
STAFF 
REPORT 

 
TO: Council MEETING DATE: June 20, 2017 
   
FROM: André Boel, Director of Planning  FILE NO:    3220-20 Gower 377-385 

   
SUBJECT: Road Closure Bylaw (Winn Road)  

 

 

RECOMMENDATION 
 
THAT the staff report regarding the “Road Closure Bylaw (Winn Road)” be received; 

THAT Council consider giving first, second and third readings to “Town of Gibsons, Road 
Closure Bylaw (Winn Road) No. 1239, 2017”.  

 

PURPOSE 

The purpose of this report is to seek Council’s consideration of a Road Closure Bylaw to close a 
portion of Winn Road as per the terms of the Development Agreement between the Town and the 
George Hotel and Residences project.  

BACKGROUND 
 
The George Hotel and Residences received Council approval of requested Official Community 
Plan and Zoning Bylaw amendments on October 6, 2015 (RS2015-330 and RS2015-331). At the 
time of rezoning a Development Agreement was registered on title at the Land Titles Office (LTO), 
with reference CA4741913, securing the delivery of development approval conditions, including 
the future closure of Winn Road, subject to Council approval.  

On April 18, 2017 Council endorsed a Land Exchange Agreement with the developer, this 
agreement outlines the steps for transferring the Winn Road area in exchange for a public plaza 
connecting from Gower Point Road to a new waterfront walkway. One of the steps is considering 
a Road Closure Bylaw for a portion of Winn Road.  

DISCUSSION  

 
The Development Agreement between the Town and developer includes a requirement around 
the closure of Winn Road in exchange for the dedication to the Town of the Plaza   
(see Development Agreement items 2b and 6e). To realize the construction of the public Plaza, 
the Town agreed to considering closing Winn Road, in exchange for a public plaza, which retains 
public access to the waterfront. An airspace parcel underneath the Plaza would be sold to the 
developer to accommodate a 2 to 3 level parkade. The description and illustration on the next 
pages provide an overview.  
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Figure 1. Explanatory sketch road closure and exchange 
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Disposition to George Hotel & Residences project 
 
The current land area of Winn Road is approximately 950 m2 (10,215 ft2). The process to close 
Winn Road is by way of the attached Road Closure Bylaw and notification process, as per the 
statutory procedures outlined in the Community Charter.  
 
Once closed, (and once certain other conditions of the Development Agreement are met), the 
Winn Road area would be transferred to the George Hotel & Residences developer in exchange 
for dedication to the Town of the future public plaza and pedestrian connection to the waterfront. 
This public plaza also occupies a land area of approximately 950 m2. The future public plaza is 
located through the centre of the future George Hotel and Residences development site, which 
maintains and improves the current access to the ocean through Winn Road. The intent is to 
improve pedestrian access and to create a vibrant waterfront plaza for public gathering in Lower 
Gibsons. As the surface land area for Winn Road and the future plaza is the same, this is a land 
exchange between the Town and developer.  
 
In addition, the developer of the George Hotel & Residences has agreed to purchase the 
underground area below the plaza, which will allow for the construction and ownership of an 
underground parkade. The value of this Air Space Parcel has been determined to be $ 61,600 
based on a total appraised value of $ 560,000 for the whole closed area of Winn Road. Since the 
surface of the Plaza is to be dedicated and will be owned by the Town, only the value of the 
subsurface area requires payment from the developer. A copy of the appraisal report has been 
attached.   
 
Notice to public 
 
As part of the Road Closure process as outlined in the Community Charter, the public is invited to 
comment on the proposed road closure at an upcoming Council meeting. Included in the Notice 
are the proposed Dispositions: transfer of the closed Winn Road area to the developer and the 
sale of an area below the future Town owned Plaza. The Community Charter requires public 
notification of Dispositions of Town owned lands.  
 

RECOMMENDATIONS / ALTERNATIVES 
 
Staff recommendations are listed on page 1.  

