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I. BACKGROUND 

1. On October 3, 2023 TCC Mortgage Holdings Inc. and Trez Captial Limited 

Partnership pursuant to Section 231(1) of the Bankruptcy and Insolvency Act applied 

to the Supreme Court of British Columbia to appoint MNP Ltd. as Receiver and 

Manager without security (the “Receiver”), of all the assets, undertakings and 

property of 104 Investments Ltd. (the “Company”).  A copy of the Court Order is 

attached as Appendix A.  

2. The assets of the Company consist of land and building located at 555 Adams Road, 

Kelowna BC.  The building is approximately 50 years old and a 91,000 sq ft. metal 

clad warehouse situated on 7.14 acres. The subject property enjoys good access and 

exposure right off Highway 97 and features an “I-2” City of Kelowna bylaws zoning 

designation. This designation allows for the outdoor storage of industrial equipment 

and/or inventory which is uncommon in this area.   

3. The metal-clad warehouse is presently divided into seven distinct units of different 

sizes. There is ongoing work being done to stratify these units, aiming to enhance the 

building's attractiveness to potential tenants and boost the lease space value, as 

discussed later in this report. Work done to date includes the installation of a concrete 

mezzanine spanning approximately 17,000 square feet. Furthermore, interior painting, 

the installation of new sewer drainage, the integration of LED lighting, and the 

addition of a new roof have been completed.  

4. Currently, the B.C. assessed value is $17.3 million.  
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II. PURPOSE 

5. The purpose of this report is to provide our assessment on whether to: 

i. Sell the building “as is, where is”; 

ii. Complete the stratification and sell the building including consideration to any 

leasing options; and 

iii. Complete the subdivision. 

6. The Receiver has performed the following activities in their assessment: 

i. Met with the stakeholders to discuss the situation; 

ii. Reviewed various financial information including costs to complete, stratification 

plans and subdivision plans; 

iii. Reviewed appraisals from Ryan ULC and NAI Commercial; 

iv. Obtained opinions of value from Colliers and Royal LePage Commercial (Steve 

Laursen & Rob Archibald); 

v. Met and held numerous discussions with realtors and various parties; 

vi. Met with Mierau Contractors to assess the costs to complete; and 

vii. Attended the site and toured the building. 

III. STRATIFICATION 

7. The building is in the process of being stratified into 7 separate units.  The City of 

Kelowna has approved the stratification with the exception of minor work which 

includes: 

i. Plumbing and gas inspection; 

ii. Building inspection; 

iii. Various other reporting requirements to the city; and 

iv. Splash pads are required under the downspout extensions. 
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8. A copy of the letter from the City of Kelowna dated September 26, 2023 is attached 

as Appendix B.  

9. The unit sizes for the stratification range from approximately 7,000 square feet to 

32,000 square feet.  A summary of the proposed stratified units is in Table 1 below: 

Table 1

Strata Lot Sq. Ft. 

1 28,967

2 10,328

3 9,708

4 8,091

5 6,880

6 12,915

7 32,063

Total 108,952

10. Estimated costs to complete the stratification total approximately $910,000.  The 

breakdown of the estimated costs to complete prepared by management are attached 

as Appendix B.  The Receiver had Mierau Contractors tour the building and review 

the costs to complete.  They believe the costs are reasonable.  

11. We believe the timeframe to complete the stratification is approximately 2 to 3 

months.   
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IV. SUBDIVISION 

12. The Company has applied to the City of Kelowna to subdivide the property into 3 

separate legal lots.  The subdivision is partially complete, and the Company estimates 

that there is $1.1 million in costs to complete the subdivision of the 3 lots.  A copy of 

the proposed subdivision plan and costs to complete are attached as Appendix C. 

