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BOOK 1 

 

TAB 1 Application for the appointment of a Receiver over Faissal Mouhamad 
Professional Corporation, 52 Dental Corporation and Delta Dental Corp. filed 
by Royal Bank of Canada on August 19, 2022 

TAB 2 Affidavit of Jocelyn Beriault filed August 23, 2022 
Exhibits A to Exhibit Y 

 

BOOK 2 
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Exhibit Z 
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BOOK 4 

TAB 2 Affidavit of Jocelyn Beriault filed August 23, 2022 
Exhibits BB to OO 

 
BOOK 5 

TAB 2 Affidavit of Jocelyn Beriault filed August 23, 2022 
Exhibits PP to RR 

TAB 3 Affidavit of Service of Nikki Ebbers sworn on August 30, 2022 and filed August 
31, 2022 

TAB 4 Supplemental Affidavit of Jocelyn Beriault filed September 9, 2022 

TAB 5 Affidavit of Faissal Mouhamad sworn on August 23, 2022  

 

BOOK 6 

TAB 6 Affidavit of Faissal Mouhamad filed on September 8, 2022 (249 pages) 

TAB 7 Supplemental Affidavit of Faissal Mouhamad filed on September 8, 2022 (two 
pages) 

TAB 8 Written Submissions of the Defendant Faissal Mouhamad Professional 
Corporation filed September 8, 2023 
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BOOK 7 

TAB 9 Affidavit of Fetoun Ahmad filed on September 8, 2022 

 

BOOK 8 

TAB 10 Affidavit of Service of Samantha Hallett sworn on September 13, 2022 and 
filed on September 14, 2022 

TAB 11 Receivership Order granted by Justice Mah on September 16, 2022 appointing 
a receiver and manager over Faissal Mouhamad Professional Corporation, 52 
Dental Corporation, Delta Dental Corp., Michael Dave Management Ltd. and 
52 Wellness Centre Inc. and filed September 16, 2022 (the “First 
Receivership Order”) 

TAB 12 First Report of the Interim Receiver of Faissal Mouhamad Professional 
Corporation, Delta Dental Corp. and 52 Dental Corporation dated September 
9, 2022 and filed September 23, 2022 

TAB 13 Transcript of Proceeding – September 16, 2022 

TAB 14 Affidavit of Service of the First Report of the Interim Receiver, filed September 
23, 2022 

TAB 15 Receivership Order for 985842 Alberta Ltd. – filed September 30, 2022 

TAB 16 First Report of the Receiver and Manager of Faissal Mouhamad Professional 
Corporation, Delta Dental Corp. Michael Dave Management Corporation, 52 
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TAB 21 Affidavit of Service of Clarice Scheck of the First Receivership Order sworn on 
October 6, 2022 and filed October 26, 2022. 

 

BOOK 9 

TAB 22 Second Report of the Receiver and Manager of Faissal Mouhamad 
Professional Corporation, Delta Dental Corp. Michael Dave Management 
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Corporation, 52 Dental Corporation and 52 Wellness Centre Inc. and 985842 
Alberta Ltd. dated October 28, 2022 and filed October 31, 2022 

TAB 23 Affidavit of Service of Application and Second Report of the Receiver, filed 
November 3, 2022 

TAB 24 Third Report of the Receiver and Manager of Faissal Mouhamad Professional 
Corporation, Delta Dental Corp. Michael Dave Management Corporation, 52 
Dental Corporation and 52 Wellness Centre Inc. and 985842 Alberta Ltd. 
dated January 3, 2022 and filed January 16, 2023 

 

BOOK 10 

TAB 25 Supplement to the Third Report of the Receiver and Manager of Faissal 
Mouhamad Professional Corporation, Delta Dental Corp. Michael Dave 
Management Corporation, 52 Dental Corporation and 52 Wellness Centre Inc. 
and 985842 Alberta Ltd. dated January 10, 2023 and filed January 16, 2023 

TAB 26 Second Confidential Report of the Receiver and Manager of Faissal 
Mouhamad Professional Corporation, Delta Dental Corp., Michael Dave 
Management Ltd., 52 Dental Corporation, 52 Wellness Centre Inc. and 985842 
Alberta Ltd. dated January 3, 2023 
to Schedule 6 

 

BOOK 11 

TAB 26 Second Confidential Report of the Receiver and Manager of Faissal 
Mouhamad Professional Corporation, Delta Dental Corp., Michael Dave 
Management Ltd., 52 Dental Corporation, 52 Wellness Centre Inc. and 985842 
Alberta Ltd. dated January 3, 2023 
From Schedule 7 

TAB 27 Transcript of Proceeding – January 11, 2023 

TAB 28 Approval and Vesting Order – Delta Dental Corp. Assets – granted by Justice 
Mah January 11, 2023 and filed January 31, 2023  

TAB 29 Approval and Vesting Order – 52 Dental Corporation Assets – granted by 
Justice Mah January 11, 2023 and filed January 31, 2023 

TAB 30 Claims Procedure Order granted by Justice Mah February 14, 2023 

TAB 31 Sixth Report of the Receiver and Manager of Faissal Mouhamad Professional 
Corporation, Delta Dental Corp., Michael Dave Management Ltd., 52 Dental 
Corporation, 52 Wellness Centre Inc. and 985842 Alberta Ltd. dated February 
28, 2023 

TAB 32 Proof of Claim of Royal Bank of Canada in respect of Faissal Mouhamad 
Professional Corporation dated April 6, 2023 
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TAB 33 Proof of Claim of Royal Bank of Canada in respect of Delta Dental Corp. dated 
April 6, 2023 

TAB 34 Proof of Claim of Royal Bank of Canada in respect of 52 Dental Corporation 
dated April 6, 2023 

TAB 35 Proof of Claim of Royal Bank of Canada in respect of Michael Dave 
Management Ltd. dated April 6, 2023 

 

BOOK 12 

TAB 36 Affidavit of Jocelyn Beriault sworn April 6, 2023 in support of Royal Bank of 
Canada Proof of Claims  
Exhibits A to Exhibit Z 

 

BOOK 13 

TAB 36 Affidavit of Jocelyn Beriault sworn April 6, 2023 in support of Royal Bank of 
Canada Proof of Claims  
from Exhibit AA 

TAB 37 Revised Proof of Claim of CWB National Leasing Inc. in respect of Faissal 
Mouhamad Professional Corporation dated March 24, 2023 

 

BOOK 14 

TAB 38 Affidavit of Emmanuel Tiku in support of Poof of Claim Submitted on Behalf of 
CWB National Leasing Inc. sworn April 12, 2023 

TAB 39 Proof of Claim of Jovica Property Management Ltd., Solar Star Holdings Inc. 
& 1245233 Alberta Ltd. in respect of Michael Dave Management Ltd. dated 
April 10, 2023 (including Affidavit of Ellis Jovica sworn on April 10, 2023) 

TAB 40 Proof of Claim of Jovica Property Management Ltd., Solar Star Holdings Inc. 
& 1245233 Alberta Ltd. in respect of Michael Dave Management Ltd. dated 
April 10, 2023 (including an Affidavit of Ellis Jovica sworn on April 10, 2023) 

TAB 41 Proof of Claim submitted by Patterson Dental Canada Inc. in respect of 52 
Dental Corporation on April 6, 2023 

TAB 42 Affidavit of Claude Roberge affirmed on April 6, 2023 in support of Proof of 
Claim submitted by Patterson Dental Canada Inc. 

 

BOOK 15 
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TAB 43 Additional documents submitted by Patterson Dental Canada Inc. in the 
Claims Process  

TAB 44 Seventh Report of the Receiver and Manager of Faissal Mouhamad 
Professional Corporation, Delta Dental Corp., Michael Dave Management 
Ltd., 52 Dental Corporation, 52 Wellness Centre Inc. and 985842 Alberta Ltd. 
dated May 1, 2023 and filed May 2, 2023 

TAB 45 Order Approving Receiver’s Activities and Consolidation of the estates of 
Faissal Mouhamad Professional Corporation and Delta Dental Corp. granted 
by Justice Lema on May 8, 2023 and filed May 10, 2023 

TAB 46 Eight Report of the Receiver and Manager of Faissal Mouhamad Professional 
Corporation, Delta Dental Corp., Michael Dave Management Ltd., 52 Dental 
Corporation, 52 Wellness Centre Inc. and 985842 Alberta Ltd. dated June 5, 
2023 and filed June 5, 2023 

TAB 47 Scheduling Order granted by Justice Little on June 13, 2023 and filed June 19, 
2023 

TAB 48 Ninth Report of the Receiver and Manager of Faissal Mouhamad Professional 
Corporation, Delta Dental Corp., Michael Dave Management Ltd., 52 Dental 
Corporation, 52 Wellness Centre Inc. and 985842 Alberta Ltd. dated July 10, 
2023 and filed July 11, 2023 

  



  

  

 

 

 

TAB 25 

 



COURT FILE NO. 2203-12557 Clerk’s Stamp

COURT COURT OF KING’S BENCH OF 
ALBERTA

JUDICIAL CENTRE EDMONTON

PLAINTIFF ROYAL BANK OF CANADA

DEFENDENTS FAISSAL MOUHAMAD PROFESSIONAL CORPORATION, 
MCIVOR DEVELOPMENTS LTD., 985842 ALBERTA LTD.,52 
DENTAL CORPORATION, DELTA DENTAL CORP., 52 
WELLNESS CENTRE INC., PARADISE MCIVOR 
DEVELOPMENTS LTD., MICHAEL DAVE MANAGEMENT LTD., 
FAISSAL MOUHAMAD AND FETOUN AHMAD also known as 
FETOUN AHMED

DOCUMENT SUPPLEMENT TO THE THIRD REPORT OF THE RECEIVER AND 
MANAGER OF FAISSAL MOUHAMAD PROFESSIONAL 
CORPORATION, DELTA DENTAL CORP. MICHAEL DAVE 
MANAGEMENT LTD., 52 DENTAL CORPORATION, 52 WELLNESS 
CENTRE INC. AND 985842 ALBERTA LTD.

DATED January 10, 2023

ADDRESS FOR 
SERVICE AND 
CONTACT 
INFORMATION OF 
PARTY FILING THIS 
DOCUMENT 

Counsel 

McMillan LLP 
Suite 1700, 421 7th Avenue SW 
Calgary, AB T2P 4K9 

Telephone:  403-215-2752/ 403-355-3326 
Facsimile:  403-531-4720 
Email:  adam.maerov@mcmillan.ca; 
kourtney.rylands@mcmillan.ca

Attention:  Adam Maerov and Kourtney Rylands 

Receiver and Manager 
MNP Ltd.  
Suite 1500, 640 5th Avenue SW 
Calgary, AB   T2P 3G4 

Telephone: 403-477-9661 
Facsimile: 403-269-8450 
Email: vanessa.allen@mnp.ca

Attention: Vanessa Allen

JAN 16 2023

ENT



 

Table of Contents 

INTRODUCTION AND BACKGROUND ....................................................................................................... 1 

NOTICE TO READER ................................................................................................................................... 1 

PURPOSE OF THE REPORT ...................................................................................................................... 1 

THE 52 BUILDING ........................................................................................................................................ 2 

THE PATTERSON AGREEMENTS .............................................................................................................. 2 

CONCLUSION .............................................................................................................................................. 4 

 



 

 

SCHEDULES 

 
 
 

Schedule 1 Conditional Sales Contract no. 731575 between Patterson Dental Canada, Inc. 
and Faissal Mouhamad 

Schedule 2 Master Lease Agreement between Faissal Mouhamad and 52 Dental Corporation 

Schedule 3 Conditional Sales Contract no. 732002 between Patterson Dental Canada, Inc. 
and Faissal Mouhamad 

Schedule 4 Search of the Alberta Personal Property Registry for 52 Dental as at January 3, 
2023 

Schedule 5 Search of the Alberta Personal Property Registry for 52 Dental as at January 10, 
2023 

Schedule 6 Correspondence between the Receiver and Faissal Mouhamad dated January 9, 
2023 

 
 
 
 



 

Supplement to the Third Report of the Receiver  1 
January 10, 2023 

INTRODUCTION AND BACKGROUND 

1 Pursuant to Orders granted by the Court of King’s Bench of Alberta the “Court”) on September 16, 

2022 and September 29, 2022, MNP Ltd. was appointed as Receiver and Manager (the 

“Receiver”) over all of the current and future assets, undertakings and property of Faissal 

Mouhamad Professional Corporation o/a Delta Dental, Delta Dental Corp., 52 Dental Corporation 

(“52 Dental”), 52 Wellness Centre Inc. (“52 Wellness”), Michael Dave Management Ltd. and 

985842 Alberta Ltd. (collectively, the “Companies”). 

NOTICE TO READER 

2. In preparing this report and making comments herein, the Receiver has relied upon, certain 

unaudited, draft or internal financial information, including the Companies’ books and records, and 

information from other third-party sources (collectively, the “Information”).  The Receiver has not 

audited, reviewed or otherwise attempted to verify the accuracy or completeness of the Information 

in a manner that would wholly or partially comply with generally accepted assurance standards or 

other standards established by the Chartered Professional Accountants of Canada (the 

“Standards”).  Additionally, none of the Receiver’s procedures were intended to disclose 

defalcations or other irregularities.  If the Receiver were to perform additional procedures or to 

undertake an audit examination of the Information in accordance with the Standards, additional 

matters may have come to the Receiver’s attention.  Accordingly, the Receiver does not express an 

opinion, nor does it provide any other form of assurance on the financial or other information 

presented herein.  The Receiver may refine or alter its observations as further information is obtained 

or brought to its attention after the date of this report. 

3. All amounts included herein are in Canadian dollars unless otherwise stated. 

PURPOSE OF THE REPORT 

4. This report constitutes the Supplement to the Third Report of the Receiver (the “Supplemental 

Report”).  The Supplemental Report is intended to be read in conjunction with the Third Report of 

the Receiver dated January 3, 2023 (the “Third Report”).  It is being provided in support of the 

Receiver’s applications to this Honourable Court returnable at a hearing on January 11, 2023 (the 

“January 11 Hearing”) requesting, among other relief, the sale of real property (the “52 Building 

Sale”) located at 3505 52nd Street SE in Calgary, Alberta (the “52 Building”) and the sale of the 

dental practice known as “52 Dental” (the “52 Dental Sale”), both to the NDC Group Inc. and V. Tran 

and T. Sivanantha Professional Corporation (collectively, the “NDC Group”). 
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THE 52 BUILDING  

5. The 52 Building is a two-story, 14,035 square foot professional/ medical building.  The 52 Building 

houses the dental practice known as “52 Dental” as well as four other commercial tenants.  One of 

these tenants is known as United Digital Dental (“UDD”) and occupies an approximately 1,278 square 

foot space in unit 204 (the “Premises”).  UDD describes itself as a full-service dental lab. 

6. The Receiver is not aware of the existence of any written lease between UDD and 52 Wellness.  

Following the receivership of 52 Wellness, the Receiver retained Newmark Knight Frank Canada Ltd. 

to complete an appraisal for the 52 Building as well as an opinion on the market lease rate(s) for the 

units in the 52 Building (the “52 Lease Opinion”). Based on the 52 Lease Opinion, the Receiver 

requested that UDD pay rent and execute a month-to-month lease agreement with the Receiver (the 

“Proposed Lease”) following which the Receiver was advised as follows: 

6.1. UDD took up tenancy in the Premises on the basis that work would be referred to UDD by Dr. 

Faissal Mouhamad (“F. Mouhamad”) as the primary dentist at 52 Dental (as noted in the Third 

Report, F. Mouhamad is also the principal of many of the Companies).  As such, UDD viewed 

their continued tenancy as uncertain; and 

6.2. UDD had not negotiated specific lease terms with 52 Wellness and, as such, UDD was 

unwilling to commit to an established lease rate or pay rent, pending the sale of the 52 Building. 

7. UDD has not paid rent during the receivership proceedings and has been unwilling to execute the 

Proposed Lease.  The proposed purchaser of the 52 Building does not wish to acquire the 52 Building 

subject to an uncertain and undocumented oral arrangement with UDD.  As such, in conjunction with 

the Receiver’s application for the 52 Building Sale, the Receiver is seeking an Order discharging any 

subsisting offers to lease, agreements to lease, leases, oral leases, renewal of leases, tenancy 

agreements, rights of occupation, licenses or other occupancy agreements that may exist between 

52 Wellness and UDD.  UDD may still enter into a new agreement with the NDC Group, at the 

discretion of those parties. 

THE PATTERSON AGREEMENTS 

8. The Third Report references a conditional sales contract in respect of equipment in use at 52 Dental, 

which was known by Patterson Dental Canada, Inc. (“Patterson”) as agreement no. 731575 

(“Agreement 731575”).  Patterson has advised the Receiver that, as at December 20, 2022, 

Agreement 731575 had an outstanding balance of approximately $332,700.   A copy of Agreement 

731575 is attached hereto as “Schedule 1”.  The clinical equipment included in Agreement 731575 

is the subject of a Master Lease Agreement between F. Mouhamad and 52 Dental (the “Master 

Lease”), a copy of which is attached hereto as “Schedule 2”.   
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9. A second conditional sales contract was executed between Patterson and F. Mouhamad, which was 

known by Patterson as agreement no. 732002 (“Agreement 732002”).  Patterson has advised the 

Receiver that, as at December 20 2022, Agreement 732002 had an outstanding balance of 

approximately $37,900.  A copy of Agreement 731575 is attached hereto as “Schedule 3”.  

Agreement 732002 relates to a single piece of equipment known as a DI Scanner Primescan (the 

“Scanner”).  The Scanner is not subject to the Master Lease.  The Receiver previously reviewed the 

equipment held at the 52 Dental clinic but did not identify the Scanner as being in use at that clinic.  

Following further communications with F. Mouhamad and the contractors at 52 Dental, the Receiver 

has now confirmed that the Scanner is part of the equipment in use at the 52 Dental clinic and 

marketed by Henry Schein and is included in the 52 Dental Sale.   

10. Attached as “Schedule 4” is a search of the Alberta Personal Property registry for 52 Dental from 

January 3, 2023 (the “Jan 3 PPR”).  The Jan 3 PPR does not reflect any registrations by either 

Patterson or F. Mouhamad.  Attached as “Schedule 5” is a search of the Alberta Personal Property 

Registry for 52 Dental from January 10, 2023, which reflects a registration by Patterson pursuant to 

an amendment to their initial registration (against F. Mouhamad) made on January 4, 2023. 

11. The Receiver’s legal counsel has reviewed Agreements 731575, 730002 and the Master Lease, 

which may be the subject of a further application for advice and direction.  As noted in the Third 

Report, the Receiver is not seeking to distribute any of the net sale proceeds from the 52 Dental Sale 

at this time.  All funds will be held in trust pending but a further determination as to each party’s 

interest in 52 Dental’s assets, including the equipment subject to Agreements 731575 and 732002 

and the Master Lease (collectively, the “Patterson Equipment”).  As such the net sale proceeds 

from the 52 Dental Sale may still be subject to further applications regarding the validity or priority of 

the various claims or the allocation of professional fees between the various claimants, including 

Patterson and the other creditors of 52 Dental.  Also as noted in the Third Report, the Receiver has 

notified F. Mouhamad that it will proceed with the 52 Dental Sale, including the Patterson Equipment.  

Attached as “Schedule 6” is correspondence between the Receiver and F. Mouhamad dated January 

9, 2023 confirming that F. Mouhamad is supportive of this course of action. 

12. Shortly following the commencement of the receivership of 52 Dental, the Receiver had initial 

discussions with Patterson including the provision of services and supplies by Patterson during the 

receivership proceedings and the existence of Agreements 731575 and 732002.  The Receiver 

indicated that its intention was to conduct a sale process for the assets of 52 Dental, including any 

of the Patterson Equipment in the Receiver’s possession.  The Receiver understood that Patterson 

might be receptive to the inclusion of the Patterson Equipment in such a sale or the assignment of 

Agreements 731575 and 732002 to a purchaser.  The inclusion of the Patterson Equipment is a 

requirement for the sale of the 52 Dental practice as it represents the bulk of the clinical equipment 

in use at 52 Dental, which was marketed as a going concern. 
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Exact Result(s) Only Found

NOTE:

A complete Search may result in a Report of Exact and Inexact Matches.
Be sure to read the reports carefully.

