
97 Wuskwatim Bay - $369,000.00
2 + 3 Bedroom - Split Level

Burntwood - 23/191/879 

Age: 1996
Lot Size: 60’ x 120’ (7,200 sq ft)
House Size: 1,820 Sq. Ft. (Finished living space approx. 2,530 sq ft)
Taxes: $7,862.45 Gross 2024 (Net $6,265.42)
Hydro: EFA (EPP approx. $350.00 per month) 
Possession: TBA

Custom built executive home in a great location!
Close to school and shopping! 

Each office independently owned and operated.

55 Selkirk Avenue
Thompson, MB R8N 0M5
Bus. 204-778-6303 Fax. 204-778-5652
Website: www.remaxthompson.net

This information, although believed to be accurate,
is not warranted to be so.

THOMPSON

Kitchen/Dining: This gourmet kitchen is designed with functionality and features Red Oak 
cabinets, marble look counter tops and grey subway tile back splash. A large island provides 
extra storage and space for bar stools. Large “Granitek” sink. PVC window overlooks the 
back yard. Quality stainless steel appliances (new built-in dishwasher). Garborator. Updated 
modern lighting. Open to the dining area with laminate flooring and access to the raised deck 
in back.

Living Room: Bright and spacious with a triple pane PVC Bay window and laminate flooring. 

Bedrooms: 2 bedrooms on the upper level 3 bedrooms on the lower level. The Primary 
bedroom is large with lots of natural light, 2 piece ensuite, walk-in closet and laminate 
flooring. 2nd bedroom is spacious with large window and closet. Laminate flooring.

Bathrooms: 4 piece bath on the upper level features a large, modern vanity with tons of 
counter space, tub with beautiful tile surround and laminate flooring. 2 piece ensuite. 3 piece 
bath on lower level with spa-inspired walk-in shower with tile surround.

Lower Level: Nice, open rec room with large windows that allow lots of natural light, 
laminate flooring and gas fireplace. 3 bedrooms on the lower level with legal windows and 
laminate flooring. Utility room.

Yard: Fully fenced and landscaped. Raised deck off the back entrance. Shed. Side gate with 
gravel area is great for parking the toys.

Garage: 24’ x 28’ attached garage with direct access to the house. Insulated and wired. Tap 
for running water. In-floor heat installed but not connected.

Extras: Well maintained executive home is move in ready! Shingles 2022. Hot water tank 
2026. Laundry on upper level. Electric furnace is 8 years old. Central air. Top floor new triple 
pane PVC windows being installed. 2” x 6” Construction. Maintenance free vinyl siding.
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97 Wuskwatim Bay
Thompson, MB R8N 1V5

Burntwood

7,200

Detached 

Split Level

28 Good

1,820 Sq.Ft.

5 3 2.5

Developed

Adequate

GARAGE Double

32 Smith Crescent
Thompson, MB

April 2019

400,000.

Similar

10,500

Detached 

Bungalow

24 V.Good -15,000

1,500 +5,000

5 3 2.5

Developed -25,000

Adequate

Double

-35,000

365,000

% %11.3 8.8

130 Wekusko Street
Thompson, MB

December 2018

305,000.
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7,500

Detached

Bungalow

26 Average +20,000

1,480 +5,000

5 3 3

Developed +25,000
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Double

+50,000

355,000
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19 Despins Road
Thompson, MB

April 2019

346,000.

Similar

7,200

Detached

Bungalow

12 Good

1,400 +5,000

5 3 3

Developed +5,000

Adequate

Double

+10,000

356,000

% %2.9 2.9

Comparable #1 - Adjusted for overall condition and basement development.

Comparable #2 - Adjusted for overall condition and basement development.

Comparable #3 - Adjusted for basement development.

Not offered for sale 

in the last 3 years.

355,000.

Under current market conditions it is estimated that the property would sell in 60 to 90 days.

The final estimate is based on the cost approah and the sales comparison approach. Most weight 

given to the sales comparison approach.

