BAAYEN APPRAISALS

File No. 43658

APPRAISAL OF

LOCATEDAT:

1207 County Road 23
Haldimand Twp, On KOK 2G0

FOR:

Laurentian Bank
130 Adelaide Strect West
Toronto, ON KOA 2M3

EORROWER:

Dyson

AS OF:

February 18, 2004

BY:

Arend G. Baayen

297 Ivey Crescent, Cobourg, Ontario K8A 5X3, bus. phone 905-373-69%90 fax 505-373-6019




Landnr Rafarsnce Na: APPRAISAL REPORT File No: 4358

CLLENT: Laurention Bank HOME OWNERSHIP UNITS ARPRAISER Arend G Baayen
|ADDRESS: 130 Adelaide Street West ADDRESS OF PROPERTY 267 Ivey Crescant
Toronto, ON K9A 2M3 1207 County Road 23 Cobourg, Cntario
TEL: { __BTT 3 B12.-B522 ity Haldimand Twp TEL:( _ 905 ] 3736590
PROVINCE On POSTALCODE KOK 2G0

APPLICANT NAME DOyson
LEGAL OCSCRIPTION CONIPT LOT 18 RPIGR51TE 1

MUNICIPALITY or DISTRICT Township of Haldimand, County of Narthumberiand

ASSESSMENT: LAND e TOTAL 312,000,000 TAKES § 4,321 .20 YEAR 2003
FURPOSE OF AFPRAISAL: Toastimars the markel value X or i

FROFPERTY RIGHTS APPRAISCD: Fam simpla E Leasahold Coandaminium Co-aparstiva Other {Spacify)
OCCUPIED BY: Owner X Tarmant Vacant

HIGHEST & BEST USE; X Ao dmproved  NOTE: IF HIGHEST &L BFST USE IS NOT THE CURRECNT USE . SEE COMMIKTS

i HEIGHEOURHOOD DESCRIPTION
NATURE OF DISTRICT TREND OF DISTRICT CONFORMITY OF SuBJ, AVG. AGE OF PROPERTIES SUPPLY DEMAND

X RESIDESTIAL IMPROVING INFERIOR INNEIGHBOURHOOD: GOOD X Goon
X RURAL X STABLL X SIMILAK mixed YEARS LY FaIR FAIR
MIXCD — DETERIDRATING — . SUPCRIOR AREA BUILT UP pfB = % POOR POOR
TRANSITION
DISTANCE FLEMENTARY SCHOOL +8 km Graften PUBLIC TRANSFORTATION PRICE RANGE IN NFIGHROURBHOOD
To SECONDARY SCHOOL +-15 km Cobourg SHOPPING FACILITIES +- B km_ Grafton 3 90 000-500 Q00+
DOWNTOWS singe family

SUMMARY:  Including ACWIRSE INFLUENCES IN AREA, i any le.g. radivand tracks, commerciallindusiiial groporthes, wnkempl propaities, major Liaffic arterles, otc.)

The subject is |ooated in 8 rural area approximately 5 kilameires north of the Village of Grafton, Ontario,_on the sast side of County Road
|#23. MNeighbouring properties conaist of single family dwellings, farms_and vacant lang.

SITE DIMENSIONS: 43668 « 502 0F x PANED ROAD X TELEFHONE SANITARY SEWER
SITE AREA: 5 Acres SOURCE-Aesossment GRAVEL ROAD GAS X SEPTIC
TOPOGRAPHY: ralling SIDCWALK MUKICIPAL WATER STORU SEWER
CONTIGURATION: irreguiar CURRS X WELL-PRIVATL X OPEN DITCH
TONING: Fural STRECT LIGHTS WELL- COMMUNAL
CABLEVISION
DOES PRESENT USE CONFORM: A ¥ES NO  (IF NOL SEF COMMENT)
LANDSCARING EASEMENTS DRIVEWAY ELECTRICAL
EXCELLENT Falg UTILETY X PRIVATC X SINGLE CONCRETE X UNDORGROUND
X Goon FPOOR MACCESS MUTUAL DOUBLE ASPHALT OVERMEAD
AVERAGE NONE NONE X vl
CUMHENT oN lN\" POSITIVEINEGATIVE FEATURES: (=, q rtgarumq conrnrmny ol :nnmg atfects of wasamunts, valis trends, ste) Subject hus a alngle graval

property is Eef‘ﬂtﬁﬂ D'&' de”Ud WD” and Eﬂﬂllc E-_‘fﬁh'm ’t i assumeu Ihe wuh.,r and septic nrslema are in p!ace in good warklnq -::n:lﬁr arh:j
suitable to property use