Alternatively, if Council does not support the closure of Winn Road, readings to the bylaw could be 
foregone or defeated. Not proceeding with the road closure would block the land exchange from 
taking place and this means the subsequent construction of the George project could not take 
place in its currently proposed form.   
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Respectfully Submitted, 

Andre Boel, RPP 
Director of Planning 

CHIEF ADMINISTRATIVE OFFICER'S COMMENTS: 

I have reviewed the report and support the recommendation(s). 

Emanuel Machado 
Chief Administrative Officer 

ATTACHMENT 

Appendix A: Appraisal report by D.R. CoeII & Associates Inc. dated December 15, 2016. 
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Our File:  7168-V-ROW-M412B 
 

December 28, 2016 
 

Town of Gibsons 
P.O. Box 340 
Gibsons, BC     V0N 1V0 
 

Attention:  Mr. Andre Boel, Director of Planning 
 

Dear Sir: 
 
Re:  The George Hotel and Residences – Proposed Subsurface Airspace Parcel 
 That Portion of Winn Road Which Lies East of Gower Point Road,  

 Gibsons, BC containing 10,225 sq. ft.(950m2)      

In our previous report 7168-VWF-M412 having an effective date of December 15, 2014, 
we estimated the market value of the proposed road closure on a hypothetical fee 
simple ownership basis.  The purpose of this addendum to that report is to update the 
market value and to value the proposed subsurface airspace parcel within those lands. 

This addendum must be read in conjunction with the original report referenced above.  
The salient facts regarding the subject property, except as noted herein, are still 
considered applicable.  The property was not re-inspected for the purposes of this 
report.  

It is our considered opinion, subject to the extraordinary assumptions, contingent and 
limiting conditions detailed in these reports that the market value of the proposed 
subsurface airspace parcel as of December 15, 2016 is approximately:  

SIXTY-ONE THOUSAND SIX HUNDRED DOLLARS 
($61,600) 

(See Extraordinary Assumptions & Terms of Reference on Page 4 for factors affecting this valuation). 

A detailed description, summary and analysis leading to the conclusion of value are 
included herein.  Should you require further information with regard to this report or wish 
to discuss same, please do not hesitate to contact us. 

Yours very truly, 

D.R. COELL & ASSOCIATES INC. 
Per: 

 
Glenn O. Balderston, AACI, P.App 
GOB/ag 
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EXECUTIVE SUMMARY 

Property Location: Winn Road east of Gower Point Road, Gibsons, BC 

Legal Description: Not yet available (Crown land) 

Subsurface Airspace 

Parcel Size: 10,225 sq. ft. (subject to survey) on a horizontal plane 

Improvements: Nil; assumed to be fully serviced, vacant land for the 

creation of the subsurface airspace parcel 

Zoning: Assumed to be CDA-1 & R-2 as per the original report 

Highest and Best Use: Single family residential or community care use with 

potential for secondary accommodation. 

Final Value Estimate: $61,600 (see Extraordinary Assumptions) 

Effective Date: December 15, 2016 
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PURPOSE AND INTENDED USE OF THE APPRAISAL 

The purpose of this appraisal addendum is to estimate the market value of the proposed 

subsurface airparcel described in this report as of December 15, 2016.  The intended 

use of this appraisal is to facilitate a potential road closure and sale of the subsurface 

airspace parcel for a comprehensive development project. 

DEFINITION OF MARKET VALUE 

Market value is defined by the Appraisal Institute of Canada as follows: 

“The most probable price, as of a specified date, in cash, or in terms equivalent to 

cash, or in other precisely revealed terms, for which the specified property rights 

should sell after reasonable exposure in a competitive market under all conditions 

requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeably, 

and for self-interest, and assuming that neither is under undue duress.” 

Implicit in this definition are the consummation of a sale as of the specified date and the 

passing of title from seller to buyer under conditions whereby: 

1) Buyer and seller are typically motivated; 

2) Both parties are well informed or well advised and acting in what 

they consider their best interests; 

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

4) Payment is made in terms of cash in Canadian dollars or in terms of 

financial arrangements comparable thereto; and 

5) The price represents the normal consideration for the property sold 

unaffected by special or creative financing or sales concessions 

granted by anyone associated with the sale. 