May 8, 2019 355,000.00

May 9, 2019
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ENTRANCE

LIVING

DINING

KITCHEN

FULL BATH

PART BATH

BEDROOM

FAMILY

LAUNDRY

OTHER

TOTAL ROOMS

C
O

S
T 

A
P
P
R

O
A
C
H

SOURCE OF COST DATA: MANUAL CONTRACTOR OTHER

LAND VALUE $

BUILDING DEPRECIATED COSTCOST NEW

COST @ $ $ $

GARAGE $ $

BASEMENT FINISH

$ $

OTHER EXTRAS $ $

$ $

$ $

$ $

$ $

TOTAL REPLACEMENT COST $

LESS: ACCRUED DEPRECIATION % $ $

INDICATED VALUE $

VALUE BY THE COST APPROACH (rounded): $

NOTE: The construction cost estimates contained herein were not prepared for insurance purposes and
are invalid for that use. The Cost Approach is not applicable when appraising individual strata/condo-

minium type dwelling units.
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SUBJECT Description $ Adjustment Description $ Adjustment Description $ Adjustment

COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3

DATE OF SALE

SALE PRICE $ $ $ $

LOCATION

SITE SIZE

BUILDING TYPE

DESIGN/STYLE

AGE/CONDITION

LIVABLE FLOOR AREA

Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

ROOM COUNT

BASEMENT

PARKING

ADJUSTMENTS (Gross/Net) $ $ $

ADJUSTED VALUES $ $ $

CONCLUSIONS:

SALES HISTORY - ANALYSIS OF KNOWN CURRENT AGREEMENTS FOR SALE, PRIOR SALES, LISTINGS, OPTIONS OR MARKETING OF THE SUBJECT: (minimum of three years)

VALUE BY DIRECT COMPARISON APPROACH (rounded)  $
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RECONCILIATION AND FINAL ESTIMATE OF VALUE:

AS A RESULT OF MY APPRAISALAND ANALYSIS OF ALL APPLICABLEDATA AND RELEVANT FACTORS, IT IS MY CONCLUSIONTHAT THE MARKET VALUE OF THE INTEREST IN

THE SUBJECT PROPERTY AS AT (Effective Date of the Appraisal) IS $

THIS REPORT WAS COMPLETEDON:

© APPRAISAL INSTITUTE OF CANADA AIC FULL LEGAL 04/04



97 Wuskwatim Bay Thompson MB R8N 1V5

Lot 23, Block 191, Plan 879

May 8, 2019 355,000.00

Bernard Kelly
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DEFINITION OF MARKET VALUE: 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
are well informed or well advised, and acting in what they consider their own best interests; a reasonable time is allowed for exposure in the open market; payment is made in terms of 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.

Source: Canadian Uniform Standards of Professional Appraisal Practice)  Note: If other than market value is being appraised, see additional comments.

DEFINITION OF HIGHEST AND BEST USE: The reasonably probable and legal use of the property, that is physically possible, appropriately supported, and financially feasible, and results in the highest value.

S
C
O

P
E

The scope of the appraisal encompasses the due diligence undertaken by the appraiser (consistent with the terms of reference from the client, the purpose and intended use of the report) and the necessary
research and analysis to prepare a report in accordance with the Canadian Uniform Standards of Professional Appraisal Practice of the Appraisal Institute of Canada. The following comments describe the extent of

the process of collecting, confirming and reporting data and its analysis, describe relevant procedures and reasoning details supporting the analysis, and provide the reason for the exclusion of any usual valuation
procedures.
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ORDINARY ASSUMPTIONS & LIMITING CONDITIONS
The certification that appears in this appraisal report is subject to the following conditions:
1. This report is prepared at the request of the client and for the specific use referred to herein. It is not reasonable for any other party to rely on this appraisal without first obtaining written authorization from the

client, the author and any supervisory appraiser, subject to the qualification in paragraph 11 below. Liability is expressly denied to any person other than the client and those who obtain written consent and,
accordingly, no responsibility is accepted for any damage suffered by any such person as a result of decisions made or actions based on this report. Diligence by all intended users is assumed.