V. APPRAISALS AND FAIRNESS OPINIONS 

a. NAI Commercial  

13. The fairness opinion prepared by NAI is attached as Appendix D. 

14. Estimated appraisal value: $29,950,000 - $115,000,000.

15. Analysis: 

i. $29,950,000 is the current recommended asking price if sold “as is”. The basis for 

this estimate is that a comparable land site located south of the subject property 

was sold for $70 per square foot in 2021. This would translate to the Subject 

Property land only value of $21,771,288. In addition, BC Assessment valued 

existing building improvements last year at $9,500,000. The combination of these 

values is the basis for the asking price. 

ii. $115,000,000 is the estimated value if the subject property was to be subdivided 

into three stratified buildings over a 5-year multi-phased development. The 

additional parking and yard space on both the north and south side of the property 

would need to be used to create the subdivisions. NAI estimates an industrial 

level build sells for an average of $450 per square foot while the respective cost 

would be $250 per square foot.  
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16. We are concerned with the assumptions made in this report.  The only comparable 

property in the appraisal was sold in 2021.  Since that time, the valuations of real 

estate in the Kelowna commercial market have decreased.  This would result in a 5-

10% downward adjustment in value based on discussions with various commercial 

realtors. 

17. In addition, the valuation has assumed that full land value would be achieved plus the 

building improvements.  We believe that this is incorrect.  To obtain full land value at 

$70 / sq ft. would require the lot to be vacant.  Given the existing building, any 

investor would assess the value based on the potential revenue and current 

capitalization rate.  A developer would assess land value only and likely reduce the 

value for the costs of demolishing the building. 

18. The $115,000,000 valuation assumes a subdivision and build out with 1.5 floor area 

ratio (the “FAR”).  This would require underground parking and it is unlikely there 

would be any ability to create a loading space for the buildings.  Significant costs 

would have to be incurred to complete this process and based on discussions with 

various local commercial realtors, we do not believe there is a market for this type of 

product within Kelowna.  

19. The FAR of 1.5 infers that a 4 to 6 storey industrial building of over 466,000 square 

feet would be constructed. The development could not support a 5 to 6 storey building 

as neither the zoning nor the airport regulations would allow it.  In addition, 

discussions with commercial realtors indicate there is little to no market for this type of 

product in Kelowna.  Accordingly, we believe the $450 per sq. ft. as a valuation is 

unsupportable. 

b. Ryan ULC 

20. The appraisal prepared by Ryan is attached as Appendix E. 

21. Estimated appraisal value: $43,200,000. 
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22. Analysis: 

i. The subject property has been appraised with an estimated current market value 

of $43,200,000. This assessment assumes that the property is stratified and 

divided into seven industrial strata units and has 2.89 acres of available land to do 

so. The excess land valuation of $10 million also assumed that new roads will be 

built but have no effect on the density on the remainder of the site. A capitalization 

rate of 5.5% was used.  

23. We do not agree with the valuation.  Ryan has assumed excess land of 2.89 acres 

through a subdivision, however this subdivision would significantly impact the parking 

and/or loading abilities of the existing building. Industrial users require parking and 

loading, or the building may be considered unusable. If 2.89 acres was subdivided off, 

it would leave a parcel of 107,618 Sq. Ft. – with a building of over 108,000 Sq. Ft. 

(including mezzanine).  This is almost 100% site coverage; most industrial properties 

have a 40-45% site coverage.  Parking and loading would likely be extremely 

challenging.  This would reduce the value the 7 strata lots.  

c. Royal LePage Commercial – Rob Archibald 

24. The details of Royal LePage’s assessment is attached as Appendix F. 

25. Estimated appraisal value: $18,000,000 - $18,500,000. 

26. Analysis:  

i. $18,000,000 to $18,500,000 is the current recommended asking price if sold “as 

is”. The basis for this estimate derives from comparing a similar property that was 

sold in 2021. The subject property has superior zoning and a substantially better 

location than the property sold in 2021. As a result, a 12% premium was factored 

into the calculation. The land size valuation of the subject property was calculated 

to be approximately $2.4 million per acre. The total valuation accounts for 7.14 

acres of land multiplied by the land size valuation.  
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ii. The option to lease the space was also considered in their assessment. If leased 

as is, without factoring in demolition and other costs, the value was estimated to 

be $17,689,000. Additional improvements to the lease space could be done, 

however due to the age of the building, the cost would not increase the value of 

the lease space enough to justify the investment.  

iii. Incurring additional costs to stratify and improve the building is not recommended.  

