERALL CAPITALIZATION RATE ESTIMATE
When adequate market data exist, deriving an overall capitalization rate from comparable sales 
is the preferred technique. Capitalization rates are influenced by numerous factors, the most 
important of which relates to the perceived risk of the income stream being capitalized. The 

relationship between the contract rental rate and market rental rate, anticipated income 
growth/decline, among others. Moreover, the calculation of the income stream can be influenced 
by various factors including the treatment of one-time expenses and allowances for vacancies 
and structural reserves. 

Sales of tenant occupied units are rare in the market. Moreover, tenant occupied units that do sell 
are quite often on a month to month lease or are owner occupied after the sale. 

The Cushman & Wakefield Canadian Cap Rate & Capital Markets Report indicates capitalization 
rates for retail space in the Toronto area at 4.50 to 5.50%
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RECONCILIATION 
The final step in the income approach is to apply the overall capitalization rate to the estimated 
stabilized net operating income. A summary of our Income Approach calculations is provided 
below. 

Low High
Stabilized Net Operating Income $200,202 $200,202
Capitalization Rate 4.50% 5.50%
Indicated Value by the Income Approach $4,448,926 $3,640,030
Rounded $4,450,000 $3,640,000

The subject property has a relatively low level of investment risk given the demand in the market 
for commercial flex properties. In arriving at a final estimate of value, we have selected the lower 
rate of the above range of 4.50% good condition and location.    

$4,450,000
(FOUR MILLION FOUR HUNDRED FIFTY THOUSAND DOLLARS)
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4.4 RECONCILIATION

The subject property entails a commercial condominium unit in a multi-unit building. In arriving at 
an estimate of market value for the subject property, the Direct Comparison Approach and Income 
Approach have been completed. The value conclusions derived from the applicable valuation 
methodologies are provided below:

Direct Comparison Approach : $5,225,000
Income Approach : $4,450,000

Reaching a final estimate of value for the subject property not only involves the identification of 
the most probable selling price, but also the most probable purchaser. The Direct Comparison 
Approach best reflects the rationale of owner-users as it is based on the principle of substitution 
which states a prudent purchaser will not pay more for a property than the price of an equally 
desirable substitute property available
rationale is best reflected by the Income Approach as this methodology is primarily concerned 
with the earning potential of the property. Investors focus on the principle of anticipation which 
states the current value of a property is not based on its historical price or the cost of its creation; 

Approach has not been completed.  

The subject property is currently tenanted; however, with few recent market rent comparables for 
showrooms, greater weight has been placed on the Direct Comparison Approach with strong 
support provided by the Income Approach.             

Based on the research and analysis herein, and subject to the Assumptions and Limiting 
Conditions stated on page 7 of this report we have formed the following opinion with respect to 
the current market value of the subject property as at November 7, 2025:

$5,225,000
(FIVE MILLION TWO HUNDRED TWENTY FIVE THOUSAND DOLLARS)

REASONABLE EXPOSURE TIME
Reasonable exposure time is the estimated length of time the property interest being appraised 
would have been offered on the market before the hypothetical consummation of a sale at market 
value on the effective date of the appraisal. It is always presumed to have preceded the effective 
date of the appraisal and is based upon the analysis of past events assuming a competitive and 
open market. Exposure time is different for various types of real property and under various 
market conditions. Researching investment activity around the effective date and discussions with 
industry professionals, sellers and buyers in the marketplace suggest it would have taken 
approximately one to four months for the subject property to have been exposed on the 
marketplace prior to the consummation of a sale transaction.
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4.5 CERTIFICATION

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

The statements of fact contained in this report are true and correct;
The reported analyses, opinions and conclusions are limited only by the reported 
assumptions and limiting conditions and are my impartial and unbiased professional 
analyses, opinions and conclusions;
I have no past, present or prospective interest in the property that is the subject of this 
report and no personal and/or professional interest or conflict of with respect to the 
parties involved with this assignment.
I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment;
My engagement in and compensation is not contingent upon developing or reporting 
predetermined results, the amount of value estimate, a conclusion favoring the client, or 
the occurrence of a subsequent event.
My analyses, opinions and conclusions were developed, and this report has been 
prepared, in conformity with the CUSPAP.
I have the knowledge and experience to complete this assignment competently, and 
where applicable this report is co-signed in compliance with CUSPAP;
Except as herein disclosed, no one has provided significant professional assistance to 
the person(s) signing this report;

Continuing Professional Development Program;
The undersigned is a member in good standing of the Appraisal Institute of Canada.