2. Because market conditions, including economic, social and political factors change rapidly and, on occasion, without warning, the market value estimate expressed as of the date of this appraisal cannot be
relied upon as of any other date except with further advice from the appraiser and confirmed in writing.

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

4. The subject property is presumed to comply with government regulations including zoning, building codes and health regulations and, if it doesn't comply, its non-compliance may affect market value.
5. No survey of the property has been made. Any sketch in the appraisal report shows approximate dimensions and is included only to assist the reader of the report in visualizing the property.
6. This report is completed on the basis that testimony or appearance in court concerning this appraisal is not required unless specific arrangements to do so have been made beforehand. Such arrangements will

include, but not necessarily be limited to, adequate time to review the appraisal report and data related thereto and the provision of appropriate compensation.
7. Unless otherwise stated in this report, the appraiser has no knowledge of any hidden or unapparent conditions of the property (including, but not limited to, its soils, physical structure, mechanical or other

operating systems, its foundation, etc.) or adverse environmental conditions (on it or a neighbouring property, including the presence of hazardous wastes, toxic substances, etc.) that would make the property
more or less valuable. It has been assumed that there are no such conditions unless they were observed at the time of inspection or became apparent during the normal research involved in completing the

appraisal. This report should not be construed as an environmental audit or detailed property condition report, as such reporting is beyond the scope of this report and/or the qualifications of the appraiser. The
author makes no guarantees or warranties, express or implied, regarding the condition of the property, and will not be responsible for any such conditions that do exist or for any engineering or testing that might

be required to discover whether such conditions exist. The bearing capacity of the soil is assumed to be adequate.
8. The appraiser is not qualified to comment on environmental issues that may affect the market value of the property appraised, including but not limited to pollution or contamination of land, buildings, water,

groundwater or air. Unless expressly stated, the property is assumed to be free and clear of pollutants and contaminants, including but not limited to moulds or mildews or the conditions that might give rise
to either, and in compliance with all regulatory environmental requirements, government or otherwise, and free of any environmental condition, past, present or future, that might affect the market value of the

property appraised. If the party relying on this report requires information about environmental issues then that party is cautioned to retain an expert qualified in such issues. We expressly deny any legal
liability relating to the effect of environmental issues on the market value of the subject property.

9. The appraiser obtained information, estimates and opinions that were used in the preparation of this report from sources considered to be reliable and accurate and believes them to be true and correct. The
appraiser does not assume responsibility for the accuracy of items that were furnished by other parties.

10. The opinions of value and other conclusions contained herein assume satisfactory completion of any work remaining to be completed in a good and workmanlike manner. Further inspection may be required to
confirm completion of such work.

11. The contents of this report are confidential and will not be disclosed by the author to any party except as provided for by the provisions of the Canadian Uniform Standards of Professional Appraisal Practice
(''The Standards'') and/or when properly entered into evidence of a duly qualified judicial or quasi-judicial body. The appraiser acknowledges that the information collected herein is personal and confidential and

shall not use or disclose the contents of this report except as provided for in the provisions of the Canadian Uniform Standards of Professional Appraisal Practice (the ''Standards'') and in accordance with the
appraiser's privacy policy. The client agrees that in accepting this report, it shall maintain the confidentiality and privacy of any personal information contained herein and shall comply in all material respects with

the contents of the appraiser's privacy policy.
12. The appraiser has agreed to enter into the assignment as requested by the client named in the report for the use specified by the client, which is stated in the report. The client has agreed that the performance

of this appraisal and the report format are appropriate for the intended use.
13. Written consent from the author and supervisory appraiser, if applicable, must be obtained before any part of the appraisal report can be used for any purpose by anyone except the client and other intended

users identified in the report. Where the client is the mortgagee, liability is extended to its insurer. Liability to any other party or for any other use is expressly denied regardless of who pays the appraisal fee.
Written consent and approval must also be obtained before the appraisal (or any part of it) can be altered or conveyed to other parties, including mortgagees (other than the client) and the public through

prospectus, offering memoranda, advertising, public relations, news, sales or other media.