27. We believe this valuation in on the low side and may not fully consider the 

comparable properties and income.   

d. Royal LePage Commercial – Steve Laursen 

28. The details of Royal LePage’s assessment is attached as Appendix G.  

29. Estimated appraisal value: $20,000,000 - $22,000,000. 

30. Analysis:  

i. This assessment is based on selling the property “as is”. The valuation approach 

compares the subject properties to other properties currently on the market or 

have been recently sold with similar characteristics to the subject property.  The 

main property compared is 9640 McCarthy Road with sales in the $240 - $360 per 

square foot range. 

ii. Additional work to the building will not realize any additional return.  

iii. Should consider providing demising options to potential purchasers.  This would 

involve having an engineer review the space.  
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e. Colliers 

31. The details of Colliers’ assessment is attached as Appendix H.  

32. Estimated appraisal value: $20,000,000 - $22,000,000. 

33. Analysis:  

iv. The assessment is based on selling the property “as is”. Considerations to 

subdivide the land was also analyzed, however, this is not realistic as there would 

be no parking and minimal loading space. In addition, subdividing the lots may in 

fact decrease the value of the property as new potential buyers may want to 

demolish the existing improvements to make the building more useable for 

themselves. 

v. Additional investments into the property are not recommended. 

VI. PUROLATOR 

34. The Company has indicated there is interest by Purolator in leasing out 4 units.  The 

Company has provided Purolator with a proposal for approximately 30,000 square 

feet of space which includes strata units 2, 3, 4, 5 and part of 1.   

35. There are no commitments from Purolator and we understand they are still reviewing 

the proposal.   

36. We believe obtaining Purolator as a tenant would be beneficial to the value of the 

building.  However, given that Purolator would be taking multiple strata lots this would 

support not completing the stratification and incurring the costs given that Purolator 

may want it demised and/or finished differently than proposed.  
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VII. CONCLUSION AND RECOMMENDATIONS  

a. Conclusion 

37. The Company is attempting to finalize a stratification of 555 Adams Road into 7 

separate units and an application to the City of Kelowna to subdivide the land into 3 

separate legal lots.   

38. The estimated costs to complete the stratification and subdivision are $910,000 and 

$1.1 million, respectively.   

39. The Company obtained an appraisal from NAI that estimated the value between $30 

million and $115 million.  In addition, Ryan ULC performed an appraisal for Mark 

Consiglio and they estimate the value at $43 million.  We believe that both of these 

appraisals are high given their assumptions and are not achievable in the current 

Kelowna real estate market.   

40. Rob Archibald from Royal LePage provided a fairness opinion estimating the value 

between $18 million to $18.5 million.  We believe this appraised value is on the low 

side and may not reflect the income or comparable properties accurately. 

41. The remaining assessments from Colliers and Steve Laursen estimated the value at 

$20 million to $22 million.  Both believe that no further investment should be made in 

the property and Colliers believes that further investment could be detrimental to the 

value of the building given the awkward layouts of the proposed strata units.   

42. Purolator has expressed potential interest in leasing space and the Company has 

proposed a plan of 30,000 sq. ft. through units 2 through 5.  However, this is still very 

early on in negotiations and Purolator has not confirmed any further information.  

43. Having Purolator as a tenant would likely increase the value of the building and would 

be beneficial for a sale.  However, Purolator would likely want the building demised to 

their preferences so completing the stratification would not be a good use of funds. 
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b. Recommendations 

44. We recommend the following: 

i. Sell the land and building “as is, where is”; 

ii. Continue to market the space to Purolator in an attempt to secure them as a 

tenant; 

iii. Consider providing purchasers with potential demising options; and, 

iv. Do not incur the costs to complete the stratification or the subdivision. 