Search ID #: Z15722971 Date of Search: 2023-Jan-03 Time of Search: 08:40:00

Business Debtor Search For:
52 DENTAL CORPORATION

MCMILLAN LLP

1700, 421 - 7TH AVENUE SW
CALGARY, AB T2P 4K9

Transmitting Party

 Party Code: 60001912
      Phone #: 403 231 8378
Reference #: 293571

Page 1 of 10

Personal Property Registry

Search Results Report

Search ID #: Z15722971



Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15722971 Date of Search: 2023-Jan-03 Time of Search: 08:40:00

   
Registration Number: 16080309855 Registration Type: SECURITY AGREEMENT

Registration Date: 2016-Aug-03 Registration Status: Current

Expiry Date: 2026-Aug-03 23:59:59

Exact Match on: Debtor No: 3

Amendments to Registration

21070901456 Renewal 2021-Jul-09

22081811079 Amendment 2022-Aug-18

Debtor(s) 
Block

1 MCIVOR DEVELOPMENTS LTD.
SUITE 101, 5018 45 ST
RED DEER, AB T4N 1K9

Status
Current

Block

2 DELTA DENTAL CORP.
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811079

Block

3 52 DENTAL CORPORATION
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811079

Block

4 52 WELLNESS CENTER INC.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811079

Page 2 of 10

Personal Property Registry

Search Results Report

Search ID #: Z15722971



Collateral: General
Block Description Status

1 ALL PRESENT AND AFTER-ACQUIRED PERSONAL PROPERTY Current

Block

5 AHMAD, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811079

Block

6 AHMED, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811079

Block

7 MICHAEL DAVE MANAGEMENT LTD
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811079

Block

8 PARADISE MCIVOR DEVELOPMENTS LTD.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811079

Secured Party / Parties
Block

1 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Deleted by 
22081811079

Block

2 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Current by 
22081811079

Email: torbscpr@rbc.com
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Search ID #: Z15722971



Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15722971 Date of Search: 2023-Jan-03 Time of Search: 08:40:00

   
Registration Number: 16082230828 Registration Type: SECURITY AGREEMENT

Registration Date: 2016-Aug-22 Registration Status: Current

Expiry Date: 2026-Aug-22 23:59:59

Exact Match on: Debtor No: 3

Amendments to Registration

22072128251 Amendment 2022-Jul-21

22080926628 Amendment 2022-Aug-09

22081709434 Amendment 2022-Aug-17

22081711767 Amendment 2022-Aug-17

22081727466 Amendment 2022-Aug-17

Debtor(s) 
Block

1 FAISSAL MOUHAMAD PROFESSIONAL CORPORATION
101-5018-45TH STREET
RED DEER, AB T4N 1K9

Status
Current

Block

2 DELTA DENTAL CORP
202-4921 49ST
RED DEER, AB T4N 1V2

Status
Current by 
22072128251

Block

3 52 DENTAL CORPORATION
202-4921 49ST
RED DEER, AB T4N 1V2

Status
Current by 
22072128251

Block

4 52 WELLNESS CENTRE INC.
600, 4911 51 ST
RED DEER, AB T4N6V4

Status
Current by 
22080926628
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Personal Property Registry
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Search ID #: Z15722971



Collateral: General
Block Description Status

1 ALL PRESENT AND AFTER ACQUIRED PERSONAL PROPERTY Current

Block

5 AHMAD, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E 1A1

Status
Current by 
22081709434

Birth Date:
1984-Mar-01

Block

6 FETOUN, AHMED
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E 1A1

Status
Current by 
22081711767

Birth Date:
1984-Mar-01

Block

7 MICHAEL DAVE MANAGEMENT LTD.
600, 4911 - 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081727466

Block

8 MOUHAMAD, FAISSAL
7151-50TH AVENUE
RED DEER, AB T4N 4E4

Status
Current by 
22081727466

Block

9 PARADISE MCIVOR DEVELOPMENTS LTD.
600, 4911 - 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081727466

Secured Party / Parties
Block

1 ROYAL BANK OF CANADA
2ND FLOOR, 4943 ROSS STREET
RED DEER, AB T4N 1X8

Status
Deleted by 
22072128251

Block

2 ROYAL BANK OF CANADA
2ND FLOOR, 4943 ROSS STREET
RED DEER, AB T4N 1X8

Status
Current by 
22072128251

Email: torbscpr@rbc.com

Page 5 of 10
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2 ALL PERSONAL PROPERTY OF THE DEBTOR LOCATED AT 101-5018-45TH STREET, 
RED DEER, ALBERTA, T4N 1K9

Current

3 ALL PRESENT PROPERTY OF THE DEBTOR LOCATED AT 5207 POWER CENTRE 
BLVD., DRAYTON VALLEY, ALBERTA, T7A 0A5

Current

Page 6 of 10

Personal Property Registry

Search Results Report

Search ID #: Z15722971



Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15722971 Date of Search: 2023-Jan-03 Time of Search: 08:40:00

   
Registration Number: 18042545916 Registration Type: SECURITY AGREEMENT

Registration Date: 2018-Apr-25 Registration Status: Current

Expiry Date: 2023-Apr-25 23:59:59

Exact Match on: Debtor No: 3

Amendments to Registration

22081811233 Amendment 2022-Aug-18

Debtor(s) 
Block

1 985842 ALBERTA LTD.
7151 50 AVE
RED DEER, AB T4N 4E4

Status
Current

Block

2 DELTA DENTAL CORP.
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811233

Block

3 52 DENTAL CORPORATION
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811233

Block

4 52 WELLNESS CENTER INC.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811233

Block

5 AHMAD, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811233
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Search Results Report

Search ID #: Z15722971



Collateral: General
Block Description Status

1 ALL PRESENT AND AFTER-ACQUIRED PERSONAL PROPERTY. Current

2 THIS REGISTRATION IS A RE-REGISTRATION PURSUANT TO SECTION Current

3 35(7) AND 35(8) OF THE PERSONAL PROPERTY SECURITY ACT Current

4 RELATING TO REGISTRATION NO. 16080309153 DATED AUGUST 3, Current

5 2016, ERRONEOUSLY DISCHARGED ON APRIL 19, 2018. Current

Block

6 AHMED, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811233

Block

7 MICHAEL DAVE MANAGEMENT LTD
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811233

Block

8 PARADISE MCIVOR DEVELOPMENTS LTD.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811233

Secured Party / Parties
Block

1 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Deleted by 
22081811233

Block

2 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Current by 
22081811233

Email: torbscpr@rbc.com
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Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15722971 Date of Search: 2023-Jan-03 Time of Search: 08:40:00

   
Registration Number: 22042607078 Registration Type: SECURITY AGREEMENT

Registration Date: 2022-Apr-26 Registration Status: Current

Expiry Date: 2032-Apr-26 23:59:59

Exact Match on: Debtor No: 1

Debtor(s) 
Block

1 52 DENTAL CORPORATION
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Block

2 DELTA DENTAL
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Block

3 MOUHAMAD, FAISSAL
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Birth Date:
1968-Sep-25

Block

4 FAISSAL MOUHAMAD PROFESSIONAL CORPORATION
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Secured Party / Parties
Block

1 CWB NATIONAL LEASING INC.
1525 BUFFALO PLACE
WINNIPEG, MB R3T 1L9

Status
Current

Phone #: 204 954 9000 Fax #: 866 814 4752

Email: ppsa.adminstration@cwbnationalleasing.com
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Result Complete

Collateral: General
Block Description Status

1 ALL GOODS AND EQUIPMENT OF EVERY NATURE OR KIND LEASED PURSUANT 
TO MASTER LEASE AGREEMENT NUMBER 51058404 BETWEEN THE SECURED 
PARTY, AS LESSOR AND THE DEBTOR AS LESSEE, AS AMENDED FROM TIME TO 
TIME, TOGETHER WITH ALL ATTACHMENTS, ACCESSORIES, SUBSTITUTIONS AND 
PROCEEDS OF ANY KIND DERIVED DIRECTLY OR INDIRECTLY THEREFROM, 
INCLUDING ALL AFTER ACQUIRED GOODS AND EQUIPMENT SUBJECT TO ANY 
INTERIM FUNDING AGREEMENT(S) AND ANY LEASE SCHEDULES ATTACHED TO 
AND FORMING PART OF MASTER LEASE AGREEMENT NUMBER 51058404.

Current
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SCHEDULE 5 
  



Exact Result(s) Only Found

NOTE:

A complete Search may result in a Report of Exact and Inexact Matches.
Be sure to read the reports carefully.

Search ID #: Z15742308 Date of Search: 2023-Jan-10 Time of Search: 08:16:27

Business Debtor Search For:
52 DENTAL CORPORATION

MNP LTD.

1500, 640 - 5th AVE SW
CALGARY, AB T2P 3G4

Transmitting Party

 Party Code: 50098078
      Phone #: 403 538 3187
Reference #: V. Allen

Page 1 of 13

Personal Property Registry

Search Results Report

Search ID #: Z15742308



Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15742308 Date of Search: 2023-Jan-10 Time of Search: 08:16:27

   
Registration Number: 16080309855 Registration Type: SECURITY AGREEMENT

Registration Date: 2016-Aug-03 Registration Status: Current

Expiry Date: 2026-Aug-03 23:59:59

Exact Match on: Debtor No: 3

Amendments to Registration

21070901456 Renewal 2021-Jul-09

22081811079 Amendment 2022-Aug-18

Debtor(s) 
Block

1 MCIVOR DEVELOPMENTS LTD.
SUITE 101, 5018 45 ST
RED DEER, AB T4N 1K9

Status
Current

Block

2 DELTA DENTAL CORP.
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811079

Block

3 52 DENTAL CORPORATION
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811079

Block

4 52 WELLNESS CENTER INC.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811079
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Collateral: General
Block Description Status

1 ALL PRESENT AND AFTER-ACQUIRED PERSONAL PROPERTY Current

Block

5 AHMAD, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811079

Block

6 AHMED, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811079

Block

7 MICHAEL DAVE MANAGEMENT LTD
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811079

Block

8 PARADISE MCIVOR DEVELOPMENTS LTD.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811079

Secured Party / Parties
Block

1 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Deleted by 
22081811079

Block

2 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Current by 
22081811079

Email: torbscpr@rbc.com
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Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15742308 Date of Search: 2023-Jan-10 Time of Search: 08:16:27

   
Registration Number: 16082230828 Registration Type: SECURITY AGREEMENT

Registration Date: 2016-Aug-22 Registration Status: Current

Expiry Date: 2026-Aug-22 23:59:59

Exact Match on: Debtor No: 3

Amendments to Registration

22072128251 Amendment 2022-Jul-21

22080926628 Amendment 2022-Aug-09

22081709434 Amendment 2022-Aug-17

22081711767 Amendment 2022-Aug-17

22081727466 Amendment 2022-Aug-17

Debtor(s) 
Block

1 FAISSAL MOUHAMAD PROFESSIONAL CORPORATION
101-5018-45TH STREET
RED DEER, AB T4N 1K9

Status
Current

Block

2 DELTA DENTAL CORP
202-4921 49ST
RED DEER, AB T4N 1V2

Status
Current by 
22072128251

Block

3 52 DENTAL CORPORATION
202-4921 49ST
RED DEER, AB T4N 1V2

Status
Current by 
22072128251

Block

4 52 WELLNESS CENTRE INC.
600, 4911 51 ST
RED DEER, AB T4N6V4

Status
Current by 
22080926628

Page 4 of 13

Personal Property Registry

Search Results Report

Search ID #: Z15742308



Collateral: General
Block Description Status

1 ALL PRESENT AND AFTER ACQUIRED PERSONAL PROPERTY Current

Block

5 AHMAD, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E 1A1

Status
Current by 
22081709434

Birth Date:
1984-Mar-01

Block

6 FETOUN, AHMED
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E 1A1

Status
Current by 
22081711767

Birth Date:
1984-Mar-01

Block

7 MICHAEL DAVE MANAGEMENT LTD.
600, 4911 - 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081727466

Block

8 MOUHAMAD, FAISSAL
7151-50TH AVENUE
RED DEER, AB T4N 4E4

Status
Current by 
22081727466

Block

9 PARADISE MCIVOR DEVELOPMENTS LTD.
600, 4911 - 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081727466

Secured Party / Parties
Block

1 ROYAL BANK OF CANADA
2ND FLOOR, 4943 ROSS STREET
RED DEER, AB T4N 1X8

Status
Deleted by 
22072128251

Block

2 ROYAL BANK OF CANADA
2ND FLOOR, 4943 ROSS STREET
RED DEER, AB T4N 1X8

Status
Current by 
22072128251

Email: torbscpr@rbc.com
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2 ALL PERSONAL PROPERTY OF THE DEBTOR LOCATED AT 101-5018-45TH STREET, 
RED DEER, ALBERTA, T4N 1K9

Current

3 ALL PRESENT PROPERTY OF THE DEBTOR LOCATED AT 5207 POWER CENTRE 
BLVD., DRAYTON VALLEY, ALBERTA, T7A 0A5

Current
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Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15742308 Date of Search: 2023-Jan-10 Time of Search: 08:16:27

   
Registration Number: 18042545916 Registration Type: SECURITY AGREEMENT

Registration Date: 2018-Apr-25 Registration Status: Current

Expiry Date: 2023-Apr-25 23:59:59

Exact Match on: Debtor No: 3

Amendments to Registration

22081811233 Amendment 2022-Aug-18

Debtor(s) 
Block

1 985842 ALBERTA LTD.
7151 50 AVE
RED DEER, AB T4N 4E4

Status
Current

Block

2 DELTA DENTAL CORP.
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811233

Block

3 52 DENTAL CORPORATION
202 - 4921 49 STREET
RED DEER, AB T4N 1V2

Status
Current by 
22081811233

Block

4 52 WELLNESS CENTER INC.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811233

Block

5 AHMAD, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811233
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Search ID #: Z15742308



Collateral: General
Block Description Status

1 ALL PRESENT AND AFTER-ACQUIRED PERSONAL PROPERTY. Current

2 THIS REGISTRATION IS A RE-REGISTRATION PURSUANT TO SECTION Current

3 35(7) AND 35(8) OF THE PERSONAL PROPERTY SECURITY ACT Current

4 RELATING TO REGISTRATION NO. 16080309153 DATED AUGUST 3, Current

5 2016, ERRONEOUSLY DISCHARGED ON APRIL 19, 2018. Current

Block

6 AHMED, FETOUN
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E1A1

Status
Current by 
22081811233

Block

7 MICHAEL DAVE MANAGEMENT LTD
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811233

Block

8 PARADISE MCIVOR DEVELOPMENTS LTD.
600, 4911 51 STREET
RED DEER, AB T4N 6V4

Status
Current by 
22081811233

Secured Party / Parties
Block

1 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Deleted by 
22081811233

Block

2 ROYAL BANK OF CANADA
36 YORK MILLS ROAD, 4TH FLOOR
TORONTO, ON M2P 0A4

Status
Current by 
22081811233

Email: torbscpr@rbc.com
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Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15742308 Date of Search: 2023-Jan-10 Time of Search: 08:16:27

   
Registration Number: 22042607078 Registration Type: SECURITY AGREEMENT

Registration Date: 2022-Apr-26 Registration Status: Current

Expiry Date: 2032-Apr-26 23:59:59

Exact Match on: Debtor No: 1

Debtor(s) 
Block

1 52 DENTAL CORPORATION
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Block

2 DELTA DENTAL
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Block

3 MOUHAMAD, FAISSAL
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Birth Date:
1968-Sep-25

Block

4 FAISSAL MOUHAMAD PROFESSIONAL CORPORATION
3505-52ND STREET SE
CALGARY, AB T2B3R3

Status
Current

Secured Party / Parties
Block

1 CWB NATIONAL LEASING INC.
1525 BUFFALO PLACE
WINNIPEG, MB R3T 1L9

Status
Current

Phone #: 204 954 9000 Fax #: 866 814 4752

Email: ppsa.adminstration@cwbnationalleasing.com
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Collateral: General
Block Description Status

1 ALL GOODS AND EQUIPMENT OF EVERY NATURE OR KIND LEASED PURSUANT 
TO MASTER LEASE AGREEMENT NUMBER 51058404 BETWEEN THE SECURED 
PARTY, AS LESSOR AND THE DEBTOR AS LESSEE, AS AMENDED FROM TIME TO 
TIME, TOGETHER WITH ALL ATTACHMENTS, ACCESSORIES, SUBSTITUTIONS AND 
PROCEEDS OF ANY KIND DERIVED DIRECTLY OR INDIRECTLY THEREFROM, 
INCLUDING ALL AFTER ACQUIRED GOODS AND EQUIPMENT SUBJECT TO ANY 
INTERIM FUNDING AGREEMENT(S) AND ANY LEASE SCHEDULES ATTACHED TO 
AND FORMING PART OF MASTER LEASE AGREEMENT NUMBER 51058404.

Current
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Business Debtor Search For:

52 DENTAL CORPORATION

Search ID #: Z15742308 Date of Search: 2023-Jan-10 Time of Search: 08:16:27

   
Registration Number: 22070509451 Registration Type: SECURITY AGREEMENT

Registration Date: 2022-Jul-05 Registration Status: Current

Expiry Date: 2027-Jul-05 23:59:59

Exact Match on: Debtor No: 2

Amendments to Registration

23010434017 Amendment 2023-Jan-04

Debtor(s) 
Block

1 MOUHAMAD, FAISSAL
52-26534 TOWNSHIP ROAD 384
RED DEER COUNTY, AB T4E 1A1

Status
Current

Birth Date:
1968-Sep-25

Block

2 52 DENTAL CORPORATION
3505 52ND STREET S.E.
CALGARY, AB T2B 3R3

Status
Current by 
23010434017

Secured Party / Parties
Block

1 PATTERSON DENTAL CANADA, INC.
1205 BLVD HENRI-BOURASSA WEST
MONTREAL, QC H3M 3E6

Status
Current

Email: absecparties@avssystems.ca

Page 11 of 13

Personal Property Registry

Search Results Report

Search ID #: Z15742308



Collateral: General
Block Description Status

1 INVOICE 9641090959 
068-1277 BELMON CHAIR SER AQ21F0016 $9936.99 
068-1278 BELMON CHAIR SER AQ21G0004 $9936.99 
068-1279 BELMON CHAIR SER AQ21G0002 $9936.99 
068-1280 BELMON CHAIR SER AQ21F0059 $9936.99 
068-1281 BELMON CHAIR SER AQ21F0014 $9936.99 
068-1282 BELMON CHAIR SER AQ21G0008 $9936.99 
068-1283 BELMON UNIT SER VW21E0235 $4975.14 
068-1284 BELMON UNIT SER VW21E0238 $4975.14 
068-1285 BELMON UNIT SER VW21E0245 $4975.14 
068-1286 BELMON UNIT SER VW21C0185 $4975.14 
068-1287 BELMON UNIT SER VW21E0242 $4975.14 
068-1288 BELMON UNIT SER VW21E0234 $4975.14 
068-1289 BELMON LIGHT SER AV21K0332 $3145.30 
068-1290 BELMON LIGHT SER AV21K0328 $3145.30 
068-1291 BELMON LIGHT SER AV21K0330 $3145.30 
068-1292 BELMON LIGHT SER AV21K0335 $3145.30 
068-1293 BELMON LIGHT SER AV21K0345 $3145.30 
068-1294 BELMON LIGHT SER AV21K0339 $3145.30 
068-1295 BELMON UNIT $590.27 
068-1296 BELMON UNIT $590.27 
068-1297 BELMON UNIT $590.27 
068-1298 BELMON UNIT $590.27 
068-1299 BELMON UNIT $590.27 
068-1300 BELMON UNIT $590.27 
068-1301 BELMON UNIT $140.54 
068-1302 BELMON UNIT $140.54 
068-1303 BELMON UNIT $140.54 
068-1304 BELMON UNIT $140.54 
068-1305 BELMON UNIT $140.54 
068-1306 BELMON UNIT $140.54 
068-1307 BELMON XR INTRA PHOT SER EX21L0581 $4496.05 
068-1308 BELMON XR INTRA PHOT SER EX21L0582 $4496.05 
068-1309 BELMON XR INTRA PHOT SER EX21K0126 $4496.05 
068-1310 BELMON XR INTRA PHOT SER EX21K0129 $4496.05 
068-1311 BELMON XR INTRA PHOT SER EX21L0574 $4496.05 
068-1312 BELMON XR INTRA PHOT SER EX21L0575 $4496.05 
068-1482 AIRTEC EVAC PUMP SER MM700-22040017, MM100-22040024 $14867.00 
068-1483 AIRTEC EVAC PUMP $611.00 
068-1484 AIRTEC COMPRESSOR SER AS700-22040008 $14800.00 
068-1485 AIRTEC EVA COMPNT SER AP122030028 $925.00 
068-1486 AIRTEC EVA COMPNT $2063.00 
068-1487 AIRTEC MASTR CTRL $446.00 
068-0501 SIRONA CONEBEAMXR SER 1081251245 $120000.00 
068-1418 SCHICK DIG XR SEN SER WL10000026 $9391.00 
068-1421 SCHICK DIG XR SEN SER WL10000005 $9391.00 
068-1416 SCHICK DIG XR

Current

2 SEN SER WL20000099 $10616.00 
068-1501 SCICAN THERMO SER 400122D00004 $9955.00 
068-1502 SCICAN THERMO SER 400122D00008 $9955.00 
067-9964 W&H AUTOCLAVE SER 162302 $6968.00 
067-9965 W&H AUTOCLAVE SER 162320 $6968.00 
068-0760 W&H AUTOCLAVE $233.28 
068-0761 W&H AUTOCLAVE $233.28

Current
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Result Complete
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SCHEDULE 6 
 

  



 
 
 
 
 

 
 
 
 

    Writer’s Direct Line: 403-477-9661 

Writer’s Email: vanessa.allen@mnp.ca 
VIA EMAIL: drmouhamad@hotmail.com  

 
January 9, 2023 

 
Faissal Mouhamad  
 

Attention: Faissal Mouhamad  
 

Dear Dr. 
 
RE: 52 Dental Corporation – in Receivership (the “Company”) 

  
As you are aware, MNP Ltd. acts as Receiver and Manager of the Company.  As previously advised, we 
have negotiated the sale of the 52 Dental practice, including the clinical equipment in use there (the 
“Equipment”).  As you are further aware, the Equipment is subject to the following agreements: 
 

1. A conditional sales contract, which was known by Patterson as agreement no. 731575 
(“Agreement 731575”).  As at December 20, 2022, Agreement 731575 had an outstanding 
balance of approximately $332,700.   The clinical equipment included in Agreement 731575 is the 
subject of a corresponding Master Lease Agreement between yourself and Patterson. 

2. A conditional sales contract, which was known by Patterson as agreement no. 732002 
(“Agreement 732002”).  As at December 20, 2022, Agreement 732002 had an outstanding 
balance of approximately $37,900. 

 
We are preparing to seek approval of this sale at a Court application scheduled for January 11, 
2023.  The order that we are seeking will require the Receiver to hold the net sale proceeds in trust in an 
amount sufficient to repay the amount owing to Patterson subject to further review of the various creditor 
interests and any claims that may be advanced regarding the allocation of professional fees between the 
various claimants.  This would allow for the sale to proceed, with the distribution of the net sale proceeds 
being addressed at a subsequent Court application. 
 
To clarify that the Equipment may be included in the sale of the 52 Dental practice, we would like to 
include wording in the corresponding Sale Approval and Vesting Order, which sets out that all of the 
interests of both 52 Dental Corporation and yourself in the Equipment are being transferred to the 
purchaser.   
 

Further to our previous discussions, we believe that you are supportive of the sale proceeding as set out 

above.  As such, can you please sign below to confirm your agreement with the proposed course of 

action or, alternatively, advise us of any concerns that you may have at your earliest opportunity? 

 

  

mailto:drmouhamad@hotmail.com




  

  

 

 

 

TAB 26 



 
COURT FILE NO. 2203-12557 Clerk’s Stamp 
   

COURT COURT OF KING’S BENCH OF 
ALBERTA 

 

   
JUDICIAL CENTRE EDMONTON  
   
PLAINTIFF ROYAL BANK OF CANADA  
   
DEFENDENTS FAISSAL MOUHAMAD PROFESSIONAL CORPORATION, 

MCIVOR DEVELOPMENTS LTD., 985842 ALBERTA LTD.,52 
DENTAL CORPORATION, DELTA DENTAL CORP., 52 
WELLNESS CENTRE INC., PARADISE MCIVOR 
DEVELOPMENTS LTD., MICHAEL DAVE MANAGEMENT LTD., 
FAISSAL MOUHAMAD AND FETOUN AHMAD also known as 
FETOUN AHMED 

  
DOCUMENT SECOND CONFIDENTIAL REPORT OF THE RECEIVER AND MANAGER 

OF FAISSAL MOUHAMAD PROFESSIONAL CORPORATION, DELTA 
DENTAL CORP. MICHAEL DAVE MANAGEMENT LTD., 52 DENTAL 
CORPORATION, 52 WELLNESS CENTRE INC. AND 985842 ALBERTA 
LTD. 

 
DATED 

 
January 3, 2023 

 

   
ADDRESS FOR 
SERVICE AND 
CONTACT 
INFORMATION OF 
PARTY FILING THIS 
DOCUMENT 

Counsel 
 
McMillan LLP 
Suite 1700, 421 7th Avenue SW 
Calgary, AB T2P 4K9 
 
Telephone:  403-215-2752/ 403-355-3326 
Facsimile:  403-531-4720 
Email:  adam.maerov@mcmillan.ca; 
kourtney.rylands@mcmillan.ca 
 
Attention:  Adam Maerov and Kourtney Rylands 
 

Receiver and Manager 

MNP Ltd.  
Suite 1500, 640 5th Avenue SW 
Calgary, AB   T2P 3G4 
 
Telephone: 403-477-9661 
Facsimile: 403-269-8450 
Email: vanessa.allen@mnp.ca 
 

Attention: Vanessa Allen 

 

   
 
 
 

mailto:adam.maerov@mcmillan.ca
mailto:kourtney.rylands@mcmillan.ca
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Second Confidential Report of the Receiver  1 
January 3, 2023 

INTRODUCTION AND BACKGROUND 

1 Pursuant to Orders granted by the Court of King’s Bench of Alberta the “Court”) on September 16, 

2022 and September 29, 2022, MNP Ltd. was appointed as Receiver and Manager (the 

“Receiver”) over all of the current and future assets, undertakings and property of Faissal 

Mouhamad Professional Corporation o/a Delta Dental, Delta Dental Corp., 52 Dental Corporation, 

52 Wellness Centre Inc., Michael Dave Management Ltd. and 985842 Alberta Ltd. (collectively, the 

“Companies”). 