14. If transmitted electronically, this report will have been digitally signed and secured with personal passwords to lock the appraisal file. Due to the possibility of digital modification, only originally signed reports and
those reports sent directly by the appraiser, can be relied upon without fault.

Other:

EXTRAORDINARY ASSUMPTIONS & LIMITING CONDITIONS

An extraordinary assumption or limiting condition has been invoked in this appraisal report. YES NO If yes, see attached addendum.

HYPOTHETICAL CONDITIONS

A hypothetical condition has been invoked in this appraisal report. YES NO If yes, see attached addendum.

JURISDICTIONAL EXCEPTION

A jurisdictional exception has been invoked in this appraisal report. YES NO If yes, see attached addendum.
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I certify that, to the best of my knowledge and belief:
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 my personal, impartial and unbiased professional analyses, opinions and

conclusions.
3. I have no past, present or prospective interest or bias with respect to the property that is the subject of this report and no personal interest or bias with respect to the parties involved with this

assignment, except as specified herein.
4. My engagement in this assignment is not contingent upon developing or reporting a predetermined result, upon the amount of value estimate, upon a direction in value that favours the cause of the client,

upon the attainment of a stipulated result or the occurrence of a subsequent event.
5. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Canadian Uniform Standards of Professional Appraisal Practice.

6. I have the knowledge and experience to complete this assignment competently. Except as herein disclosed, no other person has provided me with significant professional assistance in the completion of
this appraisal assignment.

7. The Appraisal Institute of Canada has a mandatory Continuing Professional Development Program for all members. As at the date of this report, the requirements of this program have been fulfilled.

SUPERVISORY APPRAISER'S CERTIFICATION If a supervisory appraiser has signed this appraisal report, he or she certifies and agrees that ''I directly supervised the appraiser who prepared this appraisal
report and, having reviewed the report, agree with the statements and conclusions of the appraiser, agree to be bound by the appraiser's certification and am taking full responsibility for the valuation and the report.''

PROPERTY IDENTIFICATION

ADDRESS: CITY: PROVINCE: POSTAL CODE:

LEGAL DESCRIPTION:

AS A RESULT OF MY ANALYSIS OF ALL APPLICABLE DATA AND RELEVANT FACTORS, IT IS MY CONCLUSION THAT THE MARKET VALUE OF THE INTEREST IN THE SUBJECT PROPERTY

AS AT (Effective Date of the Appraisal)  IS $

APPRAISER:

SIGNATURE:

NAME:

DESIGNATION:

DATE SIGNED:

DATE OF INSPECTION:

LICENSE INFO (where applicable):

NOTE: For this appraisal to be valid, an original or a password protected digital signature is required.

SUPERVISORY APPRAISER:

SIGNATURE:

NAME:

DESIGNATION:

DATE SIGNED:

DATE OF INSPECTION:

LICENSE INFO (where applicable):

NOTE: For this appraisal to be valid, an original or a password protected digital signature is required.

ATTACHMENTS:

ADDITIONAL SALES EXTRAORDINARY ITEMS ADDENDUM NARRATIVE ADDENDUM PHOTO ADDENDUM SKETCH ADDENDUM

MAP ADDENDUM

© APPRAISAL INSTITUTE OF CANADA AIC FULL LEGAL 04/04



Form CPICPIX.SR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Photo Page
Royal Bank of Canada Bernard Kelly

55 Selkirk Avenue

Thompson, MB R8N 0M5

204 778.6303

97 Wuskwatim Bay

Thompson

MB

Subject Front

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

97 Wuskwatim Bay

1,820 Sq.Ft.