All of which is respectfully submitted to this Honourable Court this 28th day of November, 2023. 

MNP Ltd.

in its capacity as Receiver and Manager of 104 Investments Ltd. 

and not in its personal or corporate capacity. 

Per:   

Douglas Chivers, CA, CPA, CIRP, LIT 

Senior Vice President 

Julia.Noort
Doug
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APPENDIX D  

NAI Commercial Report dated September 27, 2023 
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 9/27/2023 

Attn: 

Mr. Dennis Drummond 
President 
Eco Edge Developments Ltd.  
105-1751 Savage Road,  
Richmond, BC V6V 1R1  

RE: Opinion of Value, 555 Adams Rd. Kelowna, BC  

Please find herein and evidence attached as an qcd]b]cb cZ jU`iYr of the land, building plus potential future 
stratafication and subdivision value of the land and building located at 555 Adams Rd., Kelowna BC. 
(Subject Property). Without an AACi Designation (Appraisal Institute of Canada) or claim to such, the 
following information should not be interpreted or applied Ug Ub qAppraisalr per sey, but merely as an 
qOpinion of Valuer without prejudice. This opinion is however based on the most recent current comparable 
market sales and leasing data, 25+ years experience in Kelowna Commercial Real Estate brokerage and 
a further background of civil construction, industrial and residential real estate development in Kelowna. All 
speculative development numbers are high overview estimates and for discussion purposes only. 

Further credentials, firm information and background credentials can be found at:  
www.naicommercialokanagan.ca - NAI Commercial Okanagan Ltd. is a licensed subsidiary of  
NAI Commercial (Vancouver) and NAI Global,  NY NY    (NAI = qNorth American InvestmentK).  

It should also be noted that neither NAI Commercial Okanagan Ltd. nor Mike Geddes PREC have any prior 
history of sales, leasing, agency of any kind or other history associated with the Subject Property. For full 
disclosure it should be noted however that the primary comparable sale properties noted herein (at 123 
Penno Rd. & 3953 Hwy 97N) were once owned and occupied then leased to multiple Tenancyss by Geddes 
Construction Ltd. of which Mike Geddes held the position of Real Estate Manager. The sales of these 
properties noted herein were subsequent resales of the property(s) evedinced herein and did not involve 
Geddes Construction Ltd. as Vendor.  

Please review the enclosed at your convenience, share as required per request and feel free to contact me 
should you have questions or for further discussion.  

Thank you and best regards, 

Mike Geddes, B.Comm. PREC.

Personal Real Estate Corporation 

Principal

NAI Commercial Okanagan Ltd.

www.NAIokanagan.ca

CELL  250-878-6687

mike.geddes@naiokanagan.ca

1740 Gordon Dr., Suite 200

Kelowna, BC V1Y 3H2 

Suite 200-1740 Gordon Dr. 
Kelowna, BC  V1Y 3H2 
+1 250 868 1879 
www.naiokanagan.ca 
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Subject Property 

The Subject Property, originally built, owned and occupied by the qReidcor ghYY`
fabrication and machine shop at 555 Adams Rd, ]b h\Y qLY]Xsg =cfbYfr ]bXighf]U` UfYU cZ
Kelowna, features an existing ~90,000+ square foot steel framed and metal clad industrial 
warehouse structure, located upon a 7.14 acre site adjacent Highway 97 N. 