The effective date of valuation is November 7, 2025. Appended photographs were taken by the 
appraiser on November 7, 2025, the date of inspection. Data collection and report preparation 
was completed by Ryan Baldeo, AACI, P.App.

Address: 2528 Bristol Circle, Oakville, ON
                                                                                                                                                                                                                             
Based upon the data, analyses and conclusions contained herein, the market value of the interest 
in the property described, as at November 7, 2025 is estimated at $5,225,000 As set out 
elsewhere in this report, this report is subject to certain assumptions and limiting conditions, the 
verification of which is outside the scope of this report.
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Respectfully Submitted,

CDC Inc.

__________________________________
Ryan Baldeo, AACI, P.App., MBA, BComm
AIC Member # 907025
November 9, 2025
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SCHEDULE A: CERTIFICATE OF TITLE
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SCHEDULE B: LAND USE BYLAW
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SCHEDULE C: SALES TRANSACTIONS
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SCHEDULE D: LEASE TRANSACTIONS
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Signed as LabTest had no other option, as per NBC
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From: Roh, Encina
To: Satinder Dhaliwal
Cc: Aman S. Bindra; Lauren Vanderploeg; Rubin, Peter; Raminder Arora
Subject: FW: NBC v Labtest/Dhillon - BCSC - S265325
Date: Wednesday, August 26, 2026 9:25:46 AM
Attachments: image001.png

image002.png
Re Outstanding Goshu ProductsServices Inc.msg

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Satinder,
 
The Goshu payment of $50,337.44 due on June 23, 2026 was not collected and is outstanding.
 
As your client is aware, the $227,024.64 made available by Labtest on or about June 26, 2026 was only
sufficient to cover the payments up to May 23, 2026. In the email exchange attached above, Kavinder
acknowledged that: (a) the November, December and January payments were missed; and (b) the February
and March payments, and an interest payment of $24,662.56 were collected. The table below provides the
breakdown.
 
November 23, 2025 $50,337.44
December 23, 2025 $50,337.44
January 23, 2026 $50,337.44
February 23, 2026 $0.00
March 23, 2026 $0.00
April 23, 2026 $50,337.44
May 23, 2026 $50,337.44
Total Payment Outstanding $251,687.20
Interest Collected -$24,662.56
Remaining Outstanding Payments $227,024.64
 
Accordingly, the total outstanding amount of arrears is $210,740.90 (given that the June 23, 2026 Goshu
payment was not made).
 
Thanks,
 
Encina Roh (she, her, hers)
Associate 
encina.roh@blakes.com
T. +1-604-631-4254
 

From: Satinder Dhaliwal <sdhaliwal@kswlawyers.ca> 
Sent: Tuesday, August 25, 2026 4:09 PM
To: Roh, Encina <encina.roh@blakes.com>
Cc: Aman S. Bindra <ABindra@kswlawyers.ca>; Lauren Vanderploeg <lvanderploeg@kswlawyers.ca>; Rubin,
Peter <peter.rubin@blakes.com>; Raminder Arora <rpsarora@arorazbar.com>
Subject: RE: NBC v Labtest/Dhillon - BCSC - S265325
 

• External Email | Courrier électronique externe •
 
Hi Encina,
 
We were looking for the NBC arrears balance – thanks for providing.
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On review, our client advises that the June 23rd Goshu payment was made. Accounting for that payment, the
arrears outstanding on that account should be $100,674.88, and the total required to bring the accounts current
should be $160,403.46. Please kindly confirm with NBC (revised table below).
 
Our client will be depositing funds into the accounts by end of day tomorrow, so NBC should be able to draw on
the accounts tomorrow evening.
 