NOTICE TO READER 

2. In preparing this report and making comments herein, the Receiver has relied upon, certain 

unaudited, draft or internal financial information, including the Companies’ books and records, and 

information from other third-party sources (collectively, the “Information”).  The Receiver has not 

audited, reviewed or otherwise attempted to verify the accuracy or completeness of the Information 

in a manner that would wholly or partially comply with generally accepted assurance standards or 

other standards established by the Chartered Professional Accountants of Canada (the 

“Standards”).  Additionally, none of the Receiver’s procedures were intended to disclose 

defalcations or other irregularities.  If the Receiver were to perform additional procedures or to 

undertake an audit examination of the Information in accordance with the Standards, additional 

matters may have come to the Receiver’s attention.  Accordingly, the Receiver does not express an 

opinion, nor does it provide any other form of assurance on the financial or other information 

presented herein.  The Receiver may refine or alter its observations as further information is obtained 

or brought to its attention after the date of this report. 

3. All amounts included herein are in Canadian dollars unless otherwise stated. 

PURPOSE OF THE REPORT 

4. This report constitutes the Second Confidential Report of the Receiver (the “Second Confidential 

Report”).  The Second Confidential Report is intended to be read in conjunction with the Third Report 

of the Receiver dated January 3, 2023 (the “Third Report”).  It is being provided in support of the 

Receiver’s applications to this Honourable Court returnable on January 11, 2023 requesting, among 

other relief, approval of the following sales to the NDC Group Inc. and V. Tran and T. Sivanantha 

Professional Corporation (collectively, the “NDC Group”): 

4.1. The sale of the dental practice known as Delta Dental (“Delta Dental”) and the real property 

located at 7151 50th Avenue in Red Deer, Alberta (the “Delta Building”) out of which Delta 

Dental operates (the “Delta Sale”).  Delta Dental and the Delta Building will collectively be 

referred to as the “Delta Property”; 
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4.2. The sale of the dental practice known as 52 Dental (“52 Dental”, the “52 Dental Sale”); and  

4.3. The sale of the real property located at 3505 52nd Street SE in Calgary, Alberta (the “52 

Building”) that houses 52 Dental and four other commercial tenants (the “52 Building Sale”). 

THE DELTA SALE 

5. The Receiver engaged Tier Three Brokerage Ltd. a division of Henry Schein (“Henry Schein”) to 

complete an opinion of value with respect to Delta Dental (the “Delta Dental Opinion”).  The Delta 

Dental Opinion was prepared as at October 6, 2022.  After considering an income valuation, an asset 

valuation and analysis of practice sales in the market, Henry Schein opined that the fair market value 

of Delta Dental was between approximately $3,139,000 and $3,694,000.  A copy of the Delta Dental 

Opinion is attached hereto as “Schedule 1”.  

6. The Delta Building is a 3,504 square foot retail property.  The Receiver engaged Newmark Knight 

Frank Canada Ltd. (“Newmark”) to prepare an appraisal of the Delta Building (the” Delta Building 

Appraisal”).  The Delta Appraisal was completed on October 12, 2022 and determined that the Delta 

Building had a fair market value of $1,400,000, an orderly liquidation value of $1,260,000 and a 

forced sale liquidation value of $1,190,000.  A copy of the Delta Building Appraisal is attached hereto 

as “Schedule 2”. 

7. Based on the above, the Delta Property was estimated to have a combined value of between 

$4,329,000 and $5,094,000.  The Delta Property was listed for a combined purchase price of 

$5,094,000. 

8. The Delta Property was marketed by Henry Schein in collaboration with CBRE Limited.  The details 

of the marketing process are set out in the Third Report.  As described therein, a bid deadline of 

December 15, 2022, was established at which time Henry Schein presented the Receiver with three 

offers (the “Initial Delta Offers”).   A summary of the Initial Delta Offers is attached hereto as 

“Schedule 3”.  As set out therein, the purchase prices for the Initial Delta Offers ranged between 

$2,320,000 and $3,600,000.  Following receipt of the Initial Delta Offers, Henry Schein gave the top 

two offerors the opportunity to resubmit their offers by December 19, 2022 (the “Final Delta Offers”).  

A summary of the Final Delta Offers is attached hereto as “Schedule 4”.  As set out therein, the 

purchase prices for the Final Delta Offers ranged between $3,700,000 and $3,715,000. 

9. On December 22, 2022, the Receiver executed an Asset Purchase Agreement with the NDC Group 

(the “Delta APA”).  An unredacted copy of the Delta APA is attached hereto as “Schedule 5”.  The 

terms of the Delta APA are outlined in the Third Report with the exception of the purchase price and 

deposit information.  The purchase price set out in the Delta APA is $3,715,000 with a deposit of 

$371,500.  The purchase price is allocated $2,315,000 to Delta Dental and $1,400,000 to the Delta 

Building. 
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10. The Final Delta Offers were largely comparable, however, the Receiver decided to proceed with the 

NDC APA, as NDC had advanced competitive offers for all of the Delta Property, 52 Dental and the 

52 Building and had communicated that, although it was not included as a specific condition of the 

various agreements, their individual offers were contingent on the acceptance of their offers as a 

whole.  The Receiver is of the view that completing transactions with one, as opposed to multiple 

offerors will help to minimize the professional fees associated with completing the various 

transactions.  

11. The purchase price allocated to the Delta Building is consistent with the fair market value of the Delta 

Building reflected in the Delta Building Appraisal.  The purchase price allocated to Delta Dental is 

below the range of values provided in the Delta Dental Opinion.  As noted in the Third Report, Henry 

Schein indicated that the sale may have been impacted by the stigma associated with the 

receivership proceedings, the decline in revenues reported by Delta Dental during the receivership 

proceedings following the departure of Dr. Faissal Mouhamad (“F. Mouhamad”) and other 

associates and the fact that F. Mouhamad is operating a competing clinic in the same geographic 

vicinity as Delta Dental.  In addition, Henry Schein has advised the Receiver that it does not believe 

that further marketing of Delta Dental would yield an improved result. 

THE 52 DENTAL SALE 

12. The Receiver also engaged Henry Schein to complete an opinion of value with respect to 52 Dental 

(the “52 Dental Opinion”).  The 52 Dental Opinion was prepared as at October 6, 2022.  After 

considering an income valuation, an asset valuation and analysis of practice sales in the market, 

Henry Schein opined that the fair market value of 52 Dental was between approximately $1,390,600 

and $1.636,000.  A copy of the 52 Dental Opinion is attached hereto as “Schedule 6”.   52 Dental 

was listed at a purchase price of $1,636,000. 

13. 52 Dental was marketed by Henry Schein.  The details of the marketing process are set out in the 

Third Report.  As described therein, a bid deadline of December 15, 2022, was established at which 

time Henry Schein presented the Receiver with three offers (the “Initial 52 Dental Offers”).   A 

summary of the Initial 52 Offers is attached hereto as “Schedule 7”.  As set out therein, the purchase 

prices for the Initial 52 Offers ranged between $250,000 and $800,000.  Following receipt of the Initial 

52 Offers, Henry Schein gave the top two offerors the opportunity to resubmit their offers by 

December 19, 2022 (the “Final 52 Dental Offers”).  A summary of the Final 52 Dental Offers is 

attached hereto as “Schedule 8”.  As set out therein, the highest purchase price offered was for 

$810,000, however, the Receiver executed an asset purchase agreement with the NDC Group (the 

52 Dental APA”) for $800,000 as the NDC Group’s offer on the 52 Building was conditional on the 

offer for 52 Dental being accepted and the two offers together resulted in the highest cumulative 

value for those assets.  
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14. An unredacted copy of the 52 Dental APA, which was executed on December 22, 2022, is attached 

hereto as “Schedule 9”.  The terms of the 52 Dental APA are outlined in the Third Report with the 

amounts of the purchase price and the deposit redacted.  The purchase price set out in the Delta 

APA is $800,000 with a deposit of $80,000.   

15. The purchase price for 52 Dental is well below the range of values in the 52 Dental Opinion.  As 

described in the Third Report, Henry Schein noted that the sale was impacted by the stigma 

associated with the receivership proceedings, the decline in revenues reported by 52 Dental during 

the receivership proceedings following the departure of F. Mouhamad and concerns regarding 

retention of 52 Dental’s existing patient base.   In addition, Henry Schein has advised the Receiver 

that it does not believe that further marketing of 52 Dental would yield an improved result. 

THE 52 BUILDING SALE 

16. The 52 Building is a two-story, 14,035 square foot professional/ medical building.  The Receiver 

engaged Newmark to prepare an appraisal of the 52 Building (the” 52 Building Appraisal”).  The 52 

Building Appraisal was completed on October 13, 2022 and determined that the 52 Building had a 

fair market value of $1,950,000, a high forced sale value of $1,755,000 and a low forced sale value 

of $1,560,000.  A copy of the 52 Building Appraisal is attached hereto as “Schedule 10”.  The 52 

Building was listed at a sale price of $2,150,000. 

17. The 52 Building was marketed by NAI Commercial Real Estate Inc. (“NAI”).  The details of the 

marketing process are set out in the Third Report.  As described therein, a bid deadline of December 

15, 2022, was established at which time NAI presented the Receiver with three offers (the “52 

Building Offers”).   A summary of the 52 Building Offers is attached hereto as “Schedule 11”.  As 

set out therein, the purchase prices for the 52 Building Offers ranged between $1,800,000 and 

$1,935,000.  Following receipt of the 52 Building Offers, NAI gave all offerors the opportunity to 

resubmit their offers by December 19, 2022; however, none of the 52 Building Offers were amended.   

18. On December 22, 2022, the Receiver executed an Offer to Purchase for the 52 Building with the 

NDC Group (the “52 Building OTP”).  An unredacted copy of the 52 Building OTP is attached hereto 

as “Schedule 12”.  The terms of the 52 Building OTP are outlined in the Third Report with the amounts 

of the purchase price and the deposit redacted.  The purchase price set out in the 52 Building OTP 

is $1,935,000 with a deposit of $193,500.   

19. The offer for the 52 Building was conditional on the acceptance of the NDC Group’s offer to purchase 

52 Dental. The two offers together generated the highest cumulative purchase price for those assets 

and the highest purchase price for the 52 Building.  In addition, the purchase price for the 52 Building 

was just below the fair market appraised value for the 52 Building. 
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October 13, 2022 

Vanessa Allen, CIRP., LIT., Senior Vice President 

MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 

1500, 640 - 5th Avenue SW 

Calgary,  AB 

Re: Analysis of market rent for a Retail Property Located at 7151 50th Avenue, Red Deer, 
AB T4N 4E4, Prepared By Newmark Knight Frank Canada Ltd. (herein “Firm” or 
“Newmark”) 
 

NKF Job No.:   22-0175418 

  

We have been requested by MNP, in its capacity as Receiver and Manager of Faissal Mouhamad 

Professional Corporation to comment on the market rent conclusion of the above referenced 

property.  

Analysis of Market Rent  

 

No. Address
Lease Area

(Sq. Ft.)
Term

Lease Rate

/Sq. Ft.
Remarks

CONFIDENTIAL 01/20 - 12/29 $31.50 CRU located in Olds

Lease Type: New Headlease

Olds, AB Incentives not known

CONFIDENTIAL 01/20 - 12/24 $28.00 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Restaurant tenant

CONFIDENTIAL 07/20 - 06/21 $22.18 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

CONFIDENTIAL 08/22 - 07/32 $28.50 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

CONFIDENTIAL 08/22 - Unknown $23.00 Freestanding retail located in Sylvan Lake

Lease Type: New Headlease

Sylvan Lake, AB Incentives not known

Liquor store tenant

CONFIDENTIAL 05/19 - 04/24 $44.00 Freestanding retail located in Red Deer

05/24 - 04/29 $47.00 Lease Type: New Headlease

05/29 - 04/34 $51.89 TI: $20.00

Red Deer, AB 05/34 - 04/39 $57.29

Fast service restaurant with drive thru

1,031

3,823

6 3,000

4

5

Comparable Retail Leases

1,494

1,202

1,082

1

2

3
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Our analysis of signed leases to date indicates that comparable rental rates for the subject retail 

space range from $22.18 - $44.00 per square foot for retail space, and $14.00 - $19.50 per square 

foot for office space. The high end of the range typically represents smaller bays or freestanding 

retail, larger markets, better locations with arterial/highway frontage, better access and parking 

availability, newer and higher quality construction, and shorter leases with higher incentives. The 

low end of the range, conversely, is typically represented by larger bays or larger big box stores, 

interior lots with poor visibility/foot traffic, limited parking, older and lower cost construction, and 

longer leases with minimal incentives. The rent for office space is significantly lower with the low 

end of the range representing completed leases with minimal parking and the high end of the 

range representing asking rates which may be discounted under normal market negotiations. 

The subject consists of 2,423 SF (69%) of ground floor commercial space that would be 

considered at the mid to higher end of the range but below retail Index 6 which represents new 

construction.   The subject includes 1,081 SF of 2nd floor office (31%) which would be considered 

at the mid portion of the office lease comparable range.  Overall, a blended average rate of $32 

per square foot fully net is considered reasonable. 

Market Rent Conclusion 

Based on the analysis contained within the above referenced report market rent has been 

concluded to be:  

$112,128 per annum ($32.00 per square foot)* 
*Leased on fully net basis with tenant responsible for all taxes, operating expenses, and management.  Lease rate is 

based on net rentable area of 3,504 square feet. 

No.
Address

/Legal Description

Lease Area

(Sq. Ft.)
Term

Lease Rate

/Sq. Ft.
Remarks

CONFIDENTIAL 03/22 - 02/27 $14.00 Multi-tenant office; Located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Built in 2004. Steel frame. 4 surface stalls included

CONFIDENTIAL 07/22 - 06/29 $14.00 Multi-tenant office; Located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Built in 2010. Massage and phsyical therapy tenant.

$18.00

Lease Type: Active Listing

36 MacKenzie Crescent

Red Deer County, AB Built in 2020. Active listing as of 09/30/22. 20 parking stalls.

$19.50

Lease Type: Active Listing

5128 52nd Street

Red Deer, AB Active listing as of 09/30/22. Additional rent of 6.75 PSF.

2 2,231

3 3,223

Comparable Office Leases

1 2,163

4 3,540
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This letter, its content and all attachments/addendums and their content are the property of 

Newmark Knight Frank Canada Ltd.  The client and MNP, in its capacity as Receiver and Manager 

of Faissal Mouhamad Professional Corporation, and their successors and assigns and any 

appraisal facilitator are 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.  

Extraordinary Assumptions 

An Extraordinary Assumption is defined in CUSPAP as an assumption, directly related to a 

specific assignment, which, if found to be false, could materially alter the opinions or conclusions. 

Extraordinary Assumptions presume as fact otherwise uncertain information about or anticipated 

changes in the physical, legal or economic characteristics of the subject property, or about 

conditions external to the subject property such as market conditions or trends, or the integrity of 

data used in an analysis. The value conclusions are based on the following Extraordinary 

Assumptions conditions that may affect the assignment results. 

Hypothetical Conditions 

A Hypothetical Condition is defined in CUSPAP as a specific type of an Extraordinary Assumption 

that presumes, as fact, simulated but untrue information about physical, legal or economic 

characteristics of the subject property or external conditions, and are imposed for purposes of 

reasonable analysis. The value conclusions are based on the following Hypothetical Conditions 

that may affect the assignment results. 

1. We have not been provided building plans or other documents as to the size, configuration, shape nor 

construction of the subject improvements. We have estimated area, configuration, and construction based on 

our measurements during inspection. Should the actual conditions differ, we would reserve the right to change 

our opinion accordingly.

2. The subject has been improved as a dental office, with fixtures, furniture and dental equipment.  Furniture, 

fixtures and equipment relating to its current use has not been included in our value.  

3. It is our understanding that the subject property is currently leased to Faissal Mouhamad O/A Delta Dental for a 

10 year term commencing September 1, 2022.  However, it is our understanding that the existing lease was signed 

during interim receivership proceedings and is not valid.  We note that the contract rent is considered to be 

substantially above market rates.  Our report has been completed under the extraordinary assumption that the 

current lease does not encumber the property and our analysis has been based on the fee simple value interest.  

Should this differ than as described our opinion would be affected accordingly.  

The use of these extraordinary assumptions might have affected assignment results.
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The appraisal was developed based on, and this report has been prepared in conformance with 

the Client’s appraisal requirements, the guidelines and recommendations set forth in the 

Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP). 

1. A certificate of Lis Pendens has been registered on title, and it is our understanding that the subject property is in 

receivership.  As we are appraising the property for the receiver we have not reviewed or considered any impact 

from this instrument.    

The use of this hypothetical condition might have affected assignment results.
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Assumptions and Limiting Conditions 

The Appraisal contained in this Report (herein “Report”) is subject to the following assumptions 

and limiting conditions: 

1. Unless otherwise stated in this report, title to the property which is the subject of this report 

(herein “Property”) is assumed to be good and marketable and free and clear of all liens 

and encumbrances and that there are no recorded or unrecorded matters or exceptions 

to title that would adversely affect marketability or value.  No responsibility is assumed for 

the legal description, zoning, condition of title or any matters which are legal in nature or 

otherwise require expertise other than that of a professional real estate appraiser.  This 

report shall not constitute a survey of the Property. 

2. Unless otherwise stated in this report, it is assumed: that the improvements on the 

Property are structurally sound, seismically safe and code conforming; that all building 

systems (mechanical/electrical, HVAC, elevator, plumbing, etc.)  are in good working order 

with no major deferred maintenance or repair required; that the roof and exterior are in 

good condition and free from intrusion by the elements; that the Property and 

improvements conform to all applicable local, state, and federal laws, codes, ordinances 

and regulations including environmental laws and regulations.  No responsibility is 

assumed for soil or subsoil conditions or engineering or structural matters. The Property 

is appraised assuming that all required licenses, certificates of occupancy, consents, or 

other legislative or administrative authority from any local, state, or national government 

or private entity or organization have been or can be obtained or renewed for any use on 

which the value estimates contained in this report is based, unless otherwise stated.  The 

physical condition of the Property reflected in this report is solely based on a visual 

inspection as typically conducted by a professional appraiser not someone with 

engineering expertise. Responsible ownership and competent property management are 

assumed. 

3. Unless otherwise stated in this report, this report did not take into consideration the 

existence of asbestos, PCB transformers or other toxic, hazardous, or contaminated 

substances or underground storage tanks, or the cost of encapsulation, removal or 

remediation thereof. Real estate appraisers are not qualified to detect such substances.  

The presence of substances such as asbestos, urea formaldehyde foam insulation, 

contaminated groundwater or other potentially hazardous materials and substances may 

adversely affect the value of the Property.  Unless otherwise stated in this report, the 

opinion of value is predicated on the assumption that there is no such material or 

substances at, on or in the Property. 

4. All statements of fact contained in this report as a basis of the analyses, opinions, and 

conclusions herein are true and correct to the best of the appraiser's actual knowledge 

and belief.  The appraiser is entitled to and relies upon the accuracy of information and 
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material furnished by the owner of the Property or owner’s representatives and on 

information and data provided by sources upon which members of the appraisal 

profession typically rely and that are deemed to be reliable by such members. Such 

information and data obtained from third party sources are assumed to be reliable and 

have not been independently verified. No warranty is made as to the accuracy of any of 

such information and data. Any material error in any of the said information or data could 

have a substantial impact on the conclusions of this Report.  The appraiser reserves the 

right to amend conclusions reported if made aware of any such error.  

5. The opinion of value stated in this report is only as of the date of value stated in this report. 

An appraisal is inherently subjective and the conclusions stated apply only as of said date 

of value, and no representation is made as to the effect of subsequent events.  This report 

speaks only as of the date hereof.  

6. Any projected cash flows included in the analysis are forecasts of estimated future 

operating characteristics and are predicated on the information and assumptions 

contained within this report.  Any projections of income, expenses and economic 

conditions utilized in this report are not predictions of the future.  Rather, they are 

estimates of market expectations of future income and expenses.  The achievement of 

any financial projections will be affected by fluctuating economic conditions and is 

dependent upon other future occurrences that cannot be assured.  Actual results may vary 

from the projections considered herein.  There is no warranty or assurances that these 

forecasts will occur.  Projections may be affected by circumstances beyond anyone’s 

knowledge or control. Any income and expense estimates contained in this report are 

used only for the purpose of estimating value and do not constitute predictions of future 

operating results. 

7. The analyses contained in this report may necessarily incorporate numerous estimates 

and assumptions regarding Property performance, general and local business and 

economic conditions, the absence of material changes in the competitive environment and 

other matters. Some estimates or assumptions, however, inevitably will not materialize, 

and unanticipated events and circumstances may occur; therefore, actual results achieved 

during the period covered by the analysis will vary from estimates, and the variations may 

be material.  

8. All prospective value opinions presented in this report are estimates and forecasts which 

are prospective in nature and are subject to considerable risk and uncertainty. In addition 

to the contingencies noted in the preceding paragraphs, several events may occur that 

could substantially alter the outcome of the estimates such as, but not limited to changes 

in the economy, interest rates, capitalization rates, behavior of consumers, investors and 

lenders, fire and other physical destruction, changes in title or conveyances of easements 

and deed restrictions, etc.  In making prospective estimates and forecasts, it is assumed 

that conditions reasonably foreseeable at the present time are consistent or similar with 

the future. 
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9. The allocations of value for land and improvements must not be used in conjunction with 

any other appraisal and are invalid if so used.  This report shall be considered only in its 

entirety.  No part of this report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to 

value, the identity of the appraiser, or any reference to the Appraisal Institute of Cananda) 

shall be disseminated through advertising media, public relations media, news media or 

any other means of communication (including without limitation prospectuses, private 

offering memoranda and other offering material provided to prospective investors) without 

the prior written consent of the Firm. Possession of this report, or a copy hereof, does not 

carry with it the right of publication. 

11. Client and any other Intended User identified herein should consider this report and the 

opinion of value contained herein as only one factor together with its own independent 

considerations and underwriting guidelines in making any decision or investment or taking 

any action regarding the Property.  Client agrees that Firm shall not be responsible in any 

way for any decision of Client or any Intended User related to the Property or for the advice 

or services provided by any other advisors or contractors.  The use of this report and the 

appraisal contained herein by anyone other than an Intended User identified herein, or for 

a use other than the Intended Use identified herein, is strictly prohibited. No party other 

than an Intended User identified herein may rely on this report and the appraisal contained 

herein. 