The uniqueness of this property in the 
current Central Okanagan industrial real 
estate market cannot be overstated. In an 
ever increasingly populated valley already 
95% consumed with the waters of 
Okanagan Lake, the remaining ~5% of flat 
aerable land is competed for by 
agricultural (ALR), residential and 
commercial uses. The Subject Property 
ZYUhifYg Ub qC-0r =]hm cZ EY`ckbU Vm`Ukg
zoning designation which allows for 
outdoor storage of industrial equipment 
and / or inventory. This is uncommon 
amongst all contemporary Kelowna 
industrial properties or developments on 
or near Highway 97. Current City planning 
primarily require no outdoor storage of 
equipment or inventory for aesthetic 
requirements along the Hwy 97 corridor 
through Kelowna (ie Airport Business 
Park). Although the Subject Propery 
features an address of 555 Adams Rd. the 
Subject Property actually features ~725 
linear feet frontage onto Highway 97 N / 
Harvey Avenue; traffic count of 25,000+ 
unique vehicles daily (MOTH). Opposite 
side of Hwy 97 features Mill Creek linear 
park and no visual commercial frontage 
competition to 555 Adams Rd.   

UBC Okanagan main campus is located 
just slightly over 1km directly to the north 
of the Subject Property and Kelowna 
International Airport only 2.5km to the 
north on the opposite side Hwy 97. 
;X^UWYbh hc h\Y gcih\ g]hg qN\Y MdUWY
=YbhfYr gY`Z ghcfU[Y facility with 
Dopplemeyer Ski Lifts of Austria owning 
and occupying the adjacent properties to 
the north and opposite side of 555 Adams 
Rd from the Subject Property. 
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BC Assessment currently values the Subject Property at $17,321,000 (attached).  

The most recently transacted and most directly applicable sales transactions in the 
Central Okanagan market sit just south of the Subject Property and on opposite side of 
Hwy 97. 123 Penno Rd and 3953 Hwy 97N are located just north of Old Vernon Rd. at 
Reidss Corner nearly mirroring the Subject Property. Last Sold in 2021 at a value of 
$70psf, this would translate to a Subject Property land only value of $21,771,288. BC 
Assessment valued existing building and improvements last year at $9.5M, hence if this 
property were go to market for sale qas-isr currently I would recommend an asking price 
of $29,950,000.00

Multiple phased value-add scenarios 
exist for the development of the Subject 
Property, including the subdivision of 
the ample yard and parking lands on 
both the North and South sides of the 
existing building: The North side lot 
would be approximately 1.35 acres, 
which at $80psf over 58,800sf yields 
$4,700,000 in land value. With an I-2 
zoning permitable Floor Area Ratio of 
1.5 times the land area yields 88,200sf 
of potential future building area. A 
~$250psf current industrial level build 
cost and $450psf sale figure, the sale of 
a stratafied North Lot building alone 
could potentially yield $17-18 Million in 
industrial strata product.  

The South Lot, potentially slightly larger  at  ~1.54 acres (67,000sf), yielding ~$5,360,000 
of current Land value. Applying the 1.5 FAR, a potential ~100,000sf building could 
achieved yielding ~$20,000,000 in industrial strata product. 

The remaining centre lot at 4.26 acres (185,565sf) has a total allowable FAR of 278,350sf 
buildable and features surplus land along the Highway corridor between the existing 
building and the Highway corridor (~150s). With the existing 90,000sf building 
incorporated, an additional ~190,000sf could be built out along the premium exposure 
highway frontage area. Again applying $450psf finished product value and $250psf build 
cost yields an estimated value of $38,000,000 and $40,500,000 for the existing 90,000sf 
building on site. Adjusting for economies of scale and existing leases, I would recommend 
an asking price today of $450psf for stratafied product at 555 Adams Rd; equating to a 
$40,500,000.00 valuation of the Subject Property as-is (less further stratafication cost 
estimates). Should the Subject Property be Leased as-is at current market rates over the 
entire ~90,000sf building (incl. bonus outdoor fenced compound areas) using the $17psf
Net Rent payable (per market comparables attached pg.4) would generate $1,530,000 
Net rent per annum which whenppling a 5% CAP rate to this revenue generates a 
present value of $30,600,000.00. 

North Lot

South Lot

~150s -
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In summary, base land value can be estimated at roughly $25,000,000. However built out 
in fully allowable I-2 FAR and stratified averaging a $450psf sale price (with $250psf build 
cost) the Subject Property could achieve well over $115,000,000.00 in industrial strata 
product. Given the premium Highway frontage location and proximity to Kelowna 
International Airport and UBC Okanagan, an absorption of a multi-phased development 
of five years could be possible.   