PROPERTY RIGHTS APPRAISED 

The property rights appraised are those of a hypothetical fee simple interest in the 

deeded property within which a subdivision will create the proposed subsurface 

airspace parcel which is the subject of this valuation. 

RELEVANT DATES 

 Effective Date of Appraisal: December 15, 2016 

 Date of Inspection: March 11, 2014 
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SCOPE OF THE REPORT 

This appraisal addendum has been prepared in accordance with our understanding of 

the Canadian Uniform Standards of Professional Appraisal Practice.  The appraisal 

constitutes a summary report whereby the principal steps taken by the appraiser are: 

► Inspected the subject property on March 11, 2014.  The property was not re-

inspected for the purposes of this report; 

► Reviewed the original appraisal report 7168-VWF-M412 having an effective date 

of March 11, 2014; 

► Interviewed the Town of Gibsons planner; 

► Reviewed the Town of Gibsons Zoning Bylaw and Official Community Plan; 

► Observed area and neighbourhood activity; 

► Valued the parent parcel by the Direct Comparison Approach to Value.  The 

appraiser has relied upon sales and listing activity reported by the Vancouver 

Real Estate Board, contracted reporting services and the appraiser’s own files. 

► Valued the proposed subsurface airspace parcel by the Pro-Rata Fee Simple 

Interest method. 

 

SALES HISTORY OF THE PROPERTY 

The subject property (parent parcel) is untitled Crown land and accordingly, there isn’t 

any sales history which would be relevant to this valuation. 
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CONTINGENT AND LIMITING CONDITIONS 

It is assumed that there are no charges against the subject property which have a 

bearing on the market value, except for those, if any, noted in the report. 

The proposed airspace parcel under appraisal is an unsurveyed portion of a larger site 

as described to the appraiser.  The exact size and boundaries are subject to verification 

by a British Columbia Land Surveyor. 

This report involves the gathering, investigation and analysis of material inherent to the 

purpose of this report.  As part of this investigation, it was found necessary to utilize 

both verbal and documented evidence.  A concerted effort has been put forward to 

verify the accuracy of the information contained herein.  The information is believed to 

be reliable, correct and has been gathered according to procedures which are 

recognized by the Appraisal Institute of Canada. 

This report is prepared in confidence for the sole use of Town of Gibsons.  Liability to 

any other party relying on the report, without written permission of D.R. Coell & 

Associates Inc., is denied. 

EXTRAORDINARY ASSUMPTIONS AND TERMS OF REFERENCE 

The subject Crown lands (unregistered road allowance) will be valued as though a Title 

has been raised and registered at the BC Land Titles Office in fee simple  within which a 

subdivision will create the proposed subsurface airspace parcel which is the subject of 

this valuation. 

The subject lands will be valued as though fully serviced and free of any environmental 

issues.  The highest and best use of the parent parcel will be based on the prior zoning 

(i.e. CDA-1 & R-2) of the immediately adjacent lands as described in the original report.  

The narrow shape of the subject lands will not be reflected in the valuation analysis nor 

will any adjustment be made for the irregular shape of the subsurface airspace parcel 

as both have been designed to meet the requirements of both parties. 

Any value lift with regard to the George Hotel & Residences development proposal (i.e. 

rezoning) will be excluded from this valuation as this issue will be dealt with separately. 

This valuation assumes that there have not been any significant changes to the subject 

property or the immediate neighborhood that would impact the valuation analysis given 

that the property was not re-inspected for the purposes of this report. 
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REGIONAL DATA 

The Town of Gibsons is located at the south end of the Sunshine Coast, 16 km to the 

northwest of Vancouver.  It can be accessed via a 40 minute ferry ride from West 

Vancouver followed by a 5 km drive from the Langdale ferry terminal.  Several small 

airlines provide scheduled and charter service to the Sunshine Coast from Vancouver, 

Seattle and Vancouver Island.   