12. Unless otherwise stated in the agreement to prepare this report, the appraiser shall not be 

required to participate in or prepare for or attend any judicial, arbitration, or administrative 

proceedings.   

13. Acceptance and/or use of this report constitutes full acceptance of these Assumptions and 

Limiting Conditions and any others contained in this report, including any Extraordinary 

Assumptions and Hypothetical Conditions, and is subject to the terms and conditions 

contained in the agreement to prepare this report and full acceptance of any limitation of 

liability or claims contained therein.   
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Addendum A 

Glossary of Terms 
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The following definitions are derived from The Dictionary of Real Estate Appraisal, 6th ed. 

(Chicago: Appraisal Institute, 2015). 

 Absorption Period:  The actual or expected period required from the time a property, 

group of properties, or commodity is initially offered for lease, purchase, or use by its 

eventual users until all portions have been sold or stabilized occupancy has been 

achieved. 

 Absorption Rate:  1) Broadly, the rate at which vacant space in a property or group of 

properties for sale or lease has been or is expected to be successfully sold or leased over 

a specified period of time. 2) In subdivision analysis, the rate of sales of lots or units in a 

subdivision. 

 Ad Valorem Tax:  A tax levied in proportion to the value of the thing(s) being taxed. 

Exclusive of exemptions, use-value assessment provisions, and the like, the property tax 

is an ad valorem tax. (International Association of Assessing Officers [IAAO]) 

 Assessed Value:  The value of a property according to the tax rolls in ad valorem taxation; 

may be higher or lower than market value, or based on an assessment ratio that is a 

percentage of market value. 

 Cash Equivalency:  An analytical process in which the sale price of a transaction with 

nonmarket financing or financing with unusual conditions or incentives is converted into a 

price expressed in terms of cash or its equivalent. 

 Contract Rent:  The actual rental income specified in a lease. 

 Disposition Value:  The most probable price that a specified interest in property should 

bring under the following conditions:  1) Consummation of a sale within a specified time, 

which is shorter than the typical exposure time for such a property in that market.  2) The 

property is subjected to market conditions prevailing as of the date of valuation.  3) Both 

the buyer and seller are acting prudently and knowledgeably.  4) The seller is under 

compulsion to sell.  5) The buyer is typically motivated.  6) Both parties are acting in what 

they consider to be their best interests.  7) An adequate marketing effort will be made 

during the exposure time.  8) Payment will be made in cash in CDN dollars (or the local 

currency) or in terms of financial arrangements comparable thereto.  9) 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.  This definition 

can also be modified to provide for valuation with specified financing terms.  

 Effective Rent:  Total base rent, or minimum rent stipulated in a lease, over the specified 

lease term minus rent concessions; the rent that is effectively paid by a tenant net of 

financial concessions provided by a landlord.  
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 Excess Land:  Land that is not needed to serve or support the existing use. The highest 

and best use of the excess land may or may not be the same as the highest and best use 

of the improved parcel. Excess land has the potential to be sold separately and is valued 

separately. See also surplus land. 

 Excess Rent:  The amount by which contract rent exceeds market rent at the time of the 

appraisal; created by a lease favorable to the landlord (lessor) and may reflect unusual 

management, unknowledgeable or unusually motivated parties, a lease execution in an 

earlier, stronger rental market, or an agreement of the parties. 

 Exposure Time:  1) The time a property remains on the market.  [The] estimated length 

of time that the property interest being appraised would have been offered on the market 

prior to the hypothetical consummation of a sale at market value on the effective date of 

the appraisal.  

 Extraordinary Assumption:  An assumption, directly related to a specific Assignment, 

which, if found to be false, could materially alter the opinions or conclusions. Extraordinary 

Assumptions presume as fact otherwise uncertain information about or anticipated 

changes in the physical, legal or economic characteristics of the subject property, or about 

conditions external to the subject property such as market conditions or trends, or the 

integrity of data used in an analysis (CUSPAP, 2020 ed.). See also hypothetical 

condition. 

 Fee Simple Estate:  Absolute ownership unencumbered by any other interest or estate, 

subject only to the limitations imposed by the governmental powers of taxation, eminent 

domain, police power, and escheat. 

 Floor Area Ratio (FAR):  The relationship between the above-ground floor area of a 

building, as described by the zoning or building code, and the area of the plot on which it 

stands; in planning and zoning, often expressed as a decimal, e.g., a ratio of 2.0 indicates 

that the permissible floor area of a building is twice the total land area.   

 Frictional Vacancy:  The amount of vacant space needed in a market for its orderly 

operation. Frictional vacancy allows for move-ins and move-outs.  

 Full Service Lease:  See gross lease. 

 General Vacancy:  A method of calculating any remaining vacancy and collection loss 

considerations when using discounted cash flow (DCF) analysis, where turnover vacancy 

has been used as part of the income estimate. The combined effects of turnover vacancy 

and general vacancy relate to total vacancy and collection loss.  

 Going-Concern Premise:  One of the premises under which the total assets of a business 

can be valued; the assumption that a company is expected to continue operating well into 

the future (usually indefinitely). 
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 Going Concern Value:  An outdated label for the market value of all the tangible and 

intangible assets of an established and operating business with an indefinite life, as if sold 

in aggregate; more accurately termed the market value of the going concern or market 

value of the total assets of the business.  

 Gross Building Area (GBA):  1) Total floor area of a building, excluding unenclosed 

areas, measured from the exterior of the walls of the above grade area. This includes 

mezzanines and basements if and when typically included in the market area of the type 

of property involved.  2) Gross leasable area plus all common areas.  3) For residential 

space, the total area of all floor levels measured from the exterior of the walls and including 

the superstructure and substructure basement; typically does not include garage space. 

 Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to 

pay all of the property’s operating and fixed expenses; also called full-service lease.  

 Hypothetical Condition:  A specific type of an Extraordinary Assumption that presumes, 

as fact, simulated but untrue information about physical, legal or economic characteristics 

of the subject property or external conditions, and are imposed for purposes of reasonable 

analysis (CUSPAP, 2020 ed.) See also extraordinary assumption. 

 Intended Use: The use of [an Appraisal Institute of Canada] Member’s Professional 

Services as defined by the Member (appraiser) (CUSPAP, 2020 ed.)  

 Intended Users:  A party identified by name as a user of the Professional Services of the 

Member (appraiser), based on communication between the Member and the Client 

(CUSPAP, 2020 ed.) 

 Investment Value:  1) The value of a property to a particular investor or class of investors 

based on the investor’s specific requirements. Investment value may be different from 

market value because it depends on a set of investment criteria that are not necessarily 

typical of the market.   

2) The value of an asset to the owner or a prospective owner for individual investment or 

operational objectives. (International Valuation Standards [IVS]) 

 Land-to-Building Ratio:  The proportion of land area to gross building area; one of the 

factors determining comparability of properties.  

 Lease:  A contract in which the rights to use and occupy land, space, or structures are 

transferred by the owner to another for a specified period of time in return for a specified 

rent. 

 Leased Fee Interest:  The ownership interest held by the lessor, which includes the right 

to receive the contract rent specified in the lease plus the reversionary right when the 

lease expires. 
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 Leasehold Interest:  The right held by the lessee to use and occupy real estate for a 

stated term and under the conditions specified in the lease.  

 Lessee:  One who has the right to occupancy and use of the property of another for a 

period of time according to a lease agreement. 

 Lessor:  One who conveys the rights of occupancy and use to others under a lease 

agreement. 

 Limiting Condition: A statement in an Assignment identifying conditions that 

impact the conclusion (CUSPAP, 2020 ed.). 

 Liquidation Value:  The most probable price that a specified interest in property should 

bring under the following conditions:  1) Consummation of a sale within a short time period.  

2) The property is subjected to market conditions prevailing as of the date of valuation.  3) 

Both the buyer and seller are acting prudently and knowledgeably. 4) The seller is under 

extreme compulsion to sell.  5) The buyer is typically motivated.  6) Both parties are acting 

in what they consider to be their best interests.  7) A normal marketing effort is not possible 

due to the brief exposure time.   

 8) Payment will be made in cash in CDN dollars (or the local currency) or in terms of 

financial arrangements comparable thereto.  9) 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.  This definition can also be 

modified to provide for valuation with specified financing terms.  

 Market Rent: The most probable rent that a property should bring in a competitive and 

open market reflecting the conditions and restrictions of a specified lease agreement, 

including the rental adjustment and revaluation, permitted uses, use restrictions, expense 

obligations, term, concessions, renewal and purchase options, and tenant improvements 

(TIs). 

 Market Value: A type of value that is the major focus of most real property appraisal 

assignments. Both economic and legal definitions of market value have been developed 

and refined, such as the following:  The most probable price, as of a specified date, in 

cash, or in terms equivalent to cash, or in 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 the seller each acting prudently, 

knowledgeably, and for self-interest, assuming that neither is under duress (CUSPAP, 

2020 ed.)1 

1 The actual definition of value used for this appraisal is contained within the body of the report.  
The definition of market value given above is general in viewpoint and is only provided for 
amplification. 
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 Market Value of the Going Concern:  The market value of an established and operating 

business including the real property, personal property, financial assets, and the intangible 

assets of the business. 

 Marketing Time:  An opinion of the amount of time it might take to sell a real or personal 

property interest at the concluded market value level during the period immediately after 

the effective date of an appraisal. Marketing time differs from exposure time, which is 

always presumed to precede the effective date of an appraisal.  

 Modified Gross Lease:  A lease in which the landlord receives stipulated rent and is 

obligated to pay some, but not all, of the property’s operating and fixed expenses.  Since 

assignment of expenses varies among modified gross leases, expense responsibility must 

always be specified. In some markets, a modified gross lease may be called a double net 

lease, net net lease, partial net lease, or semi-gross lease. 

 Net Lease:  A lease in which the landlord passes on all expenses to the tenant. See also 

gross lease; modified gross lease. 

 Net Net Net Lease:  An alternative term for a type of net lease. In some markets, a net 

net net lease is defined as a lease in which the tenant assumes all expenses (fixed and 

variable) of operating a property except that the landlord is responsible for structural 

maintenance, building reserves, and management; also called NNN lease, triple net lease, 

or fully net lease.  

 Occupancy Rate:  1) The relationship or ratio between the potential income from the 

currently rented units in a property and the income that would be received if all the units 

were occupied.   

2) The ratio of occupied space to total rentable space in a building. 

 Overage Rent:  The percentage rent paid over and above the guaranteed minimum rent 

or base rent; calculated as a percentage of sales in excess of a specified breakpoint sales 

volume.  

 Percentage Rent:  Rental income received in accordance with the terms of a percentage 

lease; typically derived from retail store and restaurant tenants and based on a certain 

percentage of their gross sales. 

 Prospective Opinion of Value:  A value opinion effective as of a specified future date. 

The term does not define a type of value. Instead, it identifies a value opinion as being 

effective at some specific future date. An opinion of value as of a prospective date is 

frequently sought in connection with projects that are proposed, under construction, or 

under conversion to a new use, or those that have not yet achieved sellout or a stabilized 

level of long-term occupancy.  
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 Rentable Area:  For office or retail buildings, the tenant’s pro rata portion of the entire 

office floor, excluding elements of the building that penetrate through the floor to the areas 

below. The rentable area of a floor is computed by measuring to the inside finished surface 

of the dominant portion of the permanent building walls, excluding any major vertical 

penetrations of the floor. Alternatively, the amount of space on which the rent is based; 

calculated according to local practice. 

 Retrospective Value Opinion:  A value opinion effective as of a specified historical date. 

The term retrospective does not define a type of value. Instead, it identifies a value opinion 

as being effective at some specific prior date. Value as of a historical date is frequently 

sought in connection with property tax appeals, damage models, lease renegotiation, 

deficiency judgments, estate tax, and condemnation. Inclusion of the type of value with 

this term is appropriate, e.g., “retrospective market value opinion.” 

 Shell Rent:  The typical rent paid for retail, office, or industrial tenant space based on 

minimal “shell” interior finishes (called vanilla finish or white wall finish in some areas). 

Usually the landlord delivers the main building shell space or some minimum level of 

interior build-out, and the tenant completes the interior finish, which can include wall, 

ceiling, and floor finishes, mechanical systems, interior electricity, and plumbing. Typically 

these are long-term leases with tenants paying all or most property expenses. 

 Surplus Land:  Land that is not currently needed to support the existing use but cannot 

be separated from the property and sold off for another use. Surplus land does not have 

an independent highest and best use and may or may not contribute value to the improved 

parcel. See also excess land.  

 Turnover Vacancy:  A method of calculating vacancy allowance that is estimated or 

considered as part of the potential income estimate when using discounted cash flow 

(DCF) analysis. As units or suites turn over and are available for re-leasing, the periodic 

vacancy time frame (vacancy window) to release the space is considered.  

 Usable Area:  1) For office buildings, the actual occupiable area of a floor or an office 

space; computed by measuring from the finished surface of the office side of corridor and 

other permanent walls, to the center of partitions that separate the office from adjoining 

usable areas, and to the inside finished surface of the dominant portion of the permanent 

outer building walls. Sometimes called net building area or net floor area. See also floor 

area.  2) The area that is actually used by the tenants measured from the inside of the 

exterior walls to the inside of walls separating the space from hallways and common areas. 

 Use Value:  The value of a property assuming a specific use, which may or may not be 

the property’s highest and best use on the effective date of the appraisal.  Use value may 

or may not be equal to market value but is different conceptually. See also value in use. 
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 Value In Use:  The value of a property assuming a specific use, which may or may not be 

the property’s highest and best use on the effective date of the appraisal. Value in use 

may or may not be equal to market value but is different conceptually. See also use value. 

 Value Indication:  A valuer’s conclusion of value resulting from the application of an 
approach to value, e.g., the value indication by the sales comparison approach. 
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October 12, 2022 

Vanessa Allen 
MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 
1500, 640 - 5th Avenue SW 
Calgary,  AB 

RE: Appraisal of A Retail Property Located at 7151 50th Avenue, Red Deer, AB T4N 4E4, 
Prepared By Newmark Valuation & Advisory, LLC (herein “Firm” or “Newmark”) 

Newmark Job No.:  22-0175418-1 
Dear Mr. Allen: 

The “Subject Property” consists of 1 other building(s), with a net rentable area of 3,504 square 

feet, located at 7151 50th Avenue, Red Deer, AB T4N 4E4. The building is in average condition, 

of average quality and tenant appeal, and was built in 1995.  The site encompasses approximately 

0.720 acres (31,363 square feet), more or less.   

Key Value Considerations 
Strengths 

– Good commercial exposure to Gaetz (50th Avenue) (Highway 2A) 

– Freestanding retail with low site coverage of 7.7% 

Risk Factors 
– High inflation, and rising interest rate environment. 

– Albertan markets are dependent on investment from Oil & Gas sectors creating 

volatility in the market. 

Based on the analysis contained in the following report, the opinion of value for the subject is: 

 
Extraordinary Assumptions 
An Extraordinary Assumption is defined in CUSPAP as an assumption, directly related to a 

specific assignment, which, if found to be false, could materially alter the opinions or conclusions. 

Extraordinary Assumptions presume as fact otherwise uncertain information about or anticipated 

Value Conclusions
Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value "As Is" Fee Simple 10/3/2022 $1,400,000

Forced Sale Value Fee Simple 10/3/2022 $1,190,000

Orderly Liquidation Value Fee Simple 10/3/2022 $1,260,000

Compiled by Newmark
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VANESSA ALLEN 

 Delta Dental 

changes in the physical, legal or economic characteristics of the subject property, or about 

conditions external to the subject property such as market conditions or trends, or the integrity of 

data used in an analysis. The value conclusions are based on the following Extraordinary 

Assumptions conditions that may affect the assignment results. 

 
Hypothetical Conditions 
A Hypothetical Condition is defined in CUSPAP as a specific type of an Extraordinary Assumption 

that presumes, as fact, simulated but untrue information about physical, legal or economic 

characteristics of the subject property or external conditions, and are imposed for purposes of 

reasonable analysis. The value conclusions are based on the following Hypothetical Conditions 

that may affect the assignment results. 

 
The appraisal was developed based on, and this report has been prepared in conformance with 

the Client’s appraisal requirements, the guidelines and recommendations set forth in the 

Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP). 

1. We have not been provided building plans or other documents as to the size, configuration, shape nor 
construction of the subject improvements. We have estimated area, configuration, and construction based on 
our measurements during inspection. Should the actual conditions differ, we would reserve the right to change 
our opinion accordingly.

2. The subject has been improved as a dental office, with fixtures, furniture and dental equipment.  Furniture, 
fixtures and equipment relating to its current use has not been included in our value.  

3. It is our understanding that the subject property is currently leased to Faissal Mouhamad O/A Delta Dental for a 
10 year term commencing September 1, 2022.  However, it is our understanding that the existing lease was signed 
during interim receivership proceedings and is not valid.  We note that the contract rent is considered to be 
substantially above market rates.  Our report has been completed under the extraordinary assumption that the 
current lease does not encumber the property and our analysis has been based on the fee simple value interest.  
Should this differ than as described our opinion would be affected accordingly.  

The use of these extraordinary assumptions might have affected assignment results.

1. A certificate of Lis Pendens has been registered on title, and it is our understanding that the subject property is in 
receivership.  As we are appraising the property for the receiver we have not reviewed or considered any impact 
from this instrument.    

The use of this hypothetical condition might have affected assignment results.
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Certification 
We certify that, to the best of our knowledge and belief: 

 

 

 
 
 

  

Terrance Kong, AACI, P.App. 
First Vice President 
Telephone: (780) 708-2977 
Email: [Appraiser1Email] 

 

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions 
and are our personal, impartial and unbiased professional analyses, opinions, and conclusions.

3. We 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.

4. We have no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment.

5. Our engagement in this assignment was not contingent upon developing or reporting predetermined results.

6. Our compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the 
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this 
appraisal.

7. This appraisal assignment was not based upon a requested minimum valuation, a specific valuation, or the approval of 
a loan.

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

9. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with 
the Code of Professional Ethics and Canadian Uniform Standards of Professional Appraisal Practice of the Appraisal 
Institute of Canada.

10. The use of this report is subject to the requirements of the Appraisal Institute of Canada relating to review by its duly 
authorized representatives.

11. As of the date of this report, Terrance Kong, AACI, P.App. has completed the continuing education program for Members 
of the Appraisal Institute of Canada.

12. Terrance Kong, AACI, P.App. made a personal inspection of the property that is the subject of this report. 

13. No one provided significant real property appraisal assistance to the person(s) signing this certification.   

14. The Firm operates as an independent economic entity.  Although employees of other service lines or affiliates of the 
Firm may be contacted as a part of our routine market research investigations, absolute client confidentiality and 
privacy were maintained at all times with regard to this assignment without conflict of interest.

15. Within this report, "Newmark", "Newmark Valuation & Advisory", "Newmark, Inc.", and similar forms of reference refer 
only to the appraiser(s) who have signed this certification and any persons noted above as having provided significant 
real property appraisal assistance to the persons signing this report.
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Executive Summary 

 

 
 

 
  

Property Type: Retail-Freestanding

Street Address: 7151 50th Avenue

City, Province, Postal Code: Red Deer, AB T4N 4E4

Latitude: 52.298746

Longitude: -113.813022

Gross Building Area (SF): 3,504

Net Rentable Area (SF): 3,504

Number of Units: 1

Year Built: 1995

Land Area: 0.720 acres; 31,363 SF

Zoning: C4 - Commercial (Major Arterial) District

Legal Description:

Highest and Best Use - As Vacant: A Retail Use

Highest and Best Use - As Improved: Retail Use

Delta Dental

4A/1/2223KS

Analysis Details

Valuation Date:

Market Value "As Is" October 3, 2022

Inspection Date and Date of Photos:

Report Date:

Report Type:

Client:

Intended Use:

Intended User:
Appraisal Premise:

Intended Use and User:

Interest Appraised:

Exposure Time (Marketing Period) Estimate: 6 to 12 Months (6 to 12 Months)

MNP LTD

October 3, 2022

Market Value "As Is"

October 12, 2022

The intended use and user of our report are specifically identified in our report as agreed upon in our 
contract for services and/or reliance language found in the report. No other use or user of the report is 
permitted by any other party for any other purpose. Dissemination of this report by any party to non-client, 
non-intended users does not extend reliance to any other party and Newmark will not be responsible for 
unauthorized use of the report, its conclusions or contents used partially or in its entirety.

Appraisal Report

support for court-approved sale process

MNP LTD, MNP, in its capacity as Receiver and Manger of Faissal Mouhamad Professional Corporation

Fee Simple

Compiled by Newmark



EXECUTIVE SUMMARY 9 

 Delta Dental 

 

 

 

Valuation Summary
Cost Approach $/SF $ Total

Replacement Cost New (Including Dev. Profit) $1,243,995

Depreciated Cost $786,324

Land Value $690,000

Stabilization Discount $0

Deferred Maintenance $0
Near Term Capital Expenses $0

Indicated Cost Approach Value As Is $422.37 $1,480,000

Sales Comparison Approach $/SF $ Total

Number of Sales 5

Range of Sale Dates Jul-20 to Dec-21

Adjusted Range of Comparables ($/SF) $353.33 to $476.27
Value Conclusion: $399.54 $1,400,000

Indicated Sales Comparison Approach Value As Is $399.54 $1,400,000

Income Capitalization Approach - Direct Capitalization Method $/SF $ Total

Capitalization Rate Indicators and Conclusion Indication
Comparable Sales 5.98% - 8.67%

Concluded Going-In Capitalization Rate 7.00%

Stabilized Income Estimate

Potential Gross Income $39.21 $137,378

Stabilized % Vacancy & Collection Loss -3.00% ($4,121)

Effective Gross Income $38.03 $133,256

Operating Expenses $8.54 $29,914

Operating Expense Ratio 22.4%

Net Operating Income $29.49 $103,343
Capitalization Rate 7.00%

Indicated Direct Capitalization Value As Is $422.37 $1,480,000

Indicated Income Capitalization Approach Value As Is $422.37 $1,480,000

$399.54 $1,400,000

Exposure / Marketing Time Min Max Average

Concluded Exposure Time 6 to 12 Months or Less

Concluded Marketing Time 6 to 12 Months or Less

Compiled by Newmark

Market Value Conclusions As Is
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1. We have not been provided building plans or other documents as to the size, configuration, shape nor 
construction of the subject improvements. We have estimated area, configuration, and construction based on 
our measurements during inspection. Should the actual conditions differ, we would reserve the right to change 
our opinion accordingly.

2. The subject has been improved as a dental office, with fixtures, furniture and dental equipment.  Furniture, 
fixtures and equipment relating to its current use has not been included in our value.  

3. It is our understanding that the subject property is currently leased to Faissal Mouhamad O/A Delta Dental for a 
10 year term commencing September 1, 2022.  However, it is our understanding that the existing lease was signed 
during interim receivership proceedings and is not valid.  We note that the contract rent is considered to be 
substantially above market rates.  Our report has been completed under the extraordinary assumption that the 
current lease does not encumber the property and our analysis has been based on the fee simple value interest.  
Should this differ than as described our opinion would be affected accordingly.  