                 Highway 97 With unimproved Subject Property in the background 

                 Aerial View of Subject Property 
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555 Adams Rd west facing (shown here without new exterior cladding) 

Market Data  

The attached market sales data featuring recent transactions of industrial strata product 
provides us an average price per square foot sold of $518psf, over the 90,000sf of 555 
Adams Rd yields $46,620,000. Adjusting for time, inflation and economies of scale a 
figure of $450psf is deemed more prudent (building area only). 

Attached on following pages 7 & 8 is an example of a newly introduced to market strata 
warehouse product For Sale on Spedding Court in Kelowna. This property sits well off (3 
blocks) from Hwy 97 in a dead end cul-de-sac featuring little to no public exposure. This 
product is currently being marketed by Colliers Kelowna at $470psf.  

Following attached supporting documentation: 

MLS reported Comparable Sales and Leases 2021 p 2023 Page 4 
City of Kelowna Property Report Page 5 
BC Assessment Detail Page 6 
Spedding Court Strata Warehouse currently on market for Sale Page 7 
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Ryan ULC Report ')!&%($#" October 19, 2023 
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APPENDIX F 

Royal LePage Commercial – Rob Archibald Report dated October 16, 2023 
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APPENDIX G 

Royal LePage Commercial – Steve Laursen Report 
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APPENDIX H  

Colliers Report dated October 18, 2023 



19th Floor - 200 Granville Street 

Vancouver, British Columbia V6C 2R6  

October 18, 2023 

Mr. Doug Chivers 

Senior Vice President 

MNP Ltd. 

Ste. 430, 505 Burrard Street 

Vancouver, BC V7X 1M3 

Re: 555 Adams Road, Kelowna, BC 

Dear Doug, 

Further to our tours of the property, review of material provided, and analysis of the current Kelowna industrial 

market, we are pleased to provide the attached opinion of value and the below recommendations/ observations. 

The building is approximately 90,000 Sq. Ft. (not including the mezzanine) on 7.14 acres. The original building was 

constructed in 1967 with additions added over the years. The seven bays are not necessarily the best configured 

for industrial use and the loading bays are not necessarily all in the best location, however, the building still has 

a useful life and, in whole or in part, is workable for an owner-user or multiple tenants. While not comparable to 

more modern buildings, this property is well-suited for an owner-user or multi-tenants, looking for an affordable 

solution with some yard storage and good parking. 

Our recommendation would be to take this to market “as is” and not spend any additional money on the property. 

If a buyer wants to further demise the premises, or do tenant improvements, that is their decision, but it also 

may be the case that a buyer demolishes some of the existing improvements to make the building more usable 

for themselves. 

The concept of subdividing into three lots or that the property could attract an investor/developer willing to build 

to a 1.5 FAR is simply nonsensical. With the mezzanine, the property has a site coverage of 32.5%, the property is 

impacted by the slope on the highway side of the site, effectively making the site coverage 35 to 38%. The typical 

site coverage of industrial facility of this nature is in the low 40% range. If you subdivided into three lots, you 

would be left with a building on one lot, no parking and loading so tight, the building would never lease. 

The subdivision into three lots will likely not add value and may actually decrease the value of the property. If a 

land play and potential subdivision was of interest than the existing building should be demolished. For a user or 

tenant(s) to use this building, they need good loading, parking, and potentially a bit of yard storage. 

To consider a build out of 1.5 FAR, you would be looking at a 3 to 6 story industrial building and there is absolutely 

no demand for that type of product. 