The population varies considerably with the tourism season as many residences in the 

area are vacation homes.  Permanent population statistics are as follows: 

POPULATION AND DWELLING COUNTS 

 Town of Gibsons Sunshine Coast Reg. Dist. 

Population in 2011    4,437   28,619 

Population in 2006    4,182   27,759 

2006 to 2011 population change (%)       6.1        3.1 

Total private dwellings    2,180   16,498 

Private dwellings occupied by usual residents    2,013   12,839 

Population density per square kilometre 1,033.4         7.6 

Land area (square km)      4.29 3,776.62 

Within Gibsons, services represent the largest employment sector (45.6%) with 

manufacturing and retail trade at ± 11.0% each. 

Gibsons Landing (Lower Gibson) is the historical harbour area and the primary tourist 

zone.  It offers a full range of services made famous by the long running TV show “The 

Beachcombers”.  A seawalk, Molly’s Reach of TV fame, Gibsons Wharf, parks, outdoor 

cafes, etc. are very popular.  Upper Gibsons at the crest of the hill behind the harbour 

provides the community with general services and amenities. 

MLS statistics for the Sunshine Coast indicate a 43% decrease in the number of current 

listings of detached dwellings as at October 2016 vs October 2015 and 170 sales in 

August to October 2016. 

 

As shown, prices have increased dramatically with the MLS Home Price Index up 

27.3% in the past 12 months and 44.1% in the past three years. 
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VANCOUVER ISLAND SUNSHINE COAST MAP 

 

SUBJECT 
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PROPERTY UPDATE – PARENT PARCEL 

Property Location: The immediate neighbourhood surrounding the subject 

property is assumed to be unchanged from the original 

report (see pages 7-9 thereof) as per the terms of reference 

for this report. 

Site Description: Assumed to be unchanged as noted above (see pages 10-

13 of the original report). 

Land Use Controls: The Official Community Plan Bylaw No. 985 was updated in 

March 2015.  The lands to the north and south of the subject 

property are designated “Residential/Tourist 

Accommodation”.  The waterfront strip (future walkway) is 

now “Parks and Recreation” whereas the adjacent harbor 

area continues to be “Commercial Harbour.”  The primary 

designation is described as: 

 Areas designated “Residential / Tourist Accommodation” 

were established to permit high density residential 

development as described above in this table, or Tourist 

Accommodation such as a hotel or inn together with meeting 

and/or food and beverage facilities customarily associated 

with such uses, or some combination of these uses.  

 The subject property is also within the following 

Development Permit Areas: 

 1 – Geotechnical Hazards  

 2 – Environmentally Sensitive 

 5 – Gibsons Landing - Form and Character 

 9 – Gibsons Aquifer 
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Zoning Bylaw No. 1065, 2007 previously designated the 

adjacent lands as CDA-1, Comprehensive Development 

Area Zone 1 and R-2, Single Family Residential Two as per 

pages 14 and 15 of the original report.  Bylaw Amendment 

No. 1065-33 dated October 6, 2015 rezoned the adjacent 

property to CDA-2, Comprehensive, Development Zone 

Area No. 2, PRO, Parks, Recreation and Open Space Zone 

and M-1, Marina Zone No. 1.  In accordance with the Term 

of Reference for this appraisal, any value lift from this 

rezoning has been excluded from this valuation.   

Highest & Best Use: Considering the analysis outlined on page 16 of the original 

report and exclusion of any potential lift for rezoning, the 

highest and best use continues to be a single family dwelling 

building lot with emphasis on its water front location.  
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VALUATION UPDATE – FEE SIMPLE LANDS 

Following is a summary of the sales utilized to update the market value of the fee simple 

lands as outlined in the original report. 