VEMENTS - TERIDR

CSTIMATCD YCAR BUILT: 1988+1588 EFFECTIVE AGE: 10 years ESTIMATED RFEMAINING LIFE (¥is) 70 years
CONSTRUCTION COMPLLTL: yes PERCENTAGE COMPLETE: 100 HOLDBACK RICOMMENDED: no
FLOOR AREA BASEMENT TYPE OF BUILDING DESIGN CONSTRUCTION
MAIN s 2,948 X FULL % DETACHED x ONE-STOREY X WCOD FRAME
Tna PARTIAL SCMI-DETACHED SPLIT-LEVEL BRICK
it 0 CRAWL SPACE ROWITOWNHOUSE 11/2 STOREY STONE
TOTAL 7. 948 TOTAL AREA 0 APARTMENT 2. 5TOREY CONCRETE
X SO.FT. SO, X ROLFT, S0.M.
WINDOW SASHIGLAZING EXTERIOR FINISH ROOFING MATERIAL DOVERALL EXT. CONDITION
thermopane BRICK VENEER W00 SINING X ASPHALY SHINGLE X Goon
SOLID BRICK RLUMIN A WOOD SHINGLE AVCRAGE

U.F.F.0, AFPARENT STONEVENELR ¥ VINYL TAR & GRAVEL FAIR

YES SOLID STONE INSULBRICK FOOR

X Nid STUCCD 5 APPROX. AGE

DESCRIPTION OF IMPROVEMENITS - INTERIDR

INSULATION FLOORING WALLS CEILINGS FINISH
A CEILING E W-W CARPET X SHEET VINYL FLYWOOD
A WALLS SOFTWOOn WINYL TILE PLASTCR
X BASEMENT HARDWOOD CERAMIC X X GYPSUM BOARD
CRAWI LiNaLEUM X parquet
FLODR PLAN CLOSETS BEDROOMS{#) k4 BATHRODMS(#) iF OVERALL INT. CONDITION
— GODD X Goon 1 LARGE 1 1P, X Gooo — . GOOoD
AYCRAGE AYERAGE k] AVERAGE 1 IPe. A AVERAGE X AVERAGE
FhIR —_— FAIR SMALL frd d. P, POOR FAIR
PODR POOR 5-Pe. CUSTOM FOOR
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Landsr Refaranes Nt File Na: 4398

FOUNDATION WALLS PLUMBING LINES ELECTRICAL WATCR HEATLCR HEATING SYSTEM
X POURED CONCRETE & COPPER FUSES GAS X FORCCD AR
CONCRETE BLOCK X PYL * BREAKLCRS X ELECTRIC GRAVITY
CONCRETL SLAB GALVANIZED X 40 galion HOT WATER
BRICK STONE RATED CAPACITY OF MAIN CAPACITY X ail
BREAKERS 200 AMPS FUEL TYPE FUEL TYPE
BUILT-IN APPLIANCESIEXTRA FEATURES:
STOVE VACUUM CENTRAL AIR SAUNA SOLARIUM
OVEN GARBAGE DISPOSAL MR CLEANER x WHIRLPOOL SEYLIGHTS
X DISHWASHER TIRCPLACE([S) SECURITY SYSTEM _indoor SWIMMING POOL GARAGE OPENER
BASEMENT FINISHES, UTILITY: The basement i Tull and completely finished with a recreation room,. & workshop i washroom. a

bedroom, & laundry room, and in indoor swimming pool

GARAGESICARPORTS: Allched 7-car garage

DECKS, PATIOS, OTHER IMPROVEMENT: deck, sunroom

COMMENTS: Buitding. sppesrance, quality, condition, services inchuding enties: The subject appears in good condition and well maintained, The dwelling
appears to have beon eonstructed with good guality materials and workmanship and is similar ta neighbouriag properties. Mo differad

Lmainlenance was observed

LEVEL: MAIN SECOND THIRD BSMT. |SOURCEOF COST DATA: _ X MANUAL LOCAL CONTRACTOR OTHER
ROOMS: i LAND VALUE: ingluding services, .. ......... e 65 000
CHTRANCE 1 ! BUILDING COSTNEW DEPRECIATED COST
LIVIKG 1 COs%T  Z.948.00 & 35 85,00 % 2E0 QD
DINING 1 EARAG xR R S ] 0 % 10,000
| KITCHEN | BASEMENTFINISH: _ . .. .. ......
FULL BATH 1 1 b D3 25,000
PART RATH i 1 OTHER EXTRAS 21 3
BEDROOM 2 | 1 indoar pesl . 3 3 15,000
FAMILY i  Er ) [~ i B o L Sl Ly R e T 3 4
LALNDREY | 1 ol SO i i G 3 o3 0
OTHERIS) 1 = 1 TOTAL REPLACEMENT COST: . ., . $ 280, 08B0
{ LESS: ACCRUED DEPRECIATION 154 3 42 D08 3§ 73R, 051
I INONCATE DY MBS ol nt e oot S s e Eoru 363,051
|
3 353 100