1. A certificate of Lis Pendens has been registered on title, and it is our understanding that the subject property is in 
receivership.  As we are appraising the property for the receiver we have not reviewed or considered any impact 
from this instrument.    

Compiled by Newmark

Extraordinary Assumptions and Hypothetical Conditions
An Extraordinary Assumption is defined in CUSPAP as an assumption, directly related to a specific assignment, which, if 
found to be false, could materially alter the opinions or conclusions. Extraordinary Assumptions presume as fact 
otherwise uncertain information about or anticipated changes in the physical, legal or economic characteristics of the 
subject property, or about conditions external to the subject property such as market conditions or trends, or the integrity 
of data used in an analysis. The value conclusions are based on the following Extraordinary Assumptions conditions that 
may affect the assignment results.

A Hypothetical Condition is defined in CUSPAP as a specific type of an Extraordinary Assumption that presumes, as fact, 
simulated but untrue information about physical, legal or economic characteristics of the subject property or external 
conditions, and are imposed for purposes of reasonable analysis. The value conclusions are based on the following 
Hypothetical Conditions that may affect the assignment results.

The use of these extraordinary assumptions might have affected assignment results.

The use of this hypothetical condition might have affected assignment results.
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Introduction 
OWNERSHIP HISTORY 
The current owner is Michael Dave Management Ltd..  The following summarizes a three-year 

history of ownership, the current listing status, and pending transactions for the subject property 

(as applicable).   

 
To the best of our knowledge, no other sale or transfer of ownership has taken place within a 

three-year period prior to the effective date of the appraisal.  

INTENDED USE AND USER 
The intended use and user of our report are specifically identified in our report as agreed upon in 

our contract for services and/or reliance language found in the report. No other use or user of the 

report is permitted by any other party for any other purpose. Dissemination of this report by any 

party to non-client, non-intended users does not extend reliance to any other party and Newmark 

Knight Frank will not be responsible for unauthorized use of the report, its conclusions or contents 

used partially or in its entirety. 

– The intended use of the appraisal is for support for court-approved sale process and 
no other use is permitted. 

– The client is MNP, in its capacity as Receiver and Manager of Faissal Mouhamad 
Professional Corporation. 

– The intended user is MNP LTD, MNP, in its capacity as Receiver and Manager of 

Faissal Mouhamad Professional Corporation and no other use is permitted by any 

other party for any other purpose. 

DEFINITION OF VALUE 
The Canadian Uniform Standards of Professional Appraisal Practice (The Standards) adopted by 

the Appraisal Institute of Canada define Market Value as: 

Listing Status: Not Listed For Sale

Previous Sales

Sales in the Previous Three Years: None

Most Recent Reported Sale: September 21, 2016

Buyer:

Seller:

Purchase Price: $1,100,000 $313.93 Per SF (Net Rentable Area)

Compiled by Newmark

Ownership History
To the best of our knowledge, no sale or transfer of ownership has taken place within the three-year period prior to the effective date 
of the appraisal.

Michael Dave Management Ltd.

Unknown
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The most probable price which a property should bring in a competitive and open 

market as of the specified date under all conditions requisite to a fair sale, the buyer 

and seller each acting prudently and knowledgeably, and assuming the price is not 

affected by undue stimulus. 

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

title from seller to buyer under conditions whereby: 

– Buyer and seller are typically motivated; 

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

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

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

– 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. 

INTEREST APPRAISED 

The appraisal is of the Fee Simple interest.1 

 Fee Simple Estate:  Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental powers of taxation, eminent 
domain, police power, and escheat. 

 Leased Fee Interest:  The ownership interest held by the lessor, which includes the right 
to receive the contract rent specified in the lease plus the reversionary right when the 
lease expires. 

 Leasehold Interest:  The right held by the lessee to use and occupy real estate for a 
stated term and under the conditions specified in the lease.  

APPRAISAL REPORT 
This appraisal is presented in the form of an appraisal report, which is intended to comply with 

the reporting requirements set forth under CUSPAP. This report incorporates sufficient 

information regarding the data, reasoning and analysis that were used to develop the opinion of 

value in accordance with the intended use and user. 

 
1 The Dictionary of Real Estate, 6th Edition, Appraisal Institute 
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PURPOSE OF THE APPRAISAL 
The primary purpose of the appraisal is to develop an opinion of the Fee Simple interest in the 

property.

 

SCOPE OF WORK 
Extent to Which the Property is Identified 

– Physical characteristics 

– Legal characteristics 

– Economic characteristics 

 

Extent to Which the Property is Inspected 
Newmark inspected the subject property on October 3, 2022 as per the defined scope of work.  

Terrance Kong, AACI, P.App. made a personal inspection of the property that is the subject of 

this report.    

Type and Extent of the Data Researched 

– Exposure and marketing time; 

– Neighborhood and land use trends; 

– Demographic trends; 

– Market trends relative to the 

subject property type; 

– Physical characteristics of the site 

and applicable improvements; 

– Zoning requirements and 

compliance; 

– Real estate tax data; 

– Relevant applicable comparable 

data; and 

– Investment rates 

 
Type and Extent of Analysis Applied 
We analyzed the property and market data gathered through the use of appropriate, relevant, and 

accepted market-derived methods and procedures. Further, we employed the appropriate and 

relevant approaches to value, and correlated and reconciled the results into an estimate of market 

value, as demonstrated within the appraisal report. 

 

Purpose of the Appraisal
Appraisal Premise Interest Appraised Date of Value

Market Value "As Is" Fee Simple 10/3/2022

Compiled by Newmark
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Economic Analysis 
NATIONAL OVERVIEW  
The economic outlook has dimmed over the past quarter. Inflation is staying higher for longer than 

previously expected, which will weigh on purchasing power for consumers, and businesses. As a 

result, the higher interest rates required to fight inflation will further cool demand. Canada is 

already seeing substantial downgrades to economic growth, as interest-rate sensitive sectors 

such as housing bear the brunt of the markdowns. On balance, economic growth is expected to 

fall meaningfully below its long-run trend pace and unemployment rates are forecast to rise from 

their current low levels. A recession is not imminent, but with growth close to stall speed, there is 

a very thin margin for error if another shock hits the economy.  

Higher rates are clearly needed to arrest the inflation fire burning out of control through much of 

the world, fanned by the knock-on effects of the war in Ukraine on commodity prices. The path of 

the conflict remains highly uncertain, but, several months in, it is clear that Russian energy will be 

constrained on international markets for quite some time, prolonging high energy prices. With all 

this uncertainty, monetary authorities at the Bank of Canada have their work cut out for them 

trying to reduce excess demand for goods and services as well as labour, without snuffing out the 

economy's light entirely. 

  Job Growth YOY 

Source: Oxford Economics 
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  Unemployment Rate 

Source: Oxford Economics 
 

  Net Employment Change YOY 

Source: Oxford Economics 
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  Median Household Income 

Source: Oxford Economics 
 
  
  Population Growth 

Source: Oxford Economics 
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HIGHLIGHTS 
- CPI inflation lost a bit of steam in July, up 7.6% y/y from 8.1% the month before. Despite 

the cool down, the Bank of Canada is still likely to hike rates by at least 50pbs in 

September. 

- Canada shed 31K jobs in July, on the back of job losses in the previous month as well. 

Despite weaker job growth, the unemployment rate has held steady at a record low of 

4.9%. 

- Canada's housing market continues to cool down rapidly, with sales falling 5.3% from the 

previous month in July. This marks the lowest level for home sales since May 2020. 

- Retail sales rose modestly in June, up by 1.1% from the previous month. Much of the 

increase however was due to rising prices, with inflation adjusted sales only up 0.2% 

during that period. 
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Alberta Economic Overview 
Alberta is likely to lead the way in terms of economic growth this year, as the steep climb in crude 

oil, natural gas and agricultural prices lift incomes in the province. In this vein, we’ve lifted near-

term forecasts for both oil and natural gas in the June outlook due largely to the impact of growing 

sanctions on Russia. Although remaining higher for longer, prices for both commodities are still 

projected to pull back towards the end of 2022 and into 2023 on the back of slowing economic 

growth across advanced economies, some pickup in supply as well as a narrowing in the “fear 

premium” currently imbedded in markets.    

Job growth in Alberta has been solid so far this year, bolstered by gains in the private sector. In 

fact, private sector hiring has been the strongest of any province year-to-date, supported by 

industries tied to re-openings , the professional, scientific, and technical services sector, and 

mining, oil, and gas. 

We’re also anticipating a decent increase in oil and gas production this year, as producers move 

to benefit from the favorable price backdrop. So far, oil production growth has been modest. 

However, a sharp rise in rig counts in the second quarter may portend higher output moving 

forward. All told, we think oil production could expand by 200k barrels/day this year. Meanwhile, 

natural gas production has been strong so far this year and we expect further gains moving 

forward.   

Notwithstanding these positives, there are some stiff headwinds that the province is facing. 

Perhaps most notably, households in the province are carrying a relatively large share of debt 

and will be strained by the steep rise in borrowing costs. Moreover, wage growth has been muted, 

as a consequence of past economic weakness.  

It’s been a long, challenging road back to surplus for Alberta and the modest spending plan laid 

out in their latest provincial budget indicates that fiscal prudence remains a key goal. As it stands, 

policymakers envision their $3.2 billion FY 2021/22 deficit morphing into a mild surplus this fiscal 

year. However, there’s a very good chance that Alberta’s fiscal position  will record an even 

larger positive swing from an upside revenue surprise this year, given the conservative 

assumptions on oil prices baked into the government’s projections.      
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  Alberta - Employment 

 
Source: TD, Economics 

 
 
 
  Alberta – Income Rates 

 

 
Source: TD, Economics 
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OVERVIEW OF RED DEER, AB 
Description 
The City of Red Deer, AB encompasses an area of 107.7 km2 in the 

southern part of Alberta. The city derives its name from the river upon 

which it stands, the Red Deer River. The river itself was named by the 

Cree people as “Elk River”, but European settlers mistook the local elk as 

European red deer, and translated the name of the river accordingly. Red 

Deer sits roughly on the midpoint between Edmonton and Calgary along 

the QEII Highway that connects the two cities. More specifically, it sits about 144 km south of 

Edmonton, and 137 km north of Calgary. 

As typical for Albertan population centres, Red Deer’s economy is focused around oil & gas 

related industries. Otherwise, the city also has prominent agricultural/agri-processing, retail, and 

manufacturing sectors. Additionally, being a major centre between Edmonton and Calgary, the 

city is important for distribution, which is focused mainly on petrochemical, and agricultural 

products. 

Demographics 
In the 2021 municipal census, the City 

of Red Deer reported that there were 

a total of 100,844 residents living in 

the city, making it the third largest city 

in Alberta. Furthermore, Red Deer 

has been an exceptionally strong 

representative sample of Albertan 

age demographics. The average age 

of residents in 2021 was similar to the 

provincial average at 39.4 years old 

and 39.0 years old respectively, and 

the distribution of age groups was equally similar. However, Red Deer has experienced 

significantly less growth than the rest of Alberta. From 2016 to 2021 the city saw negligible growth 

of 0.4 % since the last census unlike the Albertan average of 4.8%.  

Red Deer Demographics 

 
 
Compiled by NKF 
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Key Economic Indicators 

Labour Force Statistics 

 

The overall unemployment in Canada decreased by 26.7%, from year 2020 to 2021. Alberta and 

Red Deer’s unemployment was significantly lower and declined by 31.0% and 32.0% respectively. 

Though Red Deer’s unemployment performance was slightly better than its province the labour 

participation of Red Deer saw a negative growth of -0.9%, while Alberta increased by 0.6%. 

Building Permits 
The number and value of building permits issued is generally indicative of construction activity in 

a region and as such, is commonly used as an indicator of a region’s economic wellbeing. As 

stated before, the effects of the oil and gas sector on Alberta, and Red Deer has likely affected 

Red Deer construction. Red Deer issued 805 building permits in 2021, declining -3.13% from 831 

in 2020. The institutional segment had the largest increase over last year, increasing 34.1% to 

59. The value of building permits issued in 2021 was $105.6 million, precipitously declining -60.2% 

from $265.5 million in 2020. The commercial segment had the largest increase over last year, 

increasing 90.2% to $45.4 million. 

  

2019 2020 2021  Change 2019 2020 2021  Change

Labour Aged Population 85.1 86.2 87 0.9% 3,454       3,507       3,544    1.0%
Labour Force 59.1         56.6         56.3         -0.5% 2,450       2,405       2,452    1.9%
Unmployment 4.9           7.4           5.6           -32.1% 7.0           11.4         8.7         -31.0%
Participation Rate 69.4% 65.7% 64.7% -0.9% 70.9% 68.6% 69.2% 0.6%
Umployment Rate 8.3% 13.1% 9.9% -3.1% 0.3% 0.5% 0.4% -0.1%

Compiled by NGKF

Red Deer (1000s) Alberta (1000s)

Red Deer Labour Force Statistics as of January 2022

Source: StatsCan National Household Survey

% Change 10 Year
2017 2018 2019 2020 2021 2020 to 2021 Average

Permits Issued 481           674           724           591           593          0.34% 862              

Value of Permits 64,535$    50,617$    30,566$    59,455$    39,868$   -32.94% 70,850.8$    

Permits Issued 51             36             41             44             59            34.09% 34                

Value of Permits 9,120$      46,825$    19,365$    160,497$  19,226$   -88.02% 53,603.5$    

Permits Issued 42             62             54             39             20            -48.72% 49                

Value of Permits 11,519$    23,866$    10,450$    21,676$    1,127$     -94.80% 21,798.6$    

Permits Issued 143           172           189           157           133          -15.29% 155              

Value of Permits 50,605$    108,056$  56,485$    23,848$    45,369$   90.24% 55,673.8$    

717           944           1,008        831           805          -3.13% 1,101           

135,779$  229,364$  116,866$  265,476$  105,590$ -60.23% 201,926.7$ 

Compiled by NGKF

(1) Fluctuations in reported numbers may occur due to timing of record

Industrial

Commercial

Total (Permits Issued)

Total (Value of Permits)
Source: Alberta Regional Dashboard

Number and Value of Building Permits Issued in Red Deer

Improvement
Type

Statistic
($ in $Thds)

Annual

Residential

Institutional
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Source: Alberta Regional Dashboard 

Compiled by NGKF 
 

Housing Market 
The following tables details the residential housing market in Red Deer. The residential 

construction has been in a downward trend since the 5-year high in 2017 at 331 dwellings. There 

was a significant improvement in the number of dwellings in 2021 when compared with 2020 with 

an year on year change of 21.1% rising from 171 dwellings to 207 dwellings. Semi housing starts 

saw an exceptional increase of 550% year over year with proportionate emphasis on single and 

row housing starts at 36.9% and 84.2% respectively. The latest quarter to quarter comparison of 

2021 and 2022 shows an upward trend in single housing dwellings and negligent growth in any 

other dwelling type. 

  
  

YOY YOY

2017 2018 2019 2020 2021 Change Mar-21 Mar-22  Change

Single 203 116 98 84 115 36.9% 15 18 20.0%
Semi 38 10 6 4 26 550.0% 8 0 -100.0%
Row 16 16 34 19 35 84.2% 9 0 -100.0%
Apt. & Other 74 130 106 64 31 -51.6% 0 0
Total 331 272 244 171 207 21.1% 32 18 -43.8%
Source: CMHC Housing Now Tables - Red Deer

Compiled by NGKF

Housing Starts in Red Deer by Dwelling Type

CumulativeAnnual
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Major Projects 
There are a number of significant major projects in progress and proposed in the City of Red 

Deer. The total value of major projects proposed but yet to be commenced is $10.98B. which 

includes the largest project, Edmonton - Calgary High Speed Rail Line. This suggests that the 

Red Deer may experience a much needed economic boost in the future. However, it is worth 

noting that these projects are almost entirely government funded, and more specifically, are 

mostly funded by the municipality. Below are detailed the top 10 projects in Red Deer by value.  

 

 
  

Name/Description Developer Stage Sector
Estimated 
Cost (M$)

Scheduled
Start

Scheduled
End

Edmonton - Calgary High Speed Rail Line Prairie Link Rail Partnership (EllisDoProposed Infrastructure 9,000.0$        2023 TBD

 Red Deer Regional Hospital Expansion Alberta Infastructure Proposed Institutional 1,800.0$        TBD TBD

Red Deer Justice Centre Alberta Infrastructure Under ConstructioInstitutional 207.0$           2020 2023

Highway 11A Widening (Taylor Drive to HighCity of Red Deer Proposed Infrastructure 64.0$              2022 TBD

G.H. Dawe Community Centre Expansion City of Red Deer Under ConstructioTourism / Recreat 43.3$              2021 TBD

Hunting Hills High School Modernization The Red Deer School Division Proposed Institutional 41.0$              TBD TBD

St. Lorenzo Ruiz Middle School The Red Deer Catholic Separate ScProposed Institutional 28.8$              2023 2021

Red Deer Gondola Prairie Sky Proposed Tourism / Recreat 25.0$              TBD TBD

19 Street Re-Build (Red Deer) City of Red Deer Proposed Infrastructure 22.4$              2023 2024

Red Deer Recovery Community Alberta Infrastructure Under ConstructioInstitutional 20.0$              2021 2022

Wellings of Red Deer Nautical Lands Group Under ConstructioResidential 17.0$              2022 2023

Source: AB Major Projects Survey

Compiled by NGKF

Major Projects in Red Deer
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Land and Site Analysis 

Site Plan 
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EASEMENTS, ENCROACHMENTS AND RESTRICTIONS 
We were provided a preliminary title report prepared by Alberta Land Registries (SPINII) on 

October 30, 2022.  A certificate of Lis Pendens has been registered on title, and it is our 

understanding that the subject property is in receivership.  As we are appraising the property for 

the receiver we have not considered any impact from this instrument.     

Based upon a review of the title report, we are not aware of any other easements, encroachments, 

or restrictions that would adversely affect value.  Our valuation assumes no adverse impacts from 

easements, encroachments, or restrictions, and further assumes that the subject has clear and 

marketable title. 

ENVIRONMENTAL ISSUES 
No environmental issues were observed or reported.  Newmark is not qualified to detect the 

existence of potentially hazardous issues such as soil contaminants, the presence of abandoned 

underground tanks, or other below-ground sources of potential site contamination.  The existence 

of such substances may affect the value of the property.  For this assignment, we have specifically 

assumed that any hazardous materials that would cause a loss in value do not affect the subject. 

Total Land Area 0.7200 Acres; 31,363 SF

Usable Land Area 0.7200 Acres; 31,363 SF

Excess Land Area None

Surplus Land Area None

Source of Land Area None noted

Site Characteristics

Primary Street Frontage Gaetz Avenue E (50th Ave.)

Traffic Control at Entry None

Traffic Flow High

Accessibility Rating Average

Visibility Rating Good

Shape Rectangular

Corner No

Rail Access No

Topography Level

Site Vegetation Trees, shrubs and lawns

Other Site Characteristics None noted

Easement/Encroachments None Noted

Environmental Issue None Noted

Utilities

Utility Services Electricity, gas, sewer, water

Compiled by Newmark

Land Description
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Zoning and Legal Restrictions 

 

 

We are not experts in the interpretation of zoning ordinances. A qualified land use/zoning expert 

should be engaged if there are any zoning concerns or if a determination of compliance with 

zoning is required.   

CONCLUSION  
Overall, the physical characteristics of the sites and the availability of utilities result in functional 

utility suitable for a variety of uses including those permitted by zoning. We are not aware of any 

other particular restrictions on development. 

Category Description

Zoning Jurisdiction City of Red Deer

Zoning Designation C4 - Commercial (Major Arterial) District
Description The general purpose of this District is to facilitate the development of the 

primary location for trade and service related to automotive 
transportation and the automobile traveler, and other commercial land 
uses which are built at low densities, in planned centres, generally, to 
serve the city and the region, as a whole.

Legally Conforming? Yes

Zoning Change Likely? Unlikely
Permitted Uses Office and retail uses, as well as accessory uses

Other None noted

Compiled by Newmark

Zoning Summary
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Improvements Analysis 
The subject is a(n) other development located at 7151 50th Avenue, Red Deer, AB  T4N 4E4.  

The subject was built in 1995.  It includes one retail building.  

The improvements are more fully described in the following table. 

 

Component Structures
Improvements (Structures) Primary Use

General Improvement Type Retail

Use Description Freestanding

No. Buildings 1

No. Units 1

GBA (SF) 3,504

Rentable SF 3,504

Average Unit Size (SF) 3,504

Construction Status Existing, Sub-stabilized Operations

Quality Average

Current Condition Average

Age/Life Depreciation Analysis
Year Built 1995

Year Renovated None

Actual Age (Yrs.) 27

Economic Life (Yrs.) 45

Effective Age (Yrs.) 15

Remaining Economic Life (Yrs.) 30

Percent Depreciation 33.33%

Floor Area Analysis
Number of Stories 2

Est. Ground Floor Area (GBA) 2,423

Attributed Site Area (SF) 31,363

Site Coverage 7.7%

Floor Area Ratio (FAR) 0.112

Unit Density (Units/Acre) 1.4

Land to Building Ratio 8.951

Parking Type Paved surface parking

Construction Details Freestanding
Foundation Reinforced Concrete

Basement None

Structural Frame/Construction Summary Stucco exterior, wood-frame
Exterior Walls Stucco
Windows Double pane in metal frame
Roof Flat, graveled roof with membrane and 

parapet

Improvements Description
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Functional Utility 
The improvements represent a functional retail building. The improvements are functional for its 

current use. 

Deferred Maintenance 
Our observation of the property indicated no significant items of deferred maintenance. 

Planned Capital Expenditures 
There are no planned capital expenditures known. 

Environmental Assessment 
We were not provided a Phase I Environmental Assessment.  We did not observe any potentially 

hazardous materials such as lead paint, asbestos, urea formaldehyde foam insulation, or other 

potentially hazardous construction materials on or in the improvements. However, it is noted that 

we did not search for such materials and are not qualified to detect such materials. The existence 

of said hazardous materials (if any) may have an effect on the value of the property. Therefore, 

for the purpose of this appraisal, we have specifically assumed that the property is not affected 

by any hazardous materials that may be present on or in the improvements. We strongly 

recommend that a qualified environmental engineering firm be retained by the Client prior to 

making a business decision. 

Personal Property 
No personal property items were observed that would have any material contribution to market 

value. 

BUILDING IMPROVEMENTS SUMMARY 
The improvements are of average quality construction and are in average condition.

Interior Finish Freestanding

Floors Ceramic tile and carpet

Walls Painted gypsum

Ceilings Suspended acoustic tile

Lighting Fluorescent

Engineering & Mechanical Freestanding
HVAC Rooftop HVAC
Electrical Assumed adequate

Plumbing Assumed adequate

Utility Meters Individually metered

Elevators 0

Rest Rooms Assumed adequate

Fire Sprinklers No

Improvement Features and Amenities Freestanding
Other Improvements Characteristics 0
Compiled by Newmark
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Real Estate Taxes 
Real estate tax assessments and realty taxes are administered by the City/County of Red Deer 
are summarized below: 

 

 
In the municipality, properties are assessed annually. Generally speaking, assessment values are 

primarily used for taxation purposes and may not reflect the market value of the subject property 

on the date of valuation. 