Index No. 1 

Location: 1474 Ocean Beach Esplanade, Gibsons 

Parcel Identifier: 024-669-253 

Legal Description: Lot 8, Block 7, District Lot 909, New Westminster District, 

Plan LMP44618 

Sale Price: $352,000 

Sale Date/Title: August 2012   CA2714277 

Vendor: Mark Hutchinson 

Purchaser: Carole Bishop 

Lot Size: 10,667 sq. ft. (50’ x 213’) 

Price PSF: $33.00 

Comments: Located near the west end of the Gower Point waterfront 

neighbourhood to the southwest of Gibsons.  Semi-

waterfront across the lane from stairwell access.  Elevated 

site with excellent views.  New residence nearly complete by 

purchaser.  On-site septic disposal. 
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Index No. 2 

Location: 81 Kelly Road, Gibsons 

Parcel Identifier: 014-688-816 

Legal Description: Lot 4, Block 20, District Lot 909, New Westminster District, 

Plan VAP1275 

Sale Price: $545,000 

Sale Date/Title: April 2013   CA3063728 

Vendor: Lois Millington 

Purchaser: Stephen Knox 

Lot Size: 14,288 sq. ft. 

Price PSF: $38.14 

Comments: Located in the Gower Point waterfront neighbourhood to the 

southwest of Gibsons.  Moderately steep slope down to the 

waterfront with an elevated, mostly level building site.  

Existing cabin of little or no value.  On-site septic disposal. 

 



7168-V-ROW-M412B 

 

11 

Index No. 3 

Location: 1184 Point road, Gibsons 

Parcel Identifier: 011-272-902 

Legal Description: Amended Lot 4, Block 10, District Lot 911, New Westminster 

District, Plan VAP4943 

Sale Price: $550,000 

Sale Date/Title: October 2012  CA2814530 

Vendor: Ruth Rea 

Purchaser: Hopkins Landing Estates Inc. 

Lot Size: 8,000 sq. ft. 

Price PSF: $68.75 

Comments: Located in the Hopkins Landing neighbourhood to the north 

of Gibsons.  Highly sought after area with excellent beaches.  

Moderately steep downslope to bench for building site.  On-

site septic disposal required. 
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Index No. 4 

Location: 1106 Point Road, Gibsons 

Parcel Identifier: 011-239-182 and 011-239-212 

Legal Description: Lot 11 and south 25 feet of Lot 12, Block 8, District Lot 911, 

New Westminster District, Plan VAP5071 

Sale Price: $650,000 

Sale Date/Title: December 2013  CA3515376/7 

Vendor: Colleen McLachlan 

Purchaser: Susan Wark 

Lot Size: 9,000 sq. ft. 

Price PSF: $72.22 

Comments: Located in the Hopkins Landing neighbourhood to the north 

of Gibsons.  Highly sought after area with excellent beaches.  

Very steeply sloping lot with lower building site and a side 

storm water ditch.  Older residence being demolished.  On-

site septic disposal required. 
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Index No. 5 

Location: 495 Fletcher Road South, Gibsons 

Parcel Identifier: 028-852-036 

Legal Description: Lot 1, Block 1, District Lot 686, New Westminster District, 

Plan EPP18480 

Sale Price: $352,000 

Sale Date/Title: May 2016  CA5151895 

Vendor: Trevor Wright 

Purchaser: Brian Lieffers 

Lot Size: 8,336 sq. ft. 

Price PSF: $42.23 

Comments: Located in the core area of Lower Gibsons close to all 

amenities.  Very desirable area 1.5 blocks west of the 

waterfront with wide sweeping views of the harbour and 

beyond. 

 



7168-V-ROW-M412B 

 

14 

Index No. 6 

Location: 612 Seaview Road, Gibsons 

Parcel Identifier: 011-955-317 

Legal Description: Lot 7, Block 3, District Lot 686, New Westminster District, 

Plan VAP4028 

Sale Price: $410,000 

Sale Date/Title: October 2016  CA5613832 

Vendor: Diana Raynor 

Purchaser: Susan Inglis 

Lot Size: 5,500 sq. ft. 