DIRECT MAPPROACH

SURIFCT PROPERTY COMPARABLE NO. 1 COMPARABLE NO 7 COMPARAMBILE MO 3
1 DESCRIPTION I 3 ADJUST. DESCRIPTION ! § ADIUST. DESCRIPTION | 3 ADJUST,
ADDRESS 1207 County Road 23 1988 County Road 23 3417 Leach Road 3248 Charbrook Crescent
Haldimand Twn AlnwickiHaldimanc Hamiitan Twp -35 000 |Hamilton Twea -37. 000
quality aopd
DATE OF SALE listed 10/25/3003 Q8/19/2003 10/24520032
581F PRICE S89 900 360 000 345 000 372 500
SITE SITE D Acres 19 acras 165,000 |21.25 acres -20 000 |2 05 acres 5,000
SITE L.F.A, 2048 5q.Ft, 2200 Sq Fi 26,000 1. 200 51, 000 2 800 16 000
AGETCONDITINN 16 Yrs. !qood 13 ¥rs. / wvnood -22. 000 |1 1yr | qead 4 I good -14 000
STYLE bungalow-frama 1.5 Storey. frame brick bungalow 40,000 |brick bungalow -10,000
| RME/REDSIBATHS 5 Fianl 3 g -/ B 2F T ] 2 10 ¢ a1 ]
RAGEMINT full fin w.o full fin w o full fin 5,000 |full 35 0040
GARAGEIPAREING Z-gar Z-car J-CAr garape Z2-car
sunroam, deck large balcony patio, deck patio
firgplace -4, 000 fireplace =4, 000
indoor pocl 15,000 15,000 |ingrd pool
[ ] EHH 200D JEHHB 2000 |F.A G+ air -2 00
ADJUSTED WALUFS | NFT ADIUSTED TOTALS 24 2% 1 4% 365 000 |43 8% 6. 1% 66 000 |33 0% =3 0% 351, 500

CONCLUSIONS: Sales used are all execulive clags rural gr:n:-e?tics located in the general subjecl area. Sale #1 is located cloge 1o the aubjact
and provides good markel support.

WALUL BY THE DIRECT COMPARISON APPROACH (ROUNDCD) $ S50 000

FINAL ESTIMATE OF VALUE/COMMENT ON REASONABLE EXPOSURE TIME: The market value of the subject property is based on a 60- 1o
90-day sale period, under present market conditions

COMMENT ON AND ANALYZIE AMNY KNOWN SALES, LISTING OROFFER TO PURCHASE ON THE SUBJECT PROPLCRTY OVER THE PAST YEAR:
[Include source of informatien,]  The sybject is gurrently listed with an asking price of £ 384 500

AS A RESULT OF MY APPRAISAL AND ANALYSISIT IS MY OPINION THAT THE MARKET VALUFE OF THE SURJECT PROPERTY AS AT

February 18,2004 15 £ 365 000 THE REPORT WAS COMPLETED oN 02/18/2004
ADDITIONAL SALES: ATTACHED SKETCH ADDENDUM: ATTACHED OTHER (SPECIFY)

NARRATIVE ADDENDUM: ATTACHED PHOTO ADBESDUM ATTACHED ATTACHLD
MAF ADDENDUM: ATTACHED LIMITING COND /CERT.: ATTACHED ATTACHED
SIGNATURE SIGNATURE

APPRAISER nd G SUP, APPR

DESIGHATIONCRA INSF. FROP.{DATE) O02/18/7004 DESIGNATION nfa INSP, PROP.(DATE)
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Clian Relarance Na,: Filg No.: 4398

CERTIFICATION AND STATEMENT OF LIMITING CONDITIONS - PAGE
DEFINITION OF MARKET VALUE: The mest prebable price which & property showld bring In o competitive and opan
markat under all conditions requisite te a Tair sale, the buyer and selles, each acting prudently, knowledgaably
and assuming the price |5 not affected by undue stimulus. Implicit in this definition is the cansummation of a sale as of a spacified
date and 1the passing of tithe from seller to buyer under conditlens whereby: (1) buyer and seller are 1yplcally motivared;
{2) both partlies are well informed or well advised, with gach acting in what he considers his own bost Inlerest;
{3} a reasanabie tima is allowed far exposure ln the open marker; (4) payment 15 made a terms af cash in Canadian daltars ar in
terms of financial arrangemants comparable thereto; and [(5) the price represents the normal consideration Tar the
property sold unalfecied by special or ¢r¢ative financing or sales concesslons granted by anyone asscoclated with the sale.