 

Tax Year 2022

Tax ID Total Total
4A/1/2223KS $875,700 $16,490

$875,700 $16,490

Compiled by Newmark

Realty tax

Taxes and Assessments
Assessment



HIGHEST AND BEST USE 30 

 Delta Dental 

Highest and Best Use 
AS VACANT 
Legally Permissible 
The site is zoned C4 - Commercial (Major Arterial) District. The general purpose of this District is 

to facilitate the development of the primary location for trade and service related to automotive 

transportation and the automobile traveler, and other commercial land uses which are built at low 

densities, in planned centres, generally, to serve the city and the region, as a whole. To the best 

of our knowledge, there are no other legal restrictions such as easement or other restrictions that 

would effectively limit the use of the property. Please see the legally permissible uses related 

discussions in the land description and analysis and zoning sections.   

Physically Possible 
The subject site contains 31,363 square feet (0.720 acres), more or less, and is adequately served 

by utilities, has an adequate topography, access, shape, and size to be a developable site. The 

subject site would support a site layout for any of the legally probable uses. There are no known 

physical reasons why the subject site would not support any of these legally probable 

developments. Given prevailing land use patterns in the area, a commercial use is given further 

consideration in determining highest and best use of the site, as though vacant.  

Financially Feasible 
The determination of financial feasibility is dependent primarily on the relationship of supply and 

demand for the legally permissible and physically possible land uses versus the cost to create the 

uses. As discussed in the market analysis section of this report: 

– Subject is located in a primarily commercial retail area in Red Deer with significant 
exposure to a major arterial.   

Given the underlying market conditions and development activity, it appears that a retail 

development would have a sufficient degree of feasibility.   

Maximally Productive 
The test of maximum productivity is to determine the actual use of the property that results in the 

highest land value and/or the highest return to the land.  It is important to consider the risk of 

potential uses as a use that may generate the highest returns in cash could also be the riskiest 

and thus not as likely for a developer to consider.  In this case, the maximally productive use is a 

retail development.  The associated risk is typical and market conditions appear to be supportive. 
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Highest and Best Use Conclusion – As Vacant 
Based on the preceding analysis and upon information and analysis contained in the area, 

neighbourhood, and market analyses, the highest and best use of the subject as though vacant 

is the eventual development of the site for a retail use. 

AS IMPROVED 
Legally Permissible 
The existing retail office improvements appear to be legally conforming with zoning. 

Physically Possible 
The current improvements conform to the physical characteristics of the site and appears to 

provide adequate utility over a long term for its current use.  Therefore, continued retail use of the 

property is reasonably probable and appropriate.   

Financially Feasible 
Financial feasibility focuses on positive and excess returns from the improved property.  In this 

case, the subject is an income producing property and is capable of generating sufficient income 

to support the continuation of the use.   

Maximally Productive 
The existing retail improvements are legally permissible, physically possible, and financially 

feasible.  The concluded value as though improved exceeds the value of the underlying land and 

removal of the improvements for redevelopment or substantial conversion to an alternative use is 

not indicated based on current neighborhood trends.  Given no alternatives, the maximally 

productive use of the property is consistent with the existing retail development.   

Highest and Best Use – As Improved 
Based on the foregoing, the highest and best use of the property, as improved, is consistent with 

the existing retail property use.   
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Appraisal Methodology 
COST APPROACH 
The cost approach is based on the proposition that the informed purchaser would pay no more 

for the subject than the cost to produce a substitute property with equivalent utility.  This approach 

is particularly applicable when the property being appraised involves relatively new improvements 

that represent the highest and best use of the land, or when it is improved with relatively unique 

or specialized improvements for which there exist few sales or leases of comparable properties. 

SALES COMPARISON APPROACH 
The sales comparison approach utilizes sales of comparable properties, adjusted for differences, 

to indicate a value for the subject.  Valuation is typically accomplished using physical units of 

comparison such as price per square foot, price per unit, price per floor, etc., or economic units 

of comparison such as gross rent multiplier.  Adjustments are applied to the property units of 

comparison derived from the comparable sale.  The unit of comparison chosen for the subject is 

then used to yield a total value.   

INCOME CAPITALIZATION APPROACH 
The income capitalization approach reflects the subject’s income-producing capabilities.  This 

approach is based on the assumption that value is created by the expectation of benefits to be 

derived in the future.  Specifically estimated is the amount an investor would be willing to pay to 

receive an income stream plus reversion value from a property over a period of time.  The two 

common valuation techniques associated with the income capitalization approach are direct 

capitalization and the discounted cash flow (DCF) analysis. 

 

 

Application of Approaches to Value 
Approach Comments
Cost Approach

Sales Comparison Approach

Income Capitalization Approach

Compiled by Newmark

The Income Capitalization Approach is applicable and is utilized in this appraisal.

The Sales Comparison Approach is applicable and is utilized in this appraisal.

The Cost Approach is applicable and is utilized in this appraisal.
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Land Valuation 
Land value can be developed from a number of different methodologies.  In this case, we have 

employed the sales comparison as sufficient comparable data exists from which to derive a 

reliable indication of value.  Sales comparison includes the following steps. 

– Research and verify information on properties in the market that are similar to the 

subject and that have recently sold, are listed for sale, or are under contract. 

– Select the most relevant units of comparison in the market and develop a comparative 

analysis. 

– Examine and quantify via adjustments differences between the comparable sales and 

the subject property using all appropriate elements of comparison.  

– Reconcile the various value indications to a value indication. 

Based on a review of market activity, the appropriate unit of comparison is price per gross land 

sf. 

 
Land Comparables Map 

 



LAND VALUATION 34 

 Delta Dental 

 

SUMMARY OF LAND COMPARABLES 
The following paragraphs analyze the most relevant comparable data against the subject 

property. 

Land Comparable One 
Sale Comparable One represents the April 2020 sale of 2.500 acres of land located at 3420 47 

Avenue, Sylvan Lake, Alberta. The 2.5 acre land located at 3420 47 Avenue, Sylvan Lake, AB 

was sold in an owner user sale on April 24 2020 for $1,625,000 or $650,000 per acre. Originally 

a part of 6.5 AC lot, the land parcel transferred from Smart- Centre REIT to Central Alberta CO-

OP Administration; and will be a site of a future CO-OP gas station. 

Land Comparable Two 
Sale Comparable Two represents the October 2020 sale of 2.300 acres of land located at 90 

Thorburn Avenue, Red Deer, Alberta. The property is a 2.30-acres commercial land site. The 

purchaser plans to develop a strip retail centre. 

Land Comparable Three 
Sale Comparable Three represents the February 2022 sale of 5.610 acres of land located at 2929 

Gaetz Avenue, Red Deer, Alberta. 5.6-Acres commercial land site, zoned C4. Entails the former 

Black Knight Inn (98 room hotel, built 1977). The hotel remains on site and will require demolition. 

Sold via Judicial Sale. 

Land Comparable Four 
Sale Comparable Four represents the November 2021 sale of 1.500 acres of land located at 6845 

66 Street, Red Deer, Alberta. This property is a 1.5-acres site. The Zoning By-law classifies the 

property as C4 Commercial (Major Arterial). 

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Address 7151 50th Avenue 3420 47 Avenue 90 Thorburn Avenue 2929 Gaetz Avenue 6845 66 Street 4305 50 Avenue

City, Province Red Deer, AB Sylvan Lake, AB Red Deer, AB Red Deer, AB Red Deer, AB Sylvan Lake, AB

Proposed Use Retail General Commercial General Commercial General Commercial General Commercial General Commercial

Gross Land SF 31,363 SF 108,900 SF 100,188 SF 244,372 SF 65,340 SF 108,900 SF

Useable Acres 0.72 Acres 2.50 Acres 2.30 Acres 5.61 Acres 1.50 Acres 2.50 Acres

Useable Land SF 31,363 SF 108,900 SF 100,188 SF 244,372 SF 65,340 SF 108,900 SF

Shape/Topography Rectangular/Level Irregular/Level Regular/Level Regular/At Grade Regular/Level Irregular/Level

Utilities Available Electricity, gas, sewer, 
water

Electricity, Gas, Sewer, 
Water

Electricity, Water Electricity, Gas, Sewer, 
Water

Electricity, Gas, Sewer, 
Water

Electricity, Gas, Sewer, 
Water

Zoning C4 - Commercial CH C5 C4 C4 W-DC

Transaction Type Closed Closed Closed Closed Closed

Buyer Central Alberta Co-Op Ltd Developments 2 Inc Akoa Investments Ltd. 2269488 Alberta Ltd. R/T Developments, Inc.

Seller Sylvan Lake Shopping 
Centres Limited

The City of Red Deer Black Knight Inn Ltd. L-7 Inc. 2123941 Alberta, Ltd.

Interest Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Transaction Date Apr-20 Oct-20 Feb-22 Nov-21 Jun-21

Adj. Sale Price $1,625,000 $1,449,000 $3,150,000 $1,500,000 $1,300,000 

Price per Gross Land Acre $650,000 $630,000 $561,497 $1,000,000 $520,000 

Price Per Gross Land SF $14.92 $14.46 $12.89 $22.96 $11.94 

Compiled by Newmark

Comparable Land Sales Summary
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Land Comparable Five 
Sale Comparable Five represents the June 2021 sale of 2.500 acres of land located at 4305 50 

Avenue, Sylvan Lake, Alberta. This 2.5 acre lot located at 4305 50 Avenue in Sylvan Lake, AB 

sold in an investment sale on June 7th, 2021 for a total consideration of $1,300,000 or 

approximately $520,000 per acre. The property is zoned Waterfront Direct Control District (W-

DC).  

ANALYSIS OF COMPARABLES 
Property Rights Conveyed 
Like the subject property, all of the sales utilized in this analysis involved the transfer of the fee 

simple interest. As such, no adjustment is required.  

Financing Terms 
To the best of our knowledge, all of the sales utilized in this analysis were accomplished with cash 

and/or cash and market-oriented financing, so no adjustment for financing terms is necessary. 

Conditions of Sale 
To our knowledge, no atypical conditions of sales were reported. 

Market Conditions 
Market conditions for real estate has been improving over the last 24 months. The subject’s 

secondary market location has seen more stable growth as the costs of construction have 

increased significantly with higher than typical inflation. In response to the rising costs, the Bank 

of Canada, and in turn, financial institutions have raised interest rates to temper investor interest.   

We have considered current market conditions to relatively flat over the comparable sale period 

with market conditions having improved up to Q1 2022, and subsequently flattened or declined.   

Property Adjustments 
Location / Corner / Frontage 
Proximity to arterial roads, good site access, traffic volumes, and zoning conformity can impact 

the appeal of property. The comparable locations relative to the subject have been considered 

and summarized in the grid below. 

Size 
Typically, smaller site sell for higher per-unit rates and vice versa. The comparable sizes relative 

to the subject have been considered and summarized in the grid below. 
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Shape / Topography 

Configuration and grade of the site can affect the available space for development, and thus the 

marketability. The comparable shape / topography relative to the subject have been considered 

and summarized in the grid below. 

Utilities 

Urban servicing, typically consisting of water, sewage, gas, and electricity, is superior to typical 

rural servicing, of well water, septic, gas, and electricity. The comparable servicing relative to the 

subject have been considered and summarized in the grid below.  

Zoning 

Legal land uses with higher density, or more favourable improvements are more desirable. The 

comparable land uses relative to the subject have been considered and summarized in the grid 

and comments below. 

Other 

Utility of the land for cultivation is dependent on the amount of land cleared of vegetation, and 

cleared of other improvements (of little utility). The use relative to the subject have been 

considered and summarized in the grid and comments below.  

Summary of Adjustments / Adjustment Grid 
Based on our comparative analysis, the following table summarizes the adjustments warranted 

to each land sale.  
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Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Address 7151 50th Avenue 3420 47 Avenue 90 Thorburn Avenue 2929 Gaetz Avenue 6845 66 Street 4305 50 Avenue

City, Province Red Deer, AB Sylvan Lake, AB Red Deer, AB Red Deer, AB Red Deer, AB Sylvan Lake, AB

Gross Land Area (Acres) 0.72 Acres 2.50 Acres 2.30 Acres 5.61 Acres 1.50 Acres 2.50 Acres

Gross Land SF 31,363 SF 108,900 SF 100,188 SF 244,372 SF 65,340 SF 108,900 SF

Transaction Type -- Closed Closed Closed Closed Closed

Transaction Date -- Apr-20 Oct-20 Feb-22 Nov-21 Jun-21

Price Per Gross Land SF $14.92 $14.46 $12.89 $22.96 $11.94

Property Rights 0% 0% 0% 0% 0%

Financing 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 10% 0% 0%

Market Conditions (Time) 0% 0% 0% 0% 0%

Subtotal (adjustments are multiplied) 0% 0% 10.0% 0% 0%

Transaction Adjusted Price Per Gross Land SF $14.92 $14.46 $14.18 $22.96 $11.94 

Location 10% 10% 0% -5% 10%

Corner 0% -3% -3% 0% 0%

Size 10% 10% 15% 5% 10%

Shape 0% 0% 0% 0% 15%

Topography 0% 0% 0% 0% 0%

Utilities 0% 0% 0% 0% 0%

Zoning 0% 0% 0% 0% 10%

Utility / Site Cleared 0% 0% 15% 0% 5%

Subtotal (adjustments are summed) 20% 17% 27% 0% 50%

Gross Adjustment 20% 23% 43% 10% 50%

Overall Adjustment 20.0% 17.0% 39.7% 0% 50.0%

Indicated Price Per Gross Land SF $17.90 $16.92 $18.01 $22.96 $17.91 

Compiled by Newmark

Comparable Land Sales Adjustment Grid

Physical Adjustments

Transaction Adjustments
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LAND VALUE CONCLUSION 
– Prior to adjustments, the sales reflect a range of $11.94 to $22.96 per gross land sf.  

– After adjustment, the range is narrowed to $16.92 to $22.96 per gross land sf, with an 

average of $18.74 per gross land sf. 

– Land Sales 4 required the least amount of gross adjustment and is most similar in size.  

Given the subject smaller size relative to the other comparable sales, we have put 

more weight on Land Sale 4 at the high end of the range. 

 

 

Gross Land SF 31,363

Comparable Sales Indications Range Average

Unadjusted Price Per Gross Land SF $11.94 - $22.96 $15.43
Adjusted Price Per Gross Land SF $16.92 - $22.96 $18.74

Reconciled Value Per Gross Land SF $22.00

Total Indicated Value $689,986
Rounded $690,000

Compiled by Newmark

Land Value Conclusion
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Cost Approach 
REPLACEMENT COST NEW 
In estimating the replacement cost new for the subject, the following methods/data sources have 

been utilized, if available: 

– Marshall Valuation Service (MVS) cost guide, published by Marshall and Swift, LLC; a 

nationally recognized publication containing construction costs. 

– Actual/budget construction cost figures available for comparable properties; and  

– The subject’s actual construction costs (if available). 

MVS Conclusion 

 
 

Improvements (Structures) Primary Use

MVS Improvement Type Dental Clinic

Construction Class D - Wood Frame

Quality Average

MVS Section 15

MVS Page 23

Source Date 09/22

Base Cost PSF $181.00

+ Sprinklers 0.00

+HVAC (var. from base) 10.30

Other 0.00

Adjusted Base Cost PSF $191.30

Height & Size Refinements

# of Stories Multiplier 1.000

Ceiling Height Multiplier 1.000

Perimeter Multiplier 1.018

Adjusted Base Cost $194.74

Final Calculations

Current Cost Multiplier 1.090

Local Area Multiplier 1.170

Other Multiplier (Site Congestion, etc.) 1.000

Adjusted Base Cost $248.36
 x Structure Size (SF GBA) 3,504

Adjusted Cost $870,240

Site Improvements $0

+ Site Improvements (PSF) $6.00 $173,640
+ Indirect Costs @ 10.00% $87,024

MVS Indicated Cost New Before Profit $1,130,904

Compiled by Newmark

Building and Site Improvements - Cost Summary
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Replacement Cost New Conclusion 

 

Entrepreneurial Profit 
– This allowance provides a prospective developer with the incentive to develop a 

property. The property is a retail development, and would typically developed for 

investment purposes. We have added a percentage below for entrepreneurial profit. 

 

DEPRECIATION 
– Physical deterioration, both curable and incurable;  

– Functional obsolescence, both curable and incurable; and  

– External obsolescence. 

Physical Deterioration 
– The subject has no observed major deferred maintenance. 

 

Reconciliation of Replacement Cost New
Source Total $/SF

Marshall Valuation Service ("MVS") $1,130,904 $322.75

Reconciled Replacement Cost New (Before Profit) $1,130,904 $322.75

Compiled by Newmark

Building and Site Improvements Primary Use

Reconciled Cost New Before Profit $1,130,904
Entrepreneurial Profit @ 10.00% $113,090

Replacement Cost New (RCN) $1,243,995

$ PSF $355.02

Compiled by Newmark

Entrepreneurial Profit

Building and Site Improvements Primary Use

Year Built 1995

Year Renovated None

Actual Age (Yrs.) 27

Economic Life (Yrs.) 45

Effective Age (Yrs.) 15

Remaining Economic Life (Yrs.) 30

Percent Depreciation 33.33%

Compiled by Newmark

Age/Life Depreciation Summary
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Functional Obsolescence 
– Based on observation of the improvements, no forms of functional obsolescence were 

noted. 

External Obsolescence 
– No external obsolescence was noted. 

Depreciated Replacement Cost 
The calculation of depreciated replacement cost is shown as follows. 

 

COST APPROACH CONCLUSION 

 

 

Building and Site Improvements Primary Use

Replacement Cost New $1,243,995
Less: Age/Life Depreciation $414,665

Adjusted RCN $829,330
Less: Functional Obsolescence $0

Adjusted RCN $829,330
Less: External Obsolescence $43,006

Depreciated Replacement Cost $786,324

$ PSF $224.41

Compiled by Newmark

Depreciated Replacement Cost

As Is Value Indication

Depreciated Replacement Cost of Building and Site Improvements $786,324
Land Value $690,000

As Stabilized Value $1,476,324

Rounded $1,480,000

Deferred Maintenance $0
Near Term Capital Expenses $0

As Is Value $1,476,324

Rounded $1,480,000

Compiled by Newmark

Cost Approach Conclusions
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Income Capitalization Approach 
The income capitalization approach reflects the subject’s income-producing capabilities.  This 

approach is based on the assumption that value is created by the expectation of benefits to be 

derived in the future.  Specifically estimated is the amount an investor would be willing to pay to 

receive an income stream plus reversion value from a property over a period of time.  The two 

common valuation techniques associated with the income capitalization approach are direct 

capitalization and the discounted cash flow (DCF) analysis. 

The direct capitalization method is normally more appropriate for properties with relatively stable 

operating histories and expectations.  The DCF analysis is more appropriate for investment 

properties with multiple or long-term leases, particularly leases with cancellation clauses or 

renewal options, and especially in volatile markets.   

In this analysis, we utilized only direct capitalization because the subject property is a single-

tenant leased property and investors almost always only consider direct capitalization for a 

property like this. 

MARKET RENT ANALYSIS 
In estimating market rent for the subject property, we considered data and opinions from the 

following: 

– comparable leasing and asking rents from competitive properties  

– opinions of market rent derived from our interviews of leasing brokers active in the 
local market.   

Analysis of Contract Rent 
It is our understanding that the subject property is currently leased to Faissal Mouhamad O/A 

Delta Dental for a 10 year term commencing September 1, 2022.  The subject has been leased 

from 09/22 at a rate of $66.81 per square foot, per annum, escalating to $68.11 in 09/27, until 

08/32.  However, it is our understanding that the lease may not be at arm's length and the subject 

property is currently in receivership.   

We note that the contract rent is considered to be substantially above market rates. Our report 

has been completed under the extraordinary assumption that the current lease does not 

encumber the property and our analysis has been based on the fee simple value interest.  Should 

this differ than as described our opinion would be affected accordingly.   
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Analysis of Market Rent  

 

 

No. Address
Lease Area

(Sq. Ft.)
Term

Lease Rate
/Sq. Ft.

Remarks

CONFIDENTIAL 01/20 - 12/29 $31.50 CRU located in Olds

Lease Type: New Headlease

Olds, AB Incentives not known

CONFIDENTIAL 01/20 - 12/24 $28.00 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Restaurant tenant

CONFIDENTIAL 07/20 - 06/21 $22.18 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

CONFIDENTIAL 08/22 - 07/32 $28.50 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

CONFIDENTIAL 08/22 - Unknown $23.00 Freestanding retail located in Sylvan Lake

Lease Type: New Headlease

Sylvan Lake, AB Incentives not known

Liquor store tenant

CONFIDENTIAL 05/19 - 04/24 $44.00 Freestanding retail located in Red Deer

05/24 - 04/29 $47.00 Lease Type: New Headlease

05/29 - 04/34 $51.89 TI: $20.00

Red Deer, AB 05/34 - 04/39 $57.29

Fast service restaurant with drive thru

1,031

3,823

6 3,000

4

5

Comparable Retail Leases

1,494

1,202

1,082

1

2

3

No.
Address

/Legal Description
Lease Area

(Sq. Ft.)
Term

Lease Rate
/Sq. Ft.

Remarks

CONFIDENTIAL 03/22 - 02/27 $14.00 Multi-tenant office; Located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Built in 2004. Steel frame. 4 surface stalls included

CONFIDENTIAL 07/22 - 06/29 $14.00 Multi-tenant office; Located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Built in 2010. Massage and phsyical therapy tenant.

$18.00

Lease Type: Active Listing

36 MacKenzie Crescent

Red Deer County, AB Built in 2020. Active listing as of 09/30/22. 20 parking stalls.

$19.50

Lease Type: Active Listing

5128 52nd Street

Red Deer, AB Active listing as of 09/30/22. Additional rent of 6.75 PSF.

2 2,231

3 3,223

Comparable Office Leases

1 2,163

4 3,540
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Analysis of Market Rent  
Our analysis of signed leases to date indicates that comparable rental rates for the subject retail 

space range from $22.18 - $44.00 per square foot for retail space, and $14.00 - $19.50 per square 

foot for office space. The high end of the range typically represents smaller bays or freestanding 

retail, larger markets, better locations with arterial/highway frontage, better access and parking 

availability, newer and higher quality construction, and shorter leases with higher incentives. The 

low end of the range, conversely, is typically represented by larger bays or larger big box stores, 

interior lots with poor visibility/foot traffic, limited parking, older and lower cost construction, and 

longer leases with minimal incentives. The rent for office space is significantly lower with the low 

end of the range representing completed leases with minimal parking and the high end of the 

range representing asking rates which may be discounted under normal market negotiations. 

The subject consists of 2,423 SF (69%) of ground floor commercial space that would be 

considered at the mid to higher end of the range but below retail Index 6 which represents new 

construction.   The subject includes 1,081 SF of 2nd floor office (31%) which would be considered 

at the mid portion of the office lease comparable range.  Overall, a blended average rate of $32 

per square foot fully net is considered reasonable. 