5

3

2.5

7,200

28

Subject Rear

Subject Street

LENDER/CLIENT

ADDRESS:

TEL: ( )

APPRAISER

ADDRESS:

TEL: ( )

ADDRESS OF PROPERTY



Form CPICPIX.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page
Royal Bank of Canada Bernard Kelly

55 Selkirk Avenue

Thompson, MB R8N 0M5

204 778.6303

97 Wuskwatim Bay

Thompson

MB

Subject Interior

Sales Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

97 Wuskwatim Bay

1,820 Sq.Ft.

5

3

2.5

7,200

28

Subject Interior

Subject Interior

LENDER/CLIENT

ADDRESS:

TEL: ( )

APPRAISER

ADDRESS:

TEL: ( )

ADDRESS OF PROPERTY



Form CPICPIX.CR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Photo Page
Royal Bank of Canada Bernard Kelly

55 Selkirk Avenue

Thompson, MB R8N 0M5

204 778.6303

97 Wuskwatim Bay

Thompson

MB

Comparable 1

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

32 Smith Crescent

400,000.

1,500

5

3

2.5

10,500

24

Comparable 2

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

130 Wekusko Street

305,000.

1,480

5

3

3

7,500

26

Comparable 3

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

19 Despins Road

346,000.

1,400

5

3

3

7,200

12

LENDER/CLIENT

ADDRESS:

TEL: ( )

APPRAISER

ADDRESS:

TEL: ( )

ADDRESS OF PROPERTY



2

X

X

X

1

1

2

2

1

1

X

X

1

7,200 x 5.00 36,000.

1,820 230. 418,600

25,000.

443,600

25 110,900 332,700

368,700

369,000

97 Wuskwatim Bay
Thompson, MB R8N 1V5

Burntwood

7,200

Detached 

Split Level

28 Good

1,820 Sq.Ft.

5 3 2.5

Developed

Adequate

GARAGE Double

32 Smith Crescent
Thompson, MB

April 2019

400,000.

Similar

10,500

Detached 

Bungalow

24 V.Good -15,000

1,500 +5,000

5 3 2.5

Developed -25,000

Adequate

Double

-35,000

365,000

% %11.3 8.8

130 Wekusko Street
Thompson, MB

December 2018

305,000.

Similar

7,500

Detached

Bungalow

26 Average +20,000

1,480 +5,000

5 3 3

Developed +25,000

Adequate

Double

+50,000

355,000

% %16.4 16.4

19 Despins Road
Thompson, MB

April 2019

346,000.

Similar

7,200

Detached

Bungalow

12 Good

1,400 +5,000

5 3 3

Developed +5,000

Adequate

Double

+10,000

356,000

% %2.9 2.9

Comparable #1 - Adjusted for overall condition and basement development.

Comparable #2 - Adjusted for overall condition and basement development.

Comparable #3 - Adjusted for basement development.

Not offered for sale 

in the last 3 years.

355,000.

Under current market conditions it is estimated that the property would sell in 60 to 90 days.

The final estimate is based on the cost approah and the sales comparison approach. Most weight 

given to the sales comparison approach.
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SOURCE OF COST DATA: MANUAL CONTRACTOR OTHER

LAND VALUE $

BUILDING DEPRECIATED COSTCOST NEW

COST @ $ $ $

GARAGE $ $

BASEMENT FINISH

$ $

OTHER EXTRAS $ $

$ $

$ $

$ $

$ $

TOTAL REPLACEMENT COST $

LESS: ACCRUED DEPRECIATION % $ $

INDICATED VALUE $

VALUE BY THE COST APPROACH (rounded): $

NOTE: The construction cost estimates contained herein were not prepared for insurance purposes and
are invalid for that use. The Cost Approach is not applicable when appraising individual strata/condo-

minium type dwelling units.
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SUBJECT Description $ Adjustment Description $ Adjustment Description $ Adjustment

COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3

DATE OF SALE

SALE PRICE $ $ $ $

LOCATION

SITE SIZE

BUILDING TYPE

DESIGN/STYLE

AGE/CONDITION

LIVABLE FLOOR AREA

Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

ROOM COUNT

BASEMENT

PARKING

ADJUSTMENTS (Gross/Net) $ $ $

ADJUSTED VALUES $ $ $

CONCLUSIONS:

SALES HISTORY - ANALYSIS OF KNOWN CURRENT AGREEMENTS FOR SALE, PRIOR SALES, LISTINGS, OPTIONS OR MARKETING OF THE SUBJECT: (minimum of three years)

VALUE BY DIRECT COMPARISON APPROACH (rounded)  $
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RECONCILIATION AND FINAL ESTIMATE OF VALUE:

AS A RESULT OF MY APPRAISALAND ANALYSIS OF ALL APPLICABLEDATA AND RELEVANT FACTORS, IT IS MY CONCLUSIONTHAT THE MARKET VALUE OF THE INTEREST IN

THE SUBJECT PROPERTY AS AT (Effective Date of the Appraisal) IS $

THIS REPORT WAS COMPLETEDON:

© APPRAISAL INSTITUTE OF CANADA AIC FULL LEGAL 04/04



97 Wuskwatim Bay Thompson MB R8N 1V5

Lot 23, Block 191, Plan 879

May 8, 2019 355,000.00

Bernard Kelly

Form DFF2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

RESIDENTIAL APPRAISAL REPORT

D
E
FI

N
IT

IO
N

S

DEFINITION OF MARKET VALUE: 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
are well informed or well advised, and acting in what they consider their own best interests; a reasonable time is allowed for exposure in the open market; payment is made in terms of 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.

Source: Canadian Uniform Standards of Professional Appraisal Practice)  Note: If other than market value is being appraised, see additional comments.

DEFINITION OF HIGHEST AND BEST USE: The reasonably probable and legal use of the property, that is physically possible, appropriately supported, and financially feasible, and results in the highest value.
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The scope of the appraisal encompasses the due diligence undertaken by the appraiser (consistent with the terms of reference from the client, the purpose and intended use of the report) and the necessary
research and analysis to prepare a report in accordance with the Canadian Uniform Standards of Professional Appraisal Practice of the Appraisal Institute of Canada. The following comments describe the extent of

the process of collecting, confirming and reporting data and its analysis, describe relevant procedures and reasoning details supporting the analysis, and provide the reason for the exclusion of any usual valuation
procedures.
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ORDINARY ASSUMPTIONS & LIMITING CONDITIONS
The certification that appears in this appraisal report is subject to the following conditions:
1. This report is prepared at the request of the client and for the specific use referred to herein. It is not reasonable for any other party to rely on this appraisal without first obtaining written authorization from the

client, the author and any supervisory appraiser, subject to the qualification in paragraph 11 below. Liability is expressly denied to any person other than the client and those who obtain written consent and,
accordingly, no responsibility is accepted for any damage suffered by any such person as a result of decisions made or actions based on this report. Diligence by all intended users is assumed.

2. Because market conditions, including economic, social and political factors change rapidly and, on occasion, without warning, the market value estimate expressed as of the date of this appraisal cannot be
relied upon as of any other date except with further advice from the appraiser and confirmed in writing.