Lot 20 Section 2 Township 23 Osoyoos Division Yale District Plan 30107

555 Adams Rd

Civic Address 555 Adams Road, Kelowna, BC

Neighbourhood Reid’s Corner Industrial Area

PID 004-063-031

Lot Size 7.14 Acres

Current Zoning I2 General Industrial

Existing Improvements
90,626 SF Industrial Building 

(not including mezzanine area in Unit 1)

Taxes (2023) $183,974.45

BC Assessment

(2023)

Land

$7,803,000

Improvement

$9,528,000

Legal Plan

Total

Assessed Value

$17,331,000

Property Overview
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Interior

Property Overview
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Renovation Plan

Property Overview

Unit  
Number

Unit  
Size (SF)

1 14,502*

2 10,111

3 8,670

4 8,271

5 5,095**

6 12,194

7 31,783

Total 90,626

*Unit 1 has a mezzanine covering 

*'# A8 F:7 9DAG@6 OAAD 3D73& +

E75A@6 OAAD ?3K 47 47@7N5;3> 8AD 3

few tenants, however it would have 

extremely limited appeal to the rest of 

the market. Therefore, for our analysis 

I7 :3H7 GE76 <GEF F:7 ?3;@ OAAD 3D73

for Unit 1. The existing mezzanine 

may actually be a detriment to 

leasing unit #1 as the ceiling heights 

in the warehouse will be very low.

**Unit 5 has no overhead door.

The renovation plan is to convert the 7 zones into 7 units by installing separate electrical, mechanical and 

plumbing services and closing in the minor openings between the zones.

An interior and exterior face-lift is also proposed to be done.

The improvements are reported to be 80-90% complete.
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Renovation Plan

Property Overview
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Renovation Plan

Property Overview
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Subject Property 
Valuation

Unit  
Number

Unit  
Size (SF)

Base  
Rent PSF

Unit 
Income

1 14,502 $10.00 $145,020

2, 3, 4 & 5 32,147 $16.00 $514,352

6 12,194 $15.00 $182,910

7 31,783 $12.00 $381,396

Total Income $1,223,678

Less 5% Vacancy Rate & Structural -$61,184

NET INCOME $1,162,494

The Net Income is estimated as follows:

Net Income

Renovation Concept Plan
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Subject Property 
Valuation

Address 
(Kelowna, BC)

Sale  
Date

Sale 
Price

Net 
Income

Capitalization 
Rate

692 Adams Crt 11/2022 $3,750,000 $176,427 4.7%

255 Neave Rd 10/2022 $3,750,000 $169,439 4.4%

354 Totom Ave 12/2022 $2,400,000 $116,800 4.9%

309 Carion Rd Listing $6,300,000 $288,120 4.6%

376 - 378 Totom Ave 03/2022 $6,150,000 $291,770 4.7%

675 & 683 Dease Rd 05/2022 $14,150,000 $605,771 4.3%

Capitalization Rate comparables as follows:

Capitalization Rate

The overall Cap Rate range is from 4.3% to 4.9%, but these sales are from 2022 and capitalization rates have 

moved 100-150 basis points in the last 12 months.

In the current mortgage rate environment we are seeing a lot of push back from buyers on capitalization rate. 

Therefore, we would expect the market to view this property at a 5.5% to 6.0% capitalization rate.

Resulting in:

$1,162,494 @ 5.5% = $21,100,000 (rounded)

$1,162,494 @ 6.0% = $19,400,000 (rounded)
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Subject Property 
Land Valuation

Land Value Range

$19,000,000 - $20,400,000

Adequate sales data exists to generate reliable market estimates for general vacant industrial land. Currently, 

Kelowna and its surrounding areas are grappling with a severe shortage of available industrially zoned land. 
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on a per-acre basis.

The Subject Property possesses unique attributes that render it highly appealing to potential users and 

developers. Its ample size allows for the construction of a larger, multi-tenanted or owner-user development. 

Additionally, the property enjoys high visibility from Highway 97, enhancing its market appeal. Its strategic 

location between the two newest industrial hubs, namely Pier Mac lands and Sexsmith/Appaloosa, serves as 

a key advantage. Furthermore, the property’s position facilitates easy access in both northern and southern 

directions from Highway 97.