Vacancy & Collections Loss 
This category refers to vacancy and credit loss or bad debt. The subject is being purchased as 

an owner user property and is to be occupied by the purchaser.  Vacancy and collections loss 

represent the long-term losses to income due to vacant space and late or missing rental payments 

by tenants. The vacancy in the market was previously discussed in the market analysis section 

of this report. Based on this analysis, the total stabilized vacancy and collection loss allowance 

for the subject has been estimated at 3.00%. 

OPERATING EXPENSE ANALYSIS 
Expense data for the subject, comparable properties, and industry benchmarks are summarized 

in the following table. 

Real Estate Taxes 
This expense category includes all property tax levies. At the of writing, an assessment / 

property taxes were not available for the subject. The subject was recently subdivided. We have 

estimated the taxes at current mill rates.  

Operating Expenses 
Based on expense levels at competing properties we have included $2.50 psf of general operating 

costs. 
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Replacement Reserves 
No major capital improvements or deferred maintenance over typical repairs and maintenance 

were noted.  Typically, in a professionally managed property, there would be a contingency 

reserve to account for regular replacement. We have incorporated an additional 0.5% in 

replacement reserves. 

An operating budget was not provided.  Subject is currently assumed fully leased at market levels 

for the purpose of this report.    

 

Period Length Newmark

Period Ending Projection

Occupancy 97.0%

Retail Income Total $ $/SF

Potential Base Rent $112,128 $32.00

Lost Absorption / Turnover Rent $0 $0.00
Free Rent $0 $0.00

Scheduled Base Rent $112,128 $32.00
Expense Recoveries $25,250 $7.21

Total Tenant Revenue $137,378 $39.21

Potential Gross Income $137,378 $39.21
Vacancy Allowance ($4,121) ($1.18)

Effective Gross Income $133,256 $38.03

Operating Expenses Total $ $/SF

Real Estate Taxes $16,490 $4.71

Operating Expenses $8,760 $2.50

Management $3,998 $1.14
Replacement Reserves $666 $0.19

Total Operating Expenses $29,914 $8.54
Operating Expense Ratio 22.4%

Net Operating Income $103,343 $29.49

Compiled by Newmark

Operating History and Projections
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COMPARABLE INVESTMENT SALES 

 
Comparable Investment Sale Map 
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Comparable One  Comparable Two 

   
Comparable Three  Comparable Four 

   
Comparable Five   
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Comparable One 
Sale Comparable One represents the January 2021 sale of a 7,363 square foot other property 

located at 3 Ironside Street, Red Deer, Alberta. The property is a two storey retail building 

constructed circa 2004. The total consideration of $2,850,000 representing $382.5 per square 

feet. The reported cap rate at the time of sale was 6.60%. The vendor in this transaction was 

Inglewood Station Inc and AON Properties Ltd was the buyer. The property was fully leased to 6 

tenants at the time of sale. 

Comparable Two 
Sale Comparable Two represents the September 2021 sale of a 4,300 square foot restaurant 

property located at 4720 51 Avenue, Red Deer, Alberta. 0.26-Acres site with an SCR of 37%. 

Concrete block construction. Demised into restaurant, bar, kitchen and washrooms. Site 

improvements include 14 paved parking stalls and pylon sign. Leased till Oct. 31, 2025 to Original 

Joe's (tenant since 2005). 

 Comparable Three 
Sale Comparable Three represents the November 2021 sale of a 13,949 square foot other 

property located at 6207 67a Street, Red Deer, Alberta. 1-Acres site with an SCR of 32%. Built in 

1982 and expanded in 1998. Concrete block construction. Demised into 3 retail bays. Fully leased 

at sale date. Site improvements include paved parking and access. 

Comparable Four 
Sale Comparable Four represents the January 2022 sale of a 13,832 square foot other property 

located at 407 Main Avenue West, Sundre, Alberta. The zoning bylaw classifies the property as 

C1. The property is a retail building constructed circa 1992. The total consideration of $2,225,000 

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

Property Name Delta Dental Ironside Shopping Centre 4720 51 Avenue 6207 67a Street 407 Main Avenue West 179 Leva Avenue

Address 7151 50th Avenue 3 Ironside Street 4720 51 Avenue 6207 67a Street 407 Main Avenue West 179 Leva Avenue

City, Province Red Deer, AB Red Deer, AB Red Deer, AB Red Deer, AB Sundre, AB Red Deer, AB

Land Size 0.72 Acres 0.57 Acres 0.27 Acres 1.00 Acres 0.83 Acres 4.27 Acres

Rentable Area (SF) 3,504 SF 7,363 SF 4,300 SF 13,949 SF 13,832 SF 56,460 SF

Year Built (Renovated) 1995 2004 1988 1982 (1998) 1992 2019

Occupancy/Owner Occ. #DIV/0! 100% 100% 100% 100% 98%

Construction Stucco exterior, wood- Wood frame Concrete/Blk/Stucco Concrete/Blk/Stucco Wood frame Steel frame

Condition Average Average Average Average Average Good 

Buyer -- AON Properties Ltd Nirmal Virk Investments 
Inc

Ohio Holdings Inc. 2374761 Alberta Ltd 2370364 Alberta Ltd

Seller -- Inglewood Station Inc Irecan Realty Enterprises 
Ltd.

1686637 Alberta Ltd. Totem Developments Ltd Gasoline Alley 
Investments Ltd.

Interest Conveyed Fee Simple Leased Fee Fee Simple Fee Simple Leased Fee Fee Simple

Transaction Status -- Closed Closed Closed Closed Closed

Transaction Date -- Jan-21 Sep-21 Nov-21 Jan-22 Mar-22

Price -- $2,850,000 $1,650,000 $2,450,000 $2,225,000 $21,000,000

Operating Status at Sale Stabilized Operations Stabilized Operations Stabilized Operations Stabilized Operations Sub-stabilized Operations

Price per SF -- $387.07 $383.72 $175.64 $160.86 $371.94

NOI/SF $29.49 $25.55 $33.27 $10.50 $11.20 $24.81 

Cap Rate -- 6.60% 8.67% 5.98% 6.96% 6.67%

Compiled by Newmark

Comparable Sales Summary
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representing $160 per square feet. The reported cap rate at the time of sale was 6.96%. The 

vendor in this transaction was Totem Developments Ltd and 2374761 Alberta Ltd was the buyer. 

 Comparable Five 
Sale Comparable Five represents the March 2022 sale of a 56,460 square foot strip property 

located at 179 Leva Avenue, Red Deer, Alberta. 4 building complex of 1 & 2 stories with a net 

leasable area of 56,460 square feet. Steel frame construction with retail & office space, located 

in Gasoline Alley with Highway 2 exposure. Site improvements include paved parking and access 

areaswith yard lights. 98% leased at sale date. 1 vacant office bay of 1,100 SF. Income analysis 

assumes full occupancy and the vacant space leased at a market rate. 

Positive Attributes Negative Attributes 
– Excellent commercial exposure to 50th

Avenue (Highway 2A) 

– Freestanding retail with low site coverage

of 7.7% 

– Secondary market location in Red Deer 

– High inflation, and rising interest rate

environment. 

– Metropolitan Edmonton Industrial is

dependent on investment from Oil & Gas

sectors creating volatility in the market. 

Capitalization Rate Conclusion 
The subject has been valued as though unencumbered and leased at market terms and 

conditions; therefore limited short term rental growth is projected.  We believe that given the age 

and condition of the subject property, as well as asset size, and location, a rate in the mid portion 

of the range slightly above Index No. 1, 4, and 5 would be appropriate 

 

Direct Capitalization Summary 
Net operating income is divided by the capitalization rate to derive the stabilized value of the 

subject. The as complete and as is value indications are derived through the adjustments noted 

above.  Valuation of the subject by direct capitalization is shown in the table immediately following. 

Source Indication

Comparable Sales 5.98% - 8.67%

Concluded Going-In Capitalization Rate 7.00%

Compiled by Newmark

Capitalization Rate Conclusion
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Summary of Stabilized Net Operating Income

Item Description % of Income  $ / SF Total $

Retail Income 3,504 SF

Potential Base Rent $32.00 $112,128

Lost Absorption / Turnover Rent $0.00 $0
Free Rent $0.00 $0

Scheduled Base Rent $32.00 $112,128
Expense Recoveries $7.21 $25,250

Total Tenant Revenue $39.21 $137,378

Potential Gross Income $39.21 $137,378
Vacancy Allowance -3.00% ($1.18) ($4,121)

Effective Gross Income $38.03 $133,256

Operating Expenses 3,504 SF

Real Estate Taxes $4.71 $16,490

Operating Expenses $2.50 $8,760

Management 3.00% $1.14 $3,998
Replacement Reserves $0.19 $666

Total Operating Expenses 22.45% $8.54 $29,914

Net Operating Income $29.49 $103,343

Direct Capitalization Method

 $ / SF Total $

Stabilized Net Operating Income $29.49 $103,343
Overall Capitalization Rate 7.00%

As Stabilized Value Effective Date: $1,476,324

Rounded $422.37 $1,480,000

Value

$1,589,888

$1,531,003

$1,476,324

$1,425,417

$1,377,903

As Is

As Stabilized Value as of Current Date Effective Date: $1,476,324

Stabilization Discount $0

Deferred Maintenance $0
Near Term Capital Expenses $0

As Is Value Effective Date: $1,476,324

Rounded $422.37 $1,480,000

Compiled by Newmark

Value Indication

10/3/2022

10/3/2022

6.75%

7.00%

7.25%

7.50%

Income Capitalization Approach

10/3/2022

OAR

6.50%

Valuation Matrix



SALES COMPARISON APPROACH 51 

 Delta Dental 

Sales Comparison Approach 
The sales comparison approach value is derived by analyzing closed sales, listings, or pending 

sales of properties that are similar to the subject. The sales comparison approach includes the 

following steps. 

– Research and verify information on properties in the competitive market that are similar 
to the subject and that have recently sold, are listed for sale, or are under contract. 

– Select the most relevant units of comparison in the market and develop a comparative 
analysis. 

– Examine and quantify via adjustments differences between the comparable sales and 
the subject property using all appropriate elements of comparison.  

– Reconcile the various value indications to a value bracket and then a single value 
indication. 

The unit of comparison applied in this sales comparison analysis is price per square foot as it 

mirrors the primary comparison method used by market participants. 

 
Comparable Investment Sale Map 
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Comparable Six  Comparable Seven 

   
Comparable Eight  Comparable Nine 

   
Comparable Ten   
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SUMMARY OF IMPROVED COMPARABLE DATA 
All the comparable analyzed involve recent sales of owner user industrial buildings in Edmonton, 

considered to be most comparable to the subject.  

 

Comparable Six 
Sale Comparable Six represents the July 2020 sale of a 15,156 square foot low rise property 

located at 2830 Bremner Avenue, Red Deer, Alberta. 1.28-Acres site with an SCR of 27%. Built 

in 1982, 1-storey concrete block construction. 42 offices, 12 workstations, open work area, 

reception, multiple boardrooms & client waiting areas. Lower level includes wired server room, 

boardroom, multiple storage rooms, kitchen & washroom. Upgraded mechanical. Site 

improvements include paved parking & access. 

Comparable Seven 
Sale Comparable Seven represents the November 2020 sale of a 6,299 square foot restaurant 

property located at 131 Leva Avenue, Red Deer, Alberta. 131 Leva Avenue is retail property at 

6,299 square feet that was sold for $4,000,000 or $635.02 per square feet on November 27th, 

2020. The property features a seating area as well as a drive thru and is right on the QEWII 

highway less than a kilometer. The seller was Ivy Capital Corp. and the buyer was Peters' Land 

RD Ltd. 

Comparable Eight 
Sale Comparable Eight represents the January 2021 sale of a 10,000 square foot restaurant 

property located at 6852 66 Street, Red Deer, Alberta. 1.50-Acres site with an SCR of 8%. Built 

in 2014 and renovated in 2021, steel frame construction. 2 stories. 5,000 square feet main floor 

(restaurant/bar) & 5,000 square feet second floor (conference facilities). 3,000 SF basement (full 

prep kitchen). Fully fixtured. Site improvements include Paved yard - 170 stalls. 

Subject Sale 6 Sale 7 Sale 8 Sale 9 Sale 10
Property Name Delta Dental 2830 Bremner Avenue 131 Leva Avenue 6852 66 Street 7644 50 Avenue Wendy's/Tim Hortons Olds

Address 7151 50th Avenue 2830 Bremner Avenue 131 Leva Avenue 6852 66 Street 7644 50 Avenue 5508 46 Street

City, State Red Deer, AB Red Deer, AB Red Deer, AB Red Deer, AB Red Deer, AB Olds, AB

Land Size 0.72 Acres 1.28 Acres 0.95 Acres 1.50 Acres 0.67 Acres 0.83 Acres

Rentable Area (SF) 3,504 SF 15,156 SF 6,299 SF 10,000 SF 8,204 SF 5,338 SF

Year Built (Renovated) 1995 1982 2015 2014 (2021) 1993 0

Occupancy/Owner Occ. 100% 100% 100% 100% 0%

Construction Stucco exterior, wood- Concrete/Blk/Stucco Concrete Steel frame Concrete/Blk/Stucco Brick/Block

Condition Average Average Average Good Average Average

Site Coverage 7.7% 27.2% 15.2% 7.7% 28.0% 14.8%

Buyer -- Steps Society of Red Deer Peters' Land RD Ltd. 2277566 Alberta Ltd Beryl Veterinary Holdings 
Ltd.

Wendy's Restaurants of 
Canada

Seller -- Don-Shar Holdings Ltd. Ivy Capital Corp. Urban Enterprises Corp Serenity Developments Kearny Brothers 

Interest Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Leased Fee Fee Simple

Transaction Status -- Closed Closed Closed Closed Closed

Transaction Date -- Jul-20 Nov-20 Jan-21 Jan-21 Dec-21

Stabilized Price -- $3,150,000 $4,000,000 $4,000,000 $2,100,000 $1,750,000

Price per SF -- $207.84 $635.02 $400.00 $255.97 $327.84

Compiled by Newmark

Comparable Sales Summary
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Comparable Nine 
Sale Comparable Nine represents the January 2021 sale of an 8,204 square foot other property 

located at 7644 50 Avenue, Red Deer, Alberta. The property is a 8,204 square feet building 

demised into 3 bays, 2 veterinary and 1 restaurant. Tilt-up concrete construction. The site 

improvements include paved parking, paved access areas and pylon sign. Acquired by the lead 

tenant occupying two of the 3 bays. 

Comparable Ten 
Sale Comparable Eight represents the January 2021 sale of a 10,000 square foot restaurant 

property located at 6852 66 Street, Red Deer, Alberta. The property is a 5,338 square feet retail 

freestanding which was sold on December 9, 2021 for a total consideration of $1,750,000 which 

represents $328 per square feet. The buyer in this transaction was Tim Hortons / Wendy's, which 

now operates the space, and the seller was Kearney Brothers Contractors Ltd. 

ANALYSIS OF IMPROVED COMPARABLE DATA 
Property Rights Conveyed 
Like the subject property, all of the sales utilized in this analysis involved the transfer of the leased 

fee interest. As such, no adjustment is required.  

Financing Terms 
To the best of our knowledge, all of the sales utilized in this analysis were accomplished with cash 

and/or cash and market-oriented financing, so no adjustment for financing terms is necessary. 

Conditions of Sale 
To our knowledge, no atypical conditions of sales were reported. 

Market Conditions 
Market conditions for industrial assets has been improving over the last 24 months. Supply of new 

construction has been limited under COVID conditions and substantial recent general inflation 

and rising construction costs have contributed to these conditions. The subject’s 

secondary market location has seen more stable growth as the costs of construction have 

increased significantly with higher than typical inflation. In response to the rising costs, the Bank 

of Canada, and in turn, financial institutions have raised interest rates to temper investor interest.   

We have considered current market conditions to relatively flat over the comparable sale period 

with market conditions having improved up to Q1 2022, and subsequently flattened or declined. 
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Property Adjustments 
Location 
Proximity to arterial roads, good site access, traffic volumes, and zoning conformity can impact 

the appeal of property. The comparable locations relative to the subject have been considered 

and summarized in the grid below. 

Size 
Typically, smaller buildings sell for higher per-unit rates, than larger buildings all other things being 

equal. The comparable sizes relative to the subject have been considered and summarized in the 

grid below. 

Age/Condition 

The age and condition of a particular property will typically affect its value, relative to other 

properties. The comparable age/condition relative to the subject have been considered and 

summarized in the grid and comments below. 

Utility & Site Coverage  

A property’s value is impacted by its ability to offer utility to a potential user.  Retail buildings with 

low site coverage and adequate parking allow for drive thru and better circulation.  Other types of 

amenities (such as interior lease hold improvements) will typically offer superior utility for potential 

users.  

Based on our comparative analysis, the following table summarizes the adjustments warranted 

to each comparable.  
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Subject Sale 6 Sale 7 Sale 8 Sale 9 Sale 10
Property Name Delta Dental 2830 Bremner Avenue 131 Leva Avenue 6852 66 Street 7644 50 Avenue Wendy's/Tim Hortons Olds

Address 7151 50th Avenue 2830 Bremner Avenue 131 Leva Avenue 6852 66 Street 7644 50 Avenue 5508 46 Street

City, Province Red Deer, AB Red Deer, AB Red Deer, AB Red Deer, AB Red Deer, AB Olds, AB

Land Size 0.72 Acres 1.28 Acres 0.95 Acres 1.50 Acres 0.67 Acres 0.83 Acres

Size (Rentable Area) 3,504 SF 15,156 SF 6,299 SF 10,000 SF 8,204 SF 5,338 SF

Year Built (Renovated) 1995 1982 2015 2014 (2021) 1993 0

Site Coverage 7.73% 27.18% 15.22% 7.65% 27.97% 14.76%

Transaction Type -- Closed Closed Closed Closed Closed

Transaction Date -- Jul-20 Nov-20 Jan-21 Jan-21 Dec-21

Stabilized Sale Price -- $3,150,000 $4,000,000 $4,000,000 $2,100,000 $1,750,000

Price per SF -- $207.84 $635.02 $400.00 $255.97 $327.84 

Transaction Adjustments

Property Rights 0% 0% 0% 0% 0%

Financing 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0% 0%

Market Conditions (Time) 10/3/2022 0% 0% 0% 0% 0%

Subtotal (adjustments are multiplied) 0% 0% 0% 0% 0%

Transaction Adjusted Price per SF $207.84 $635.02 $400.00 $255.97 $327.84 

Property Adjustments

Location 10% -15% 5% 0% 10%

Size 20% 5% 10% 10% 0%

Age/Condition 10% -5% -15% 0% 0%

Utility/Site Coverage/Features 30% -5% 0% 30% 15%

Quality 0% -5% 0% 0% 0%

Economic Characteristics 0% 0% 0% 0% 0%

Other 0% 0% 0% 0% 0%

Subtotal (adjustments are summed) 70% -25% 0% 40% 25%

Gross Adjustment 70% 35% 30% 40% 25%

Overall Adjustment 70.0% -25.0% 0% 40.0% 25.0%

Indicated Price per SF $353.33 $476.27 $400.00 $358.36 $409.80 

Compiled by Newmark

Comparable Sales Adjustment Grid
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SALES COMPARISON APPROACH CONCLUSION 

– Prior to adjustments, the sales reflect a range of $207.84 - $635.02 

– After adjustment, the range is narrowed to $353.33 - $476.27, with an average of 

$399.55. 

– Sale 8 and 10 required the least gross adjustment and was considered to be most 

comparable. 

– Overall, given the quality of the improvements as well as the market conditions, the 

following per unit value is considered appropriate for the subject property. 

 

Application of this unit value to the subject area, provides the following estimate of value: 

 

Price per SF Low High Average

Unadjusted Range $207.84 $635.02 $365.33
Adjusted Range $353.33 $476.27 $399.55

Concluded Improved Sale Indication $400.00

Compiled by Newmark

 Sales Adjustment Summary

Reconciliation of Price per SF Indication Value Indication

Adjusted Value Range - Low $353.33

Adjusted Value Range - High $476.27

Reconciled As Stabilized Value - Price per SF Effective Date: 10/3/2022 $400.00
Subject Rentable Area (SF) 3,504

Reconciled As Stabilized Value - Price per SF Analysis $1,401,600

Reconciled As Stabilized Value - Sales Comparison Approach Effective Date: 10/3/2022 $1,401,600

Value Indications

As Is Value Indication

Reconciled As Stabilized Value Effective Date: 10/3/2022 $1,401,600

Stabilization Discount $0

Deferred Maintenance $0
Capital Expenditures $0

As Is Value Effective Date: 10/3/2022 $1,401,600

Rounded $1,400,000

Compiled by Newmark

Sales Comparison Approach Conclusion
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Reconciliation of Value 
The values indicated by our analyses are as follows: 

 
 

Cost Approach 
The Cost Approach has best applicability for properties with new or nearly new improvements.  It 

is a summation approach in that the underlying land value is added to the depreciated 

replacement cost for the indicated value.  In this case, the cost approach was utilized as the 

property has a high proportion of land; however, limited weight was given to this approach.   

Sales Comparison Approach 
The Sales Comparison Approach is focused on comparing the subject to sale and other market 

transactions with the aim to develop an indication of value that is founded on the theory of 

substitution.  Basically, the intention is to determine value through considering the prices of 

properties which would be a substitute property to the subject.  In this case, a selection of 

reasonably similar sales were obtained and the adjustment process was well founded by 

reasoning and direct evidence.  The subject represents a freestanding building, which is leased 

at non-arms, and could be purchased by a proprietor. Primary weight was given to the sale 

comparison approach. 

Income Capitalization Approach 
The subject property is an owner-user general industrial building.  As an owner user building, only 

direct capitalization analyses were developed. Market rent was established by market leases data 

for similar properties.  This approach supported the conclusions of the Sales Comparison 

Approach and was given secondary weight. 

 

 

Market Value Premise As Is
As of Date: October 3, 2022

Cost Approach: $1,480,000

Sales Comparison Approach: $1,400,000

Income Capitalization Approach: $1,480,000

Market Value Conclusion $1,400,000

Compiled by Newmark

Market Value Indications
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Assumptions and Limiting Conditions 
The Appraisal contained in this Report (herein “Report”) is subject to the following assumptions 

and limiting conditions: 

1. Unless otherwise stated in this report, title to the property which is the subject of this report 
(herein “Property”) is assumed to be good and marketable and free and clear of all liens 
and encumbrances and that there are no recorded or unrecorded matters or exceptions 
to title that would adversely affect marketability or value.  No responsibility is assumed for 
the legal description, zoning, condition of title or any matters which are legal in nature or 
otherwise require expertise other than that of a professional real estate appraiser.  This 
report shall not constitute a survey of the Property. 

2. Unless otherwise stated in this report, it is assumed: that the improvements on the 
Property are structurally sound, seismically safe and code conforming; that all building 
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.)  are in good working order 
with no major deferred maintenance or repair required; that the roof and exterior are in 
good condition and free from intrusion by the elements; that the Property and 
improvements conform to all applicable local, state, and federal laws, codes, ordinances 
and regulations including environmental laws and regulations.  No responsibility is 
assumed for soil or subsoil conditions or engineering or structural matters. The Property 
is appraised assuming that all required licenses, certificates of occupancy, consents, or 
other legislative or administrative authority from any local, state, or national government 
or private entity or organization have been or can be obtained or renewed for any use on 
which the value estimates contained in this report is based, unless otherwise stated.  The 
physical condition of the Property reflected in this report is solely based on a visual 
inspection as typically conducted by a professional appraiser not someone with 
engineering expertise. Responsible ownership and competent property management are 
assumed. 