CERTIFICATION AND STATEMENT OF LIMITING CONDITIONS

CONTINGENT AND LIMITING CONDITIONS: The certification that appears in the appraisal repart is subject

ta 1the following conditions:!

1. Because marke: conditions, including @conamic, social and palitical factors change rapidiy and, on gccasion, without
warning, the markat valug ostimate cxpressed as of the date of this appraisal cannat be relied wpon as of any other
date excapt with further advice from the appralser confirmed in writing.

2. Mo rasponsibility |15 assumed for matters af a legal noture that affcct either the property being appraised aor the title to it,
It has been assemed that the title Is good and marketable and, therefore, no opinlon Is rendered about 1the title. The subject
preperty must comply with government reguiations, Including zoaing, bullding code and health regulations aad, i1 i
doesn't camply, 114 noa-compliance may alfect market value, To be certain of compliance, futhar investigation may be
ARCoSSary, The property |s appralsed on the basis of 11 being under responsible ewnership.

3. No survey of the property has baean mada, any skaich in the appraisal report is maant (o show approximata
dimensions and is included oniy 1o assist the reader of the report in visualizing the praperty,

4. This repert is completed on the basis that testimony or appesrance In court Is not required as & result of this appraisal
unless specific arfangements 1o do 5o have boon made beforehand, Such arrangements will include, but not necessarlly
be limited 10, adequale Time to review the appralsal report and data related thereto and the pravision of appropriate
compensalion.

G, Unless otherwise stated in the appraisal repert, there are no known unapparent or higden conditions of the property
{lrlt'ludll'll[l but nat limitaed 2o its solls, physical struetuie, mechanical and ather aperating system, its foundatinn, ntc.) ar
adverse enviranmental ¢conditions {an i1 or a neighbouring propersiy. Including the presence of hazardous wastes,
10%ie substances, ote.) thal would make the property more or less valuable, 1t has been assumed that LThere are na
such conditions unless they were observed at the time of inspection or become apparent during the normal research
invelved in completing the appralsal The attached repert should aot be construed as an environmental avdit or a detailed
property condition reportl. as such reporting Is boyond the scope of this report andlor the gualifications of the
approlser. Responsibllily is not accepted for any such unapparent or hidden conditions that do exist, or for any research,
testing ar angineering that might be regulred 1o discover whether such conditions exise,

G, Information, estimates, and oplniens that have been exprassed in the appraisal report are obtained from sources

considered 10 be rallable and they are believed 16 be true and correct, Mo responsibility is assemad for tha nccurncy of sech items
that were furnished by othar partias,

7. The opiniens of value and other conclusions contalned hereln pssume satisfaciory completion of any work remaining 1o
be campleted in a good and warkmaniike manner. Furthar inspection may be required 1o confirm completion of such work,

8. The contonts of this report are cansidered confidential and will not be Gisciosed by the author to any parly excepl as
previded for in the Standards of Professional Practice of the Appraisal lnstitute of Canada andlar when proparly entered into evidence
al a duly qualified Judicial or quasi-judicial body.

9, Written consent from the author and supervisery appraiser must be obtained before all (or any part) of the content
af the appraisal raport can be used 1or any purposes by anyane except: the client specified In the report and,
where 1he client is the mortgagees, its insurer ond the borrower, if helshe pald the appraisal fee. The author's written
consent and approval must 81s¢ be obtained bofore the appraisal (or any port of It} can be conaveyed by anyone 10
any alher pacthes, including mertgagees other than the client and the public through prospectus, affaring mamao, adwartising,
public redations, news, sales aof athor media.
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Cliamt Relorance Ho,; File No.: 4308

" RTIFICATION AND STATEMENT OF LIMITING

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. The subject markel area has been resgarched and a minimum of three recent sales of properies have been selecied 1hat are
the most similar and proximate 19 (he subject property Tar consideration in sales comparlson analysls and a dollar adjustment
have boon made whare appropriate 1o reflect the market reaction 1e those items of sigailicant variation. It a significant
em in a camparable property |s superior to, af more favourable 1than, the subject properiy, 4 negative adjustmant is
made 1o reduce the adjusted sales price of the comparable and. If 8 significent Itam In a comparable property Is Inferior
to. or less favourable than the subject property. a positive adjustment is made Lo increase the adjusted sales price
of the comparable.