The recent pricing trend for vacant industrial land has reached $3,000,000 per acre for prime, highly visible, 

industrially zoned parcels. Our valuation of 555 Adams Rd suggests it falls within this category, leading us to 

propose a pricing range of $2,800,000 to $3,000,000 per acre for the property. Notably, this price range pertains 

to vacant land. Considering there is a structure in place, the estimated cost of demolishing the structure and 

delivering the land vacant to a potential buyer is estimated to be approximately $1,000,000. However, this 
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Therefore:
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Summary of 
Valuation

Recommended Asking Price

$24,000,000

Expected Sale Price

$20,000,000 - $22,000,000

The Direct Comparison Approach indicates a value of 

$22,200,000 The Income Approach indicates a value of 

$19,400,000 to $21,100,000. However, that presumes 

the Subject Property is fully leased. The land value 

indicates a value of $19,000,000 to $20,400,000. We 

recommend entering the market with an asking 

price of $24,000,000. It is possible we may be able to 

attract an owner-user purchaser who can move into the 

building immediately and would pay a premium for that.
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Property marketing has changed.  

At Colliers, we’re leading that change. 

In today’s world, generic is not enough. Buyers 

have access to an unprecedented amount of 

information and options - most of which are 

available at the click of a button. That’s why we’re 

turning up the volume on our design and strategic 

marketing solutions to ensure your project stands 

apart from the competition.

Our talented marketing, communications 

and design professionals are building custom 

marketing campaigns from the ground up. 

And guess what? It works. We are proud to 

represent some of Canada’s biggest landlords 

and developers with award-winning, high-impact 

marketing campaigns that successfully position 

assets as clear winners among the sea of options 

available to tenants and buyers today.

Your  
In-House 
Marketing 
Agency
We develop bespoke marketing 

strategies to maximize interest 
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11x winner at the  

International Property Awards

Our marketing teams consist 

of experts in project identity 

creation, property positioning, 

digital marketing and more, 

ensuring strategically crafted 

messaging for your project 

reaches your target markets.
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Why work 
with us?

Occupier 

Representation

Landlord 

Representation

Property Sales

Corporate Solutions

Project Management 

Services

Real Estate 

Management Services

Valuation & Advisory 

Services

Our integrated 

platform

Commitment to service excellence

At Colliers, “service” is more than just a word. 

Colliers’ comprehensive client service program 

is designed to drive customer-focused service 

throughout our business. 

Exceptional execution skills 

Our talented marketing, communications and 

design professionals build custom marketing 

campaigns from the ground up. 

The knowledge of the team 

Our team brings unparalleled market knowledge 

and substantial previous successes in the area.

Unparalleled access to data

Colliers has a national and centralized Client 

Relationship Management (CRM+) database 

consisting of information on thousands of 

commercial properties across Canada.

Results and process-driven
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understand deal structure and manage the 

transaction process to minimize disruption, 

mitigate risk and mediate competing 

perspectives. You can count on us to stay in the 

deal, from conducting a great tour to delivering 

the signed agreement.

An extension of your team

Our approach is collaborative, nimble and 

informed by uncommon knowledge. By aligning 

with your core business needs, we develop and 

execute customized real estate solutions to 

support your growth strategy.
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At Colliers,  
we are 
enterprising.

$13.7B 
Transaction Value (USD)

45 
/P57E

483 
Advisors

2,264 
Professionals

67M 
SF Managed
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We invest in relationships to create enduring value. What sets us apart 

is not what we do, but how we do it. Our people are passionate, take 

personal responsibility and always do what’s right for our clients, 

people and communities. We attract and develop industry leaders, 

7?BAI7D;@9 F:7? FA F:;@= 3@6 35F 6;Q7D7@F>K FA 6D;H7 7J57BF;A@3>

results. What’s more, our global reach maximizes the potential of 

property, wherever our clients do business.

NASDAQ: CIGI 

TSX: CIGI

At Colliers Canada, we provide a full suite of real 

estate solution services for commercial 

Last updated: 

March 2023
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