3. Unless otherwise stated in this report, this report did not take into consideration the 
existence of asbestos, PCB transformers or other toxic, hazardous, or contaminated 
substances or underground storage tanks, or the cost of encapsulation, removal or 
remediation thereof. Real estate appraisers are not qualified to detect such substances.  
The presence of substances such as asbestos, urea formaldehyde foam insulation, 
contaminated groundwater or other potentially hazardous materials and substances may 
adversely affect the value of the Property.  Unless otherwise stated in this report, the 
opinion of value is predicated on the assumption that there is no such material or 
substances at, on or in the Property. 

4. All statements of fact contained in this report as a basis of the analyses, opinions, and 
conclusions herein are true and correct to the best of the appraiser's actual knowledge 
and belief.  The appraiser is entitled to and relies upon the accuracy of information and 
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material furnished by the owner of the Property or owner’s representatives and on 
information and data provided by sources upon which members of the appraisal 
profession typically rely and that are deemed to be reliable by such members. Such 
information and data obtained from third party sources are assumed to be reliable and 
have not been independently verified. No warranty is made as to the accuracy of any of 
such information and data. Any material error in any of the said information or data could 
have a substantial impact on the conclusions of this Report.  The appraiser reserves the 
right to amend conclusions reported if made aware of any such error.  

5. The opinion of value stated in this report is only as of the date of value stated in this report. 
An appraisal is inherently subjective and the conclusions stated apply only as of said date 
of value, and no representation is made as to the effect of subsequent events.  This report 
speaks only as of the date hereof.  

6. Any projected cash flows included in the analysis are forecasts of estimated future 
operating characteristics and are predicated on the information and assumptions 
contained within this report.  Any projections of income, expenses and economic 
conditions utilized in this report are not predictions of the future.  Rather, they are 
estimates of market expectations of future income and expenses.  The achievement of 
any financial projections will be affected by fluctuating economic conditions and is 
dependent upon other future occurrences that cannot be assured.  Actual results may vary 
from the projections considered herein.  There is no warranty or assurances that these 
forecasts will occur.  Projections may be affected by circumstances beyond anyone’s 
knowledge or control. Any income and expense estimates contained in this report are 
used only for the purpose of estimating value and do not constitute predictions of future 
operating results. 

7. The analyses contained in this report may necessarily incorporate numerous estimates 
and assumptions regarding Property performance, general and local business and 
economic conditions, the absence of material changes in the competitive environment and 
other matters. Some estimates or assumptions, however, inevitably will not materialize, 
and unanticipated events and circumstances may occur; therefore, actual results achieved 
during the period covered by the analysis will vary from estimates, and the variations may 
be material.  

8. All prospective value opinions presented in this report are estimates and forecasts which 
are prospective in nature and are subject to considerable risk and uncertainty. In addition 
to the contingencies noted in the preceding paragraphs, several events may occur that 
could substantially alter the outcome of the estimates such as, but not limited to changes 
in the economy, interest rates, capitalization rates, behavior of consumers, investors and 
lenders, fire and other physical destruction, changes in title or conveyances of easements 
and deed restrictions, etc.  In making prospective estimates and forecasts, it is assumed 
that conditions reasonably foreseeable at the present time are consistent or similar with 
the future. 
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9. The allocations of value for land and improvements must not be used in conjunction with 
any other appraisal and are invalid if so used.  This report shall be considered only in its 
entirety.  No part of this report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser, or any reference to the Appraisal Institute of Cananda) 
shall be disseminated through advertising media, public relations media, news media or 
any other means of communication (including without limitation prospectuses, private 
offering memoranda and other offering material provided to prospective investors) without 
the prior written consent of the Firm. Possession of this report, or a copy hereof, does not 
carry with it the right of publication. 

11. Client and any other Intended User identified herein should consider this report and the 
opinion of value contained herein as only one factor together with its own independent 
considerations and underwriting guidelines in making any decision or investment or taking 
any action regarding the Property.  Client agrees that Firm shall not be responsible in any 
way for any decision of Client or any Intended User related to the Property or for the advice 
or services provided by any other advisors or contractors.  The use of this report and the 
appraisal contained herein by anyone other than an Intended User identified herein, or for 
a use other than the Intended Use identified herein, is strictly prohibited. No party other 
than an Intended User identified herein may rely on this report and the appraisal contained 
herein. 

12. Unless otherwise stated in the agreement to prepare this report, the appraiser shall not be 
required to participate in or prepare for or attend any judicial, arbitration, or administrative 
proceedings.   

13. Acceptance and/or use of this report constitutes full acceptance of these Assumptions and 
Limiting Conditions and any others contained in this report, including any Extraordinary 
Assumptions and Hypothetical Conditions, and is subject to the terms and conditions 
contained in the agreement to prepare this report and full acceptance of any limitation of 
liability or claims contained therein.   
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Addendum A 

Glossary of Terms 
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The following definitions are derived from The Dictionary of Real Estate Appraisal, 6th ed. 

(Chicago: Appraisal Institute, 2015). 

 Absorption Period:  The actual or expected period required from the time a property, 
group of properties, or commodity is initially offered for lease, purchase, or use by its 
eventual users until all portions have been sold or stabilized occupancy has been 
achieved. 

 Absorption Rate:  1) Broadly, the rate at which vacant space in a property or group of 
properties for sale or lease has been or is expected to be successfully sold or leased over 
a specified period of time. 2) In subdivision analysis, the rate of sales of lots or units in a 
subdivision. 

 Ad Valorem Tax:  A tax levied in proportion to the value of the thing(s) being taxed. 
Exclusive of exemptions, use-value assessment provisions, and the like, the property tax 
is an ad valorem tax. (International Association of Assessing Officers [IAAO]) 

 Assessed Value:  The value of a property according to the tax rolls in ad valorem taxation; 
may be higher or lower than market value, or based on an assessment ratio that is a 
percentage of market value. 

 Cash Equivalency:  An analytical process in which the sale price of a transaction with 
nonmarket financing or financing with unusual conditions or incentives is converted into a 
price expressed in terms of cash or its equivalent. 

 Contract Rent:  The actual rental income specified in a lease. 

 Disposition Value:  The most probable price that a specified interest in property should 
bring under the following conditions:  1) Consummation of a sale within a specified time, 
which is shorter than the typical exposure time for such a property in that market.  2) The 
property is subjected to market conditions prevailing as of the date of valuation.  3) Both 
the buyer and seller are acting prudently and knowledgeably.  4) The seller is under 
compulsion to sell.  5) The buyer is typically motivated.  6) Both parties are acting in what 
they consider to be their best interests.  7) An adequate marketing effort will be made 
during the exposure time.  8) Payment will be made in cash in CDN dollars (or the local 
currency) or in terms of financial arrangements comparable thereto.  9) 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.  This definition 
can also be modified to provide for valuation with specified financing terms.  

 Effective Rent:  Total base rent, or minimum rent stipulated in a lease, over the specified 
lease term minus rent concessions; the rent that is effectively paid by a tenant net of 
financial concessions provided by a landlord.  
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 Excess Land:  Land that is not needed to serve or support the existing use. The highest 
and best use of the excess land may or may not be the same as the highest and best use 
of the improved parcel. Excess land has the potential to be sold separately and is valued 
separately. See also surplus land. 

 Excess Rent:  The amount by which contract rent exceeds market rent at the time of the 
appraisal; created by a lease favorable to the landlord (lessor) and may reflect unusual 
management, unknowledgeable or unusually motivated parties, a lease execution in an 
earlier, stronger rental market, or an agreement of the parties. 

 Exposure Time:  1) The time a property remains on the market.  [The] estimated length 
of time that the property interest being appraised would have been offered on the market 
prior to the hypothetical consummation of a sale at market value on the effective date of 
the appraisal.  

 Extraordinary Assumption:  An assumption, directly related to a specific Assignment, 
which, if found to be false, could materially alter the opinions or conclusions. Extraordinary 
Assumptions presume as fact otherwise uncertain information about or anticipated 
changes in the physical, legal or economic characteristics of the subject property, or about 
conditions external to the subject property such as market conditions or trends, or the 
integrity of data used in an analysis (CUSPAP, 2020 ed.). See also hypothetical 
condition. 

 Fee Simple Estate:  Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental powers of taxation, eminent 
domain, police power, and escheat. 

 Floor Area Ratio (FAR):  The relationship between the above-ground floor area of a 
building, as described by the zoning or building code, and the area of the plot on which it 
stands; in planning and zoning, often expressed as a decimal, e.g., a ratio of 2.0 indicates 
that the permissible floor area of a building is twice the total land area.   

 Frictional Vacancy:  The amount of vacant space needed in a market for its orderly 
operation. Frictional vacancy allows for move-ins and move-outs.  

 Full Service Lease:  See gross lease. 

 General Vacancy:  A method of calculating any remaining vacancy and collection loss 
considerations when using discounted cash flow (DCF) analysis, where turnover vacancy 
has been used as part of the income estimate. The combined effects of turnover vacancy 
and general vacancy relate to total vacancy and collection loss.  

 Going-Concern Premise:  One of the premises under which the total assets of a business 
can be valued; the assumption that a company is expected to continue operating well into 
the future (usually indefinitely). 
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 Going Concern Value:  An outdated label for the market value of all the tangible and 
intangible assets of an established and operating business with an indefinite life, as if sold 
in aggregate; more accurately termed the market value of the going concern or market 
value of the total assets of the business.  

 Gross Building Area (GBA):  1) Total floor area of a building, excluding unenclosed 
areas, measured from the exterior of the walls of the above grade area. This includes 
mezzanines and basements if and when typically included in the market area of the type 
of property involved.  2) Gross leasable area plus all common areas.  3) For residential 
space, the total area of all floor levels measured from the exterior of the walls and including 
the superstructure and substructure basement; typically does not include garage space. 

 Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to 
pay all of the property’s operating and fixed expenses; also called full-service lease.  

 Hypothetical Condition:  A specific type of an Extraordinary Assumption that presumes, 
as fact, simulated but untrue information about physical, legal or economic characteristics 
of the subject property or external conditions, and are imposed for purposes of reasonable 
analysis (CUSPAP, 2020 ed.) See also extraordinary assumption. 

 Intended Use: The use of [an Appraisal Institute of Canada] Member’s Professional 
Services as defined by the Member (appraiser) (CUSPAP, 2020 ed.)  

 Intended Users:  A party identified by name as a user of the Professional Services of the 
Member (appraiser), based on communication between the Member and the Client 
(CUSPAP, 2020 ed.) 

 Investment Value:  1) The value of a property to a particular investor or class of investors 
based on the investor’s specific requirements. Investment value may be different from 
market value because it depends on a set of investment criteria that are not necessarily 
typical of the market.   
2) The value of an asset to the owner or a prospective owner for individual investment or 
operational objectives. (International Valuation Standards [IVS]) 

 Land-to-Building Ratio:  The proportion of land area to gross building area; one of the 
factors determining comparability of properties.  

 Lease:  A contract in which the rights to use and occupy land, space, or structures are 
transferred by the owner to another for a specified period of time in return for a specified 
rent. 

 Leased Fee Interest:  The ownership interest held by the lessor, which includes the right 
to receive the contract rent specified in the lease plus the reversionary right when the 
lease expires. 
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 Leasehold Interest:  The right held by the lessee to use and occupy real estate for a 
stated term and under the conditions specified in the lease.  

 Lessee:  One who has the right to occupancy and use of the property of another for a 
period of time according to a lease agreement. 

 Lessor:  One who conveys the rights of occupancy and use to others under a lease 
agreement. 

 Limiting Condition: A statement in an Assignment identifying conditions that impact the 
conclusion (CUSPAP, 2020 ed.). 

 Liquidation Value:  The most probable price that a specified interest in property should 
bring under the following conditions:  1) Consummation of a sale within a short time period.  
2) The property is subjected to market conditions prevailing as of the date of valuation.  3) 
Both the buyer and seller are acting prudently and knowledgeably. 4) The seller is under 
extreme compulsion to sell.  5) The buyer is typically motivated.  6) Both parties are acting 
in what they consider to be their best interests.  7) A normal marketing effort is not possible 
due to the brief exposure time.   
 8) Payment will be made in cash in CDN dollars (or the local currency) or in terms of 
financial arrangements comparable thereto.  9) 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.  This definition can also be 
modified to provide for valuation with specified financing terms.  

 Market Rent: The most probable rent that a property should bring in a competitive and 
open market reflecting the conditions and restrictions of a specified lease agreement, 
including the rental adjustment and revaluation, permitted uses, use restrictions, expense 
obligations, term, concessions, renewal and purchase options, and tenant improvements 
(TIs). 

 Market Value: A type of value that is the major focus of most real property appraisal 
assignments. Both economic and legal definitions of market value have been developed 
and refined, such as the following:  The most probable price, as of a specified date, in 
cash, or in terms equivalent to cash, or in 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 the seller each acting prudently, 
knowledgeably, and for self-interest, assuming that neither is under duress (CUSPAP, 
2020 ed.)2 

 
2 The actual definition of value used for this appraisal is contained within the body of the report.  
The definition of market value given above is general in viewpoint and is only provided for 
amplification. 
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 Market Value of the Going Concern:  The market value of an established and operating 
business including the real property, personal property, financial assets, and the intangible 
assets of the business. 

 Marketing Time:  An opinion of the amount of time it might take to sell a real or personal 
property interest at the concluded market value level during the period immediately after 
the effective date of an appraisal. Marketing time differs from exposure time, which is 
always presumed to precede the effective date of an appraisal.  

 Modified Gross Lease:  A lease in which the landlord receives stipulated rent and is 
obligated to pay some, but not all, of the property’s operating and fixed expenses.  Since 
assignment of expenses varies among modified gross leases, expense responsibility must 
always be specified. In some markets, a modified gross lease may be called a double net 
lease, net net lease, partial net lease, or semi-gross lease. 

 Net Lease:  A lease in which the landlord passes on all expenses to the tenant. See also 
gross lease; modified gross lease. 

 Net Net Net Lease:  An alternative term for a type of net lease. In some markets, a net 
net net lease is defined as a lease in which the tenant assumes all expenses (fixed and 
variable) of operating a property except that the landlord is responsible for structural 
maintenance, building reserves, and management; also called NNN lease, triple net lease, 
or fully net lease.  

 Occupancy Rate:  1) The relationship or ratio between the potential income from the 
currently rented units in a property and the income that would be received if all the units 
were occupied.   
2) The ratio of occupied space to total rentable space in a building. 

 Overage Rent:  The percentage rent paid over and above the guaranteed minimum rent 
or base rent; calculated as a percentage of sales in excess of a specified breakpoint sales 
volume.  

 Percentage Rent:  Rental income received in accordance with the terms of a percentage 
lease; typically derived from retail store and restaurant tenants and based on a certain 
percentage of their gross sales. 

 Prospective Opinion of Value:  A value opinion effective as of a specified future date. 
The term does not define a type of value. Instead, it identifies a value opinion as being 
effective at some specific future date. An opinion of value as of a prospective date is 
frequently sought in connection with projects that are proposed, under construction, or 
under conversion to a new use, or those that have not yet achieved sellout or a stabilized 
level of long-term occupancy.  
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 Rentable Area:  For office or retail buildings, the tenant’s pro rata portion of the entire 
office floor, excluding elements of the building that penetrate through the floor to the areas 
below. The rentable area of a floor is computed by measuring to the inside finished surface 
of the dominant portion of the permanent building walls, excluding any major vertical 
penetrations of the floor. Alternatively, the amount of space on which the rent is based; 
calculated according to local practice. 

 Retrospective Value Opinion:  A value opinion effective as of a specified historical date. 
The term retrospective does not define a type of value. Instead, it identifies a value opinion 
as being effective at some specific prior date. Value as of a historical date is frequently 
sought in connection with property tax appeals, damage models, lease renegotiation, 
deficiency judgments, estate tax, and condemnation. Inclusion of the type of value with 
this term is appropriate, e.g., “retrospective market value opinion.” 

 Shell Rent:  The typical rent paid for retail, office, or industrial tenant space based on 
minimal “shell” interior finishes (called vanilla finish or white wall finish in some areas). 
Usually the landlord delivers the main building shell space or some minimum level of 
interior build-out, and the tenant completes the interior finish, which can include wall, 
ceiling, and floor finishes, mechanical systems, interior electricity, and plumbing. Typically 
these are long-term leases with tenants paying all or most property expenses. 

 Surplus Land:  Land that is not currently needed to support the existing use but cannot 
be separated from the property and sold off for another use. Surplus land does not have 
an independent highest and best use and may or may not contribute value to the improved 
parcel. See also excess land.  

 Turnover Vacancy:  A method of calculating vacancy allowance that is estimated or 
considered as part of the potential income estimate when using discounted cash flow 
(DCF) analysis. As units or suites turn over and are available for re-leasing, the periodic 
vacancy time frame (vacancy window) to release the space is considered.  

 Usable Area:  1) For office buildings, the actual occupiable area of a floor or an office 
space; computed by measuring from the finished surface of the office side of corridor and 
other permanent walls, to the center of partitions that separate the office from adjoining 
usable areas, and to the inside finished surface of the dominant portion of the permanent 
outer building walls. Sometimes called net building area or net floor area. See also floor 
area.  2) The area that is actually used by the tenants measured from the inside of the 
exterior walls to the inside of walls separating the space from hallways and common areas. 

 Use Value:  The value of a property assuming a specific use, which may or may not be 
the property’s highest and best use on the effective date of the appraisal.  Use value may 
or may not be equal to market value but is different conceptually. See also value in use. 
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 Value In Use:  The value of a property assuming a specific use, which may or may not be 
the property’s highest and best use on the effective date of the appraisal. Value in use 
may or may not be equal to market value but is different conceptually. See also use value. 

 Value Indication:  A valuer’s conclusion of value resulting from the application of an 
approach to value, e.g., the value indication by the sales comparison approach. 

 



ADDENDA 

 Delta Dental 

Addendum B 

Comparable Data 
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Land Sales 
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Improved Sales 
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Addendum C 

Forced Sale Value & Orderly Liquidation Value 
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FORCED SALE VALUE - CONCLUSION 
Typical situations where a seller is forced to sell a property is somewhat rare, however there 

are circumstances especially during an insolvency situation that the market value of a property is 

discounted to achieve an expedient sale. A court ordered decision is required prior to acceptance 

of any below market offers. That being said, discussions with accountants and lawyers that 

practice exclusively with insolvency cases suggest that sale price discounts for real property can 

range between 10% and 20% from market value. Applying 15% within this range in discounts 

results in the following values: 

$1,400,000 - $210,000 = $1,190,000 

 

ORDERLY LIQUIDATION VALUE - CONCLUSION 
Orderly liquidation value is the estimated gross amount, expressed in terms of money, that could 

be potentially realized from a liquidation sale, given a reasonable period of time to find a 

purchaser(s), with the seller being compelled to sell on an “as is, where is” basis, as of a specific 

date. A court ordered decision is required prior to acceptance of any below market offers. That 

being said, discussions with accountants and lawyers that practice exclusively with insolvency 

cases suggest that sale price discounts for real property can range between 10% and 20% from 

market value. Applying 10% within this range in discounts results in the following values: 

$1,400,000 - $140,000 = $1,260,000 
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Addendum D 

Appraiser Qualifications and Licenses
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SCHEDULE 3 
  



Offeror Purchase price Deposit(s) Allocation - Land Allocation - Practice Excluded assets Purchaser's conditions Waiver date Closing date Additional terms and conditions 

Moanes Soliman Professional Corporation and 

Ahmed Dardir Mohamed Professional Corporation 

(reserves the right to purchase as a partnership)

 $      3,500,000  $ 350,000  N/A   N/A  
 Cash, AR, contracts, permits 

and rights 
No additional conditions N/A 

Noon MST, 14 days after SAVO, no 

later than January 31, 2023 

1. Removed paragraph 2.7 section 22 

election as the AR are excluded

2. Included 167.1 ETA election 

Kaushik Patel Professional Corporation  $      2,320,000  $ 232,000  $              850,000  $                 1,470,000  Cash, AR, permits and rights 

1. Financing 

2. Phase 1 Assessment of the real property, at the 

expense of the Receiver 

January 15, 2023 Noon MST, 7 days after SAVO

1. Removed para 2.7 section 22 

election as the AR are excluded

2. Removed the assignment of 

contracts at closing, as they are 

excluded

NDC Group Inc. and V.Tran and T.Sivanantha 

Professional Corporation 
 $      3,600,000  $ 360,000  $           1,400,000  $                 2,200,000 

 Cash, AR, contracts, permits 

and rights 
No additional conditions N/A Noon MST, 7 days after SAVO

Asset Purchase Agreement to be 

finalized. Sections that are not 

applicable must be removed.

Faissal Mouhama Professional Corporation and Delta Dental Corporation - in Receivership

Summary of Offers Received for Delta Dental (Practice and Building)



SCHEDULE 4 
  



Offeror Purchase price Deposit(s) Excluded assets Purchaser's conditions Closing date Additional terms and conditions 

Moanes Soliman Professional Corporation and 

Ahmed Dardir Mohamed Professional Corporation 

(reserves the right to purchase as a partnership)

 $3,700,000 (Allocation: 

building - $1,250,000, 

practice  - $2,450,000) 

 $370,000 
 Cash, AR, contracts, permits and 

rights 
No additional conditions 

Noon MST, 14 days after SAVO, no 

later than January 31, 2023 

1. Removed paragraph 2.7 section 22 

election as the AR are excluded

2. Included 167.1 ETA election 

NDC Group Inc. and V.Tran and T.Sivanantha 

Professional Corporation 

 $3,715,000 (Allocation: 

building $1,400,000, 

practice $2,350,000) 

 $371,500 
 Cash, AR, contracts, permits and 

rights 
No additional conditions Noon MST, 7 days after SAVO

Asset Purchase Agreement to be 

finalized. Sections that are not 

applicable must be removed.

Faissal Mouhama Professional Corporation and Delta Dental Corporation - in Receivership

Summary of Offer Resubmissions For Delta Dental (Practice and Building)



SCHEDULE 5 
  







































































SCHEDULE 6 
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77 King Street West, Suite 4310 | Toronto, Ontario M5K 1G8 

PHONE: 780-964-5151 | www.ngkf.com  

October 13, 2022 

Vanessa Allen, CIRP., LIT., Senior Vice President 

MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 

1500, 640 - 5th Avenue SW 

Calgary,  AB 

Re: Analysis of market rent for a Retail  Retail Property Located at 3505 52nd Street SE, 
Calgary, AB, Prepared By Newmark Knight Frank Canada Ltd.   
 
NKF Job No.:   22-0175422 

  

We have been requested by MNP, in its capacity as Receiver and Manager of Faissal Mouhamad 

Professional Corporation to comment on the market rent conclusion of the above referenced 

property.   

Analysis of Market Rent  
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