2. All facrars known 10 the appraisar (and to the extont that the data permits) that have an impact on valua have baen taken
ino cansideration ta the extent fellt accessary in rondering a considerad apinion of value, No significant infermatien hos
boon knowingly withheld from 1he appralsal repoert and iU s believed (o the best of my Enewledge, that all statements
and infarmation kp the approlsal report are 1rue and correcs,

3. Dr‘.l_\' my personal, unbiased, and professional analysis, opintans, and conclusions are Slated in the appraisal raport, Included an
this farm are all contingent and limiting conditions affecting the analysis, oplnions. and conclusions, whether they were imposed
by the terms af the assignmant or by the appraiser.

4. | have no pasy, plesent of prospective inlefest in the property that is the subject 1o this report, and | have no present or prospective
porsonal Interest In the property or bias with respect 1o the parties involved.

5. The aspinion of value stated within this report daes nol result from o requlrement 10 report a predetermined value or direction
invalae 1that lavours the cause af the client ar any rolated party, 1the attainmant of 3 specific result, ar 1ha acculrenca
af n subsequent event |n order 1o Fecalve tha compdnsation andlar amployment for perfoming the appraisal. The raportad
walue 1% Aot based on a faquested minimum valuatien, a8 specilic valuation, of the naad Lo approve a spaciiic marigage loan.

5. This appralsal hes been parformed in conlarmity with the Standardgs of the Appraisal Institute of Canada with the exception of
The dapartura prevision of those Standards, which does nol apply. It is sackpowledged 1hat an estimate of a reasonabie time for
cRpasure in the opon morket 1s o conditlon In the definitlon ¢f marker value and the estimate developed bs consistent with the
marketing time aoted in 1he appropriate sociion of this report unless aotherwise stoted in the reconciliation sectlen,

1. The interior and extariar of the subject property wede personally inspected on the date shown in the attached report. It is
heraby certified that any apparent or known adverse conditions have beon aeted hareln, In 1he subject improvemaents,
an the subject site, or an any slte, within the immediato vicinity of the subject proparty which ware apparont as of
the date of inspaction and that adjustments have been made for these adverse conditions in the analysis of 1the
property value 1o the axtant that market evidence was avaitable to suppoerl them.

8. All conclusions and opinions about the real estate were persenally preparcd as same are set forth in the appraisal repart, If
thern was rellance on significont professional assistance from any individual ar individuals in the perfermance of 1he appraisal
af the prepafation of the appraisal repart, such Individunl{s) have been named heretn including the disclosure of specific tasks perfarmed
by them. Mo authorization has been given to anyane to make 3 change 1o any Item in the repart: therefore, I an unautharized
change |s made 1o the appralsal fepart, no respansitility for such changes is assumad.

9. The Appraisal Institute of Canada rosarvos 1he right to be ablo 1o review this appraisat report.

SUPERVISORY APPRAISER'S CERTIFICATION: IT a supetvisory appraiser signed the appraisal repart, he or
ahie cartifies and agreas that! direct suparvision of the appraisar who prapared the appraisal raeport was parformed and
that the supervisor participated in the developmant of tha estimata of market value in this appralsal report, reviewed
the appraisal roepart, agree with the statements and conclusions of the appraiser, and take full respansibility for the appraisal ropor,

APPRAISER: SUPERVISORY APPRAISER (if applicable):
Slgnature: Signature;

Hame: Aresd G. Baa — Name: i
Ipspected Property: 02/18/2004 Yes:L_] Ne: LJ |nspecied Propery: Yos: L] No:lJ
Dare Sigred: D20918/2004 Dare Signed:

Dasignation: Dasignation: nfa

Recartifiad: Yes:[_] Ho: [ Racertified: Yes:[_J Ne:l_J

TR T T T Tors padrat neag ALt el ne, Tor T T T mee sCatnres




‘s SUBJECT PROPERTY PHOTO ADDENDUM

Borrower: Dysan Fila No.: 4398
Properiy Address 1207 Counly Road 23 Case Mo,
City: Haldimand Twp Prawv.: on PCoKOK 2G0

Lender: Laurentian Bank

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: February 18, 2004
Appraised Value: § 365,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE
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