2842878 Ontario Inc  

August 8, 2026 $59,728.58
Total 2842878 Ontario Inc $59,728.58
  

Goshu Products/Services Inc
June 23, 2026 $50,337.44
July 23, 2026 $50,337.44
August 23, 2026 $50,337.44

Total Goshu Products/Services Inc $100,674.88
Total $160,403.46
 
 

Satinder Dhaliwal 
Senior Counsel 
Practising as a Law Corporation

604.591.7321 ext: 383

604.591.7149

sdhaliwal@kswlawyers.ca

 

KSW Lawyers #220-7565 132nd Street, Surrey, BC, V3W 1K5

Please consider the environment before printing this email message.
This e-mail and its attachments are confidential. If this e-mail has been sent to you in error, you may not read,
disclose, print, copy, store or disseminate the e-mail or any attachments or the information in them. 
Please reply to the sender that you have received the message in error and then delete it. Thank you.
 
 
From: Roh, Encina <encina.roh@blakes.com> 
Sent: Tuesday, August 25, 2026 11:57 AM
To: Satinder Dhaliwal <sdhaliwal@kswlawyers.ca>
Cc: Aman S. Bindra <ABindra@kswlawyers.ca>; Lauren Vanderploeg <lvanderploeg@kswlawyers.ca>; Rubin,
Peter <peter.rubin@blakes.com>; Raminder Arora <rpsarora@arorazbar.com>
Subject: FW: NBC v Labtest/Dhillon - BCSC - S265325
 
Hello Satinder, In your email below, you asked us to provide you with the “outstanding NBC balance”. We seeyou copied your client’s litigation counsel at a separate firm, Raminder Arora, who also mad
sophospsmartbannerend
Hello Satinder,
 
In your email below, you asked us to provide you with the “outstanding NBC balance”. We see you copied your
client’s litigation counsel at a separate firm, Raminder Arora, who also made a similar request of us (see the
attached email sent to us on August 19, 2026 by Raminder). In that email, Raminder stated that “[t]he
Respondents intend to clear their outstanding obligations with NBC” and “[p]lease advise of the outstanding
amount …”  Both your firm and Raminder’s asked us for the outstanding obligations owing to NBC. That is what
we sent you and that amount is $17,838,412.08, subject to the provisos noted in our email below.
 
If you are asking for the amount of the missed monthly payments that were not made by your clients on the
various facilities, then see the table below. Note, however, that these are monthly payments that were to have
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been made on different dates as noted below and thus on each monthly date a further missed payment event
takes place.
 
2842878 Ontario Inc  

August 8, 2026 $59,728.58
Total 2842878 Ontario Inc $59,728.58
  

Goshu Products/Services Inc
June 23, 2026 $50,337.44
July 23, 2026 $50,337.44
August 23, 2026 $50,337.44

Total Goshu Products/Services Inc $151,012.32
Total $210,740.90
 
Thank you,
 
Encina Roh (she, her, hers)
Associate 
encina.roh@blakes.com
T. +1-604-631-4254
 
From: Satinder Dhaliwal <sdhaliwal@kswlawyers.ca> 
Sent: Monday, August 24, 2026 5:42 PM
To: Roh, Encina <encina.roh@blakes.com>
Cc: Aman S. Bindra <ABindra@kswlawyers.ca>; Lauren Vanderploeg <lvanderploeg@kswlawyers.ca>; Rubin,
Peter <peter.rubin@blakes.com>; Raminder Arora <rpsarora@arorazbar.com>
Subject: RE: NBC v Labtest/Dhillon - BCSC - S265325
 

• External Email | Courrier électronique externe •
 
Hi Encina,
 

Thanks for the follow-up. We were requesting the outstanding NBC arrears as of August 26th, not the payout
statements. Please kindly provide the arrears balance.
 
Regards,
 

Satinder Dhaliwal 
Senior Counsel 
Practising as a Law Corporation

604.591.7321 ext: 383

604.591.7149

sdhaliwal@kswlawyers.ca

 

KSW Lawyers #220-7565 132nd Street, Surrey, BC, V3W 1K5

Please consider the environment before printing this email message.
This e-mail and its attachments are confidential. If this e-mail has been sent to you in error, you may not read,
disclose, print, copy, store or disseminate the e-mail or any attachments or the information in them. 
Please reply to the sender that you have received the message in error and then delete it. Thank you.
 