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

4. The subject property is presumed to comply with government regulations including zoning, building codes and health regulations and, if it doesn't comply, its non-compliance may affect market value.
5. No survey of the property has been made. Any sketch in the appraisal report shows approximate dimensions and is included only to assist the reader of the report in visualizing the property.
6. This report is completed on the basis that testimony or appearance in court concerning this appraisal is not required unless specific arrangements to do so have been made beforehand. Such arrangements will

include, but not necessarily be limited to, adequate time to review the appraisal report and data related thereto and the provision of appropriate compensation.
7. Unless otherwise stated in this report, the appraiser has no knowledge of any hidden or unapparent conditions of the property (including, but not limited to, its soils, physical structure, mechanical or other

operating systems, its foundation, etc.) or adverse environmental conditions (on it or a neighbouring property, including the presence of hazardous wastes, toxic substances, etc.) that would make the property
more or less valuable. It has been assumed that there are no such conditions unless they were observed at the time of inspection or became apparent during the normal research involved in completing the

appraisal. This report should not be construed as an environmental audit or detailed property condition report, as such reporting is beyond the scope of this report and/or the qualifications of the appraiser. The
author makes no guarantees or warranties, express or implied, regarding the condition of the property, and will not be responsible for any such conditions that do exist or for any engineering or testing that might

be required to discover whether such conditions exist. The bearing capacity of the soil is assumed to be adequate.
8. The appraiser is not qualified to comment on environmental issues that may affect the market value of the property appraised, including but not limited to pollution or contamination of land, buildings, water,

groundwater or air. Unless expressly stated, the property is assumed to be free and clear of pollutants and contaminants, including but not limited to moulds or mildews or the conditions that might give rise
to either, and in compliance with all regulatory environmental requirements, government or otherwise, and free of any environmental condition, past, present or future, that might affect the market value of the

property appraised. If the party relying on this report requires information about environmental issues then that party is cautioned to retain an expert qualified in such issues. We expressly deny any legal
liability relating to the effect of environmental issues on the market value of the subject property.

9. The appraiser obtained information, estimates and opinions that were used in the preparation of this report from sources considered to be reliable and accurate and believes them to be true and correct. The
appraiser does not assume responsibility for the accuracy of items that were furnished by other parties.

10. The opinions of value and other conclusions contained herein assume satisfactory completion of any work remaining to be completed in a good and workmanlike manner. Further inspection may be required to
confirm completion of such work.

11. The contents of this report are confidential and will not be disclosed by the author to any party except as provided for by the provisions of the Canadian Uniform Standards of Professional Appraisal Practice
(''The Standards'') and/or when properly entered into evidence of a duly qualified judicial or quasi-judicial body. The appraiser acknowledges that the information collected herein is personal and confidential and

shall not use or disclose the contents of this report except as provided for in the provisions of the Canadian Uniform Standards of Professional Appraisal Practice (the ''Standards'') and in accordance with the
appraiser's privacy policy. The client agrees that in accepting this report, it shall maintain the confidentiality and privacy of any personal information contained herein and shall comply in all material respects with

the contents of the appraiser's privacy policy.
12. The appraiser has agreed to enter into the assignment as requested by the client named in the report for the use specified by the client, which is stated in the report. The client has agreed that the performance

of this appraisal and the report format are appropriate for the intended use.
13. Written consent from the author and supervisory appraiser, if applicable, must be obtained before any part of the appraisal report can be used for any purpose by anyone except the client and other intended

users identified in the report. Where the client is the mortgagee, liability is extended to its insurer. Liability to any other party or for any other use is expressly denied regardless of who pays the appraisal fee.
Written consent and approval must also be obtained before the appraisal (or any part of it) can be altered or conveyed to other parties, including mortgagees (other than the client) and the public through

prospectus, offering memoranda, advertising, public relations, news, sales or other media.

14. If transmitted electronically, this report will have been digitally signed and secured with personal passwords to lock the appraisal file. Due to the possibility of digital modification, only originally signed reports and
those reports sent directly by the appraiser, can be relied upon without fault.

Other:

EXTRAORDINARY ASSUMPTIONS & LIMITING CONDITIONS

An extraordinary assumption or limiting condition has been invoked in this appraisal report. YES NO If yes, see attached addendum.

HYPOTHETICAL CONDITIONS

A hypothetical condition has been invoked in this appraisal report. YES NO If yes, see attached addendum.