Price PSF: $74.55 

Comments: Located in the core area of Lower Gibsons close to all 

amenities.  Highly desirable elevated site two block west of 

the waterfront with excellent harbour and distant 

ocean/mountain views. 
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SALES SUMMARY 

Index No. Location Sale Date Sale Price  Size Sq. Ft. Price PSF 

1 1474 Ocean Beach Esplanade Aug-12 $352,000 10,667 $33.00 

2 81 Kelly Road Apr-13 $545,000 14,288 $38.14 

3 1184 Point Road Oct-12 $550,000   8,000 $68.75 

4 1106 Point Road Dec-13 $650,000   9,000 $72.22 

5 495 Fletcher Road South May-16 $352,000   8,336 $42.23 

6 612 Seaview Road Oct-16 $410,000   5,500 $74.55 

The foregoing sales range from $33.00 to $74.55 PSF with a median of $55.49 PSF and 

a midpoint of $53.78 PSF.  They include water view, semi-waterfront and waterfront 

residential building lots. 

Index Nos. 1 and 2 are located in the Gower Point neighbourhood to the southwest of 

Gibsons.  Both sites require on-site sewage disposal.  Index No. 1 is high bank 

waterfront while Index No. 2 is high bank semi-waterfront due to the intervening lane. 

Index Nos. 3 and 4 are located north of Gibsons in the Hopkins Landing neighbourhood.  

This is a highly sought after area with exceptional beaches.  Both sites are steeply 

sloping but have good building envelopes near the waterfront.  On-site septic disposal is 

required in this area. 

Index Nos 5 and 6 are located in Lower Gibsons close to all amenities within two blocks 

of the waterfront.  Both sites have excellent harbour views.  Index 6, at $74.55 PSF, 

illustrates the higher rate PSF for smaller sites despite its lack of waterfrontage. 

Given the fully developed residential waterfront at Gibsons Landing and nearby core 

areas, we were unable to locate any recent sales of lots directly comparable to the 

subject.  Index No. 1, at $33.00 PSF, sets the lower limit with its rural location/view 

however water frontage will command a substantial premium.  On the other hand, Index 

Nos. 3 and 4 have beachfront locations that are considered superior to the subject for 

residential use even though they don’t have municipal sewer services. 

The subject property is being valued as a single family residential waterfront lot as per 

the terms of reference.  It has an excellent core location in Gibsons Landing although it 

does not have a beach.  However, it is fully serviced and it has favorable topography.  

Considering all of the foregoing, a rate approximating the median price, say $55.00 PSF 

is considered appropriate.  Therefore: 

10,225 sq. ft. @ $55.00 PSF = $562,375 

Final Estimate of Fee Simple Value (rounded) $560,000 
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PROPOSED SUBSURFACE AIRSPACE PARCEL 

The proposed road closure and reconfiguration (land exchange) with the adjacent 

landowner will result in an irregular shaped fee simple parcel owned by the Town as 

illustrated by the concept drawing reproduced below.  The new parcel will provide public 

access to the waterfront in conjunction with patrons of the proposed George Hotel and 

Residences.  It will be 950 m2 (10,225 sq. ft.) in size with the elevated surface being 

constructed by the developer in conjunction with the hotel/residences. 

The proposed subsurface airspace parcel will primarily comprise two levels of below 

grade parking and service areas as illustrated by the attached floor plans.  Critical 

assumptions regarding this parcel include: 

 The developer will construct the surface area, to the Town’s specifications, 

be responsible for all maintenance and provide a “Save harmless” clause 

 Statutory Right of Ways, easements and covenants will provide reciprocal 

agreements for access to utilities, liability and maintenance issues, etc. 