 
From: Roh, Encina <encina.roh@blakes.com> 
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Sent: Sunday, August 23, 2026 7:48 AM
To: Satinder Dhaliwal <sdhaliwal@kswlawyers.ca>
Cc: Aman S. Bindra <ABindra@kswlawyers.ca>; Lauren Vanderploeg <lvanderploeg@kswlawyers.ca>; Rubin,
Peter <peter.rubin@blakes.com>; Raminder Arora <rpsarora@arorazbar.com>
Subject: RE: NBC v Labtest/Dhillon - BCSC - S265325
 
Satinder, Further to your request below, the amount of the outstanding obligations owed to NBC as of August 20is set out in the attached four payout statements. There are four payout statements given
sophospsmartbannerend
Satinder,
 
Further to your request below, the amount of the outstanding obligations owed to NBC as of August 20 is set out
in the attached four payout statements. There are four payout statements given the different loan parties. The
total amount of the outstanding obligations as of August 20 as set out in the payout statements is
$17,838,412.08.  The payout statements also include per diem amounts.  Please note (as noted in the attached
payout statements) that the total amount in the payout statements does not include the additional legal and
other fees payable pursuant to the loan and security documents.  Once you confirm that your client will be
making full payment and the payout date, we can provide the amount of those additional obligations.
 
Thanks,
 
Encina Roh (she, her, hers)
Associate 
encina.roh@blakes.com
T. +1-604-631-4254
 
From: Satinder Dhaliwal <sdhaliwal@kswlawyers.ca> 
Sent: Wednesday, August 19, 2026 11:01 AM
To: Rubin, Peter <peter.rubin@blakes.com>
Cc: Roh, Encina <encina.roh@blakes.com>; Aman S. Bindra <ABindra@kswlawyers.ca>; Lauren Vanderploeg
<lvanderploeg@kswlawyers.ca>; Raminder Arora <rpsarora@arorazbar.com>
Subject: RE: NBC v Labtest/Dhillon - BCSC - S265325
 

• External Email | Courrier électronique externe •
 
Hi Peter,
 
With Prejudice
 

 
Satinder Dhaliwal 
Senior Counsel 
Practising as a Law Corporation

604.591.7321 ext: 383

604.591.7149

sdhaliwal@kswlawyers.ca

 

KSW Lawyers #220-7565 132nd Street, Surrey, BC, V3W 1K5

Please consider the environment before printing this email message.
This e-mail and its attachments are confidential. If this e-mail has been sent to you in error, you may not read,
disclose, print, copy, store or disseminate the e-mail or any attachments or the information in them. 
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August 7, 2026  
 

Kavinder Dhillon    
LabTest Certification  
205-8291 92nd Street  
Delta, British Columbia, V4G0A4       

 
Dear Kavinder:  

 
We at  have appreciated the ongoing dialogue regarding a possible strategic transaction 
between our two organizations.  We are excited about the opportunity and the prospects of acquiring Canadian based 
LabTest Certification Inc combined and herein referred to as LabTest Certification in this Letter of Intent.  We believe 

 is uniquely qualified as an acquirer given our parents not for profit and mission oriented approach to saving 
lives, avoiding injuries and reducing economic loss from electrical, fire and like hazards,  our ownership and 
maintenance of standards related to electrical, fire and life safety, the accretive aspects that the  brand 
can bring to OSHA compliance, and our aligned focus on ensuring compliance with adopted standards within the 
communities in which we live.      

We believe that expansion into compliance and testing related 
matters.  We believe that a transaction with LabTest Certification provides us with new foundational capabilities and 
allows us to build a platform for additional investments going forward. We believe that there are numerous incremental 
expansion opportunities as we focus on growth and being more connected with businesses that operate in the electrical 
and fire safety ecosystem.  Our corporate parent  is a leading provider of codes and standards in the electrical, 
fire and life safety industry, servicing 50,000+ customers and members, including 95% of the businesses that represent 
the Fortune 100.  We believe that our brand, and our go-to-market focus could help accelerate the adoption of the 
services provided by LabTest Certification.   