JURISDICTIONAL EXCEPTION

A jurisdictional exception has been invoked in this appraisal report. YES NO If yes, see attached addendum.
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I certify that, to the best of my knowledge and belief:
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 my personal, impartial and unbiased professional analyses, opinions and

conclusions.
3. I have no past, present or prospective interest or bias with respect to the property that is the subject of this report and no personal interest or bias with respect to the parties involved with this

assignment, except as specified herein.
4. My engagement in this assignment is not contingent upon developing or reporting a predetermined result, upon the amount of value estimate, upon a direction in value that favours the cause of the client,

upon the attainment of a stipulated result or the occurrence of a subsequent event.
5. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Canadian Uniform Standards of Professional Appraisal Practice.

6. I have the knowledge and experience to complete this assignment competently. Except as herein disclosed, no other person has provided me with significant professional assistance in the completion of
this appraisal assignment.

7. The Appraisal Institute of Canada has a mandatory Continuing Professional Development Program for all members. As at the date of this report, the requirements of this program have been fulfilled.

SUPERVISORY APPRAISER'S CERTIFICATION If a supervisory appraiser has signed this appraisal report, he or she certifies and agrees that ''I directly supervised the appraiser who prepared this appraisal
report and, having reviewed the report, agree with the statements and conclusions of the appraiser, agree to be bound by the appraiser's certification and am taking full responsibility for the valuation and the report.''
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ADDRESS: CITY: PROVINCE: POSTAL CODE:

LEGAL DESCRIPTION:

AS A RESULT OF MY ANALYSIS OF ALL APPLICABLE DATA AND RELEVANT FACTORS, IT IS MY CONCLUSION THAT THE MARKET VALUE OF THE INTEREST IN THE SUBJECT PROPERTY

AS AT (Effective Date of the Appraisal)  IS $

APPRAISER:

SIGNATURE:

NAME:

DESIGNATION:

DATE SIGNED:

DATE OF INSPECTION:

LICENSE INFO (where applicable):

NOTE: For this appraisal to be valid, an original or a password protected digital signature is required.

SUPERVISORY APPRAISER:

SIGNATURE:

NAME:

DESIGNATION:

DATE SIGNED:
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LICENSE INFO (where applicable):

NOTE: For this appraisal to be valid, an original or a password protected digital signature is required.
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Subject Photo Page
Royal Bank of Canada Bernard Kelly

55 Selkirk Avenue

Thompson, MB R8N 0M5

204 778.6303

97 Wuskwatim Bay

Thompson

MB

Subject Front

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

97 Wuskwatim Bay

1,820 Sq.Ft.

5

3

2.5

7,200

28

Subject Rear

Subject Street
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APPRAISER
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ADDRESS OF PROPERTY
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Subject Interior Photo Page
Royal Bank of Canada Bernard Kelly

55 Selkirk Avenue

Thompson, MB R8N 0M5

204 778.6303

97 Wuskwatim Bay

Thompson

MB

Subject Interior

Sales Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

97 Wuskwatim Bay

1,820 Sq.Ft.

5

3

2.5

7,200

28

Subject Interior

Subject Interior

LENDER/CLIENT

ADDRESS:

TEL: ( )

APPRAISER

ADDRESS:

TEL: ( )

ADDRESS OF PROPERTY
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Comparable Photo Page
Royal Bank of Canada Bernard Kelly

55 Selkirk Avenue

Thompson, MB R8N 0M5

204 778.6303

97 Wuskwatim Bay

Thompson

MB

Comparable 1

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

32 Smith Crescent

400,000.

1,500

5

3

2.5

10,500

24

Comparable 2

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

130 Wekusko Street

305,000.

1,480

5

3

3

7,500

26

Comparable 3

Sale Price

Liveable Floor Area

Total Rooms

Total Bedrooms

Total Bathrooms

Site

Age

19 Despins Road

346,000.

1,400

5

3

3

7,200

12

LENDER/CLIENT
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TEL: ( )

APPRAISER
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ADDRESS OF PROPERTY
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