 The depth of the airspace parcel will be 7.3m (24 feet) and encompass 

the entire surface area. 
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VALUATION OF SUBSURFACE AIRSPACE PARCEL 

The two accepted methodologies for the valuation of airspace parcels are the Direct 

Comparison Approach and the Pro-Rata Value of the Fee Simple Interest.  The former 

method is reliant on adequate comparable sales data of similar airspace parcels to 

establish a volumetric rate for the subject parcel.  Since the appraiser is not aware of 

any comparable sales of subsurface airspaces parcels relevant to the subject property; 

this methodology could not be utilized. 

The Pro-Rata method utilizes transactions between arms-length parties for a ratio 

intended to reflect the portion of the 100% fee simple interest being transferred.  Given 

the lack of actual sales transactions for a definitive analysis, a number of industry 

measures for partial interests were reviewed as follows. 

1)  Canada Line in Metro Vancouver: The Canada Line twin bored tunnel system 

extends from Waterfront Station in downtown Vancouver to 2nd Avenue under 

False Creek.  The tunnel system is generally 60+ meters below the surface.  

Anecdotal evidence from parties acting on behalf of the Canada Line indicates 

typical compensation for this type of a subsurface right-of-way was in the order of 

5% of the fee simple land value. 

2) Schmutz Formula:  George Schmutz was one of the Founding members of the 

US Appraisal Institute and a recognized expert in right-of-way acquisition.  Based 

on years of research and advice from right-of-way professionals, he developed 

the following formula for fee simple parcels.  This formula has been accepted in 

several jurisdictions, including Greater Vancouver, and local government 

authorities in other large Canadian centres.  

Value Component Depth % of fee value 

Air Rights Above 44 ft 17% 

Air Rights 20 ft to 44 ft 20% 

Surface 0 ft to 20 ft 45% 

Basement  8% 

Sub-Basement  3% 

Below Sub-Basement  2% 

Total  95% 

Note:  The total is less than 100% as the formula assumes a 5% severance loss as a result of the 
separate interests in the property. 
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3) BC Hydro Transmission Lines:  These surface rights for hydro right-of-ways 

commonly attract compensation of 25% to 50% of the fee simple value 

depending on the ability of the owners to continue to occupy the surface under 

the hydro lines.  

3) Municipal or Public Utility Right-of-Ways:  Subsurface easements or right-of-ways 

for utility pipelines usually limit the landowner’s ability to build on those areas and 

may include additional building setbacks.  Compensation for right-of-ways on the 

periphery of a land parcel generally range from 5% to 20% of the surface value 

Discussions were also held with other professionals in the Greater Vancouver and 

Victoria market areas.  Ultimately, the Schmutz Formula was accepted as a logical and 

appropriate measure of the subject’s unique characteristics.  Accordingly, based on the 

terms of reference and apparent functional utility of the proposed subsurface airspace 

parcel, it is the appraiser’s opinion that a ratio of 11.0% of the fee simple value would be 

appropriate. Therefore: 

Fee Simple Value - $560,000 x 11.0% = $61,600 

Final Estimate of Value – Subsurface Airspace Parcel: $61,600 
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APPRAISER'S CERTIFICATION 

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

 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 personal, impartial and 
unbiased professional analyses, opinions and conclusions; 

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

 I am not in a conflict of interest to undertake 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 for this assignment were not contingent 
upon developing or reporting predetermined results, the amount of the value 
estimate(s), or a conclusion favouring the client; 

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

 I have the knowledge, skills and experience to complete the assignment 
competently;  

 No one provided significant professional assistance or third party professional 
assistance to the person signing this report; 

 As of the date of this report the undersigned has fulfilled the requirements of The 
Appraisal Institute of Canada Continuing Professional Development Program for 
Members; 

 The undersigned personally inspected Winn Road to the east of Gower Point 
Road, Gibsons, BC, as described more fully in the Executive Summary at page 
1, on March 11, 2014; 

 Based upon the data, analyses and conclusions contained herein, the current 
market value of the interest in the proposed subsurface airspace parcel 
described, as of December 15, 2016; is estimated at $61,600. 

 
Dated this 20th day of December 2016  

 

Glenn O. Balderston, AACI, P.App 