We speculate that our strategic interest in LabTest Certification is different and more beneficial to employees than 
others strategic acquirers.  These differences would include:    

 is focused on the growth of our mission work rather than rewarding financially motivated 
shareholders.  While  is a for-profit entity it is solely owned by  as a holding entity for 
acquisitions and  is a not for profit and has no shareholders, and,   

  is focused on nurturing and growing the services performed by LabTest Certification in 
perpetuity and would seek to integrate our like services for scale, with zero interest and motivation 
in flipping the business for financial gain.   

We present this non- LabTest 
Certification  to be 
structured as a stock purchase at a purchase price of $26,508,000 (CAD), with additional upside from two earnouts, 
in the 24 months post-closing that would that could add an additional  The earnout(s) would be 
capped and calculated on the 1st and 2nd anniversary of the closing date, using the following formula:   
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LabTest Certification nor any Company Party will, directly or indirectly, negotiate or have any discussions with any 
other party, or solicit, entertain, encourage or accept any offer from, or enter into any agreement tor letter with, any 
other party, concerning a possible sale of all or any portion of the assets or securities (debt or equity) of LabTest 
Certification, whether structured in the form of a sale of assets, a sale or issuance of equity, or a merger, consolidation, 
recapitalization, business combination, loan or otherwise; provided, however, that such period will expire on the date 
that is seventy five (75) days after the date this LOI is countersigned by LabTest Certification.   The Exclusivity Period 
can be extended by 30-day periods if both parties (within 5 days of the expiration of the then Exclusivity Period) grant 
such an extension.  Such grant can be communicated via email.    During the Exclusivity Period, LabTest Certification 
and the Company Parties will work exclusively with us to consummate the proposed Transaction.  Within three (3) 
business days after the date of this LOI,  provide LabTest Certification with a list of fifteen (15) to twenty 
(20) key due diligence documents, which LabTest Certification shall provide upon countersignature of this LOI, with 
any remaining diligence items to follow thereafter.  
Provision .  LabTest Certification shall be responsible for any breaches of the Exclusivity Provisions by any of the 
Company Parties.   

We anticipate that the due diligence process will be led by  personnel and augmented with additional 3rd party 
accounting, tax, and legal experts that  would independently and confidentially engage as part of the due diligence 
process and review.  Upon receipt of a copy of this LOI, we will send a detailed list of our initial diligence requests 
and will seek your assistance in providing responses and material as soon as practically possible.     

Among other topics, we anticipate this due diligence will include:  

 Meetings with a subset of company management  
 Verification of historical and near-term cash flow forecasts 
 Historical quality of earnings   
 Formal third-party review of historical financial statements to US GAAP  
 Review of employee terms and benefits  
 Review of a subset of material customer contracts and other third-party contracts 
 Review of any core Intellectual Property  
 Confirmatory accounting, legal and tax review of the business 

 
As soon as is reasonably practicable after execution of this LOI, LabTest Certification shall make available due 
diligence information, and the parties shall commence to negotiate a Stock Purchase Agreement for the Transaction 
which shall include such customary terms and conditions for transactions similar to the Transaction and as agreeable 
to both parties, The parties shall use reasonable efforts to complete and sign a definitive purchase agreement within 
90 days of the date hereof.  Subject to due diligence, we anticipate that we will sign the Definitive Agreements and 
close the Transaction on the same day. 

Consummation of a transaction shall be subject to the satisfaction of all applicable regulatory requirements, including 
without limitation any required filings or approvals under the Investment Canada Act or other applicable laws 
governing foreign investment, and such other governmental or regulatory approvals as may be required. This 
paragraph shall be referred to herein as the "Regulatory Approval Provisions". 
 

Agreement between the Parties dated November 2, 2023 and may not be used or disclosed by LabTest Certification 
or any of its advisers or representatives other than as part of its efforts to negotiate and close the potential Transaction.  
Any disclosure of the terms of this offer or its existence by a party hereto will void this LOI immediately at the option 
of the -Disclosure Provisions . 

The internal laws of the State of Delaware shall govern the terms of this letter agreement, without giving effect to any 
choice or conflict of law provision or rule that would cause the application of any jurisdiction other than those of the 
State of Delaware.   Provisions . 
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ATTACHMENT B 
 
 

414


	2026-08-31 Affidavit 1 of K.S. Dhillon (UF).pdf
	Pages from 2026-08-31 Affidavit 1 of K. Dhillon - final unsigned copy.pdf



