ELADCANADA

MY MIIYN ) PID

Valuation Report of Class A and AA Unites of EI-Ad Jd
Properties USA (L.P) as of December 31, 2020

2020 9218473 31 0¥ Galleria ©9) "MV NI9¥N 2



Fair Value Group ELAD NATI@NAL

Trusted Valuation Advisors PROPETRTTIES

Valuation Report of Class A and AA Units of EL-Ad
Properties USA (L.P.) as of December 31, 2020

El-Ad Properties USA (L.P)

March 2021

% ™hest
“our only

ﬁ option.
k " Finance Valuations M&A Expert Opinions Taxes Derivatives

E 4
% Tel: +972.3767.6966 Fax. +9723.767.6984 www.fairvalue.co.il info(@fairvalue.co.il 20 Lincol St, Rubinstein House, 28" floor, Tel-Aviv, Israel

Valuation of Class A and AA Units of EL-Ad Properties USA (L.P.) as of December 31, 2020



Fair Value Group ELAD MH‘NAL

Trusted Valuation Advisors PROTPE T 1ES

Table of Contents

Summary 3 Appendixes 33
Brief Description of EI-Ad Properties USA 4 A - Weighted Cost Of Capital - WACC 34
Description of Business Environment 9 B - Class A and AA Split 35
Brief Description of the Methodology 17 C - Peers Companies Elad Properties 36

Brief Description of the Main Elements of Risk and 20 D—StarPartIyOwnedSubSIdlarleS -------------------------------------------- 37 -------------

Uncertainty ................................................................................................................................................
............................................................................................................................... E Our Professional Credentlals 38

Valuation of Class A and Class AA Units 22 S
............................................................................................................................... F - Limiting Conditions 39
G — Previous Valuations 43

e ™hest
“our only

option.
Finance |» Valuations b M&A > ExpertOpinions >  Taxes P> Derivatives

Tel: +972.3767.6966 | Fax: +9723.767.6964 b www fairvalue.co.il b info@faivaliecoil - 20 Lincol St, Rubinstein House, 28" floor, Tel-Aviv, Israel

Valuation of Class A and AA Units of EL-Ad Properties USA (L.P.) as of December 31, 2020



Fair Value Group
Trusted Valuation Advisors

Summary

ELAD NATI‘ONAI_J

P RODPEURTTIES

Dear Mr. Amit Almog, CFO

Elad Canada Realty Inc.

Pursuant our engagement letter dated February 28, 2021, Elad
Canada Realty Inc. has requested that we estimate the fair value of
certain assets and liabilities attributed to class A and class AA units
of EL-Ad Properties USA (L.P.) (hereinafter “"EI-Ad Properties
USA®), as of December 31, 2020 (hereinafter “the date of our
report”), under and based on the assumptions set forth in this

report (hereinafter “our report” and/or “our Work™).

Our Report has been prepared solely for Elad Canada Realty Inc.’s
accounting purposes, its independent auditors and for regulatory
filings. Third parties should not make any use of or rely upon it for

any purpose whatsoever without our explicit prior written approval

% ™hest
“our only
‘,ﬁ option.
_k . Finance Valuations M&A

Tel: +972.3767.6966 Fax. +9723.767.6954

www.fairvalue co.il

Based on our assessments and calculations, subject to the
reservations stated above and below, we estimated the fair
value of Class A and class AA units of EI-Ad Properties USA
at approximately USD 322 million.

Our Report, attached, includes a description of the methodology
used in our work. The description included in Our Report is not
meant to be a full and detailed description of all the procedures we
adopted, rather it summarizes the main ones. This report is to be
used for the preparation of Financial Statements of Elad Canada
Realty Inc. to be published in the Tel Aviv Stock Exchange. We
confirm that we have given our full consent to the inclusion of the
valuation its entirety within the Financial Statements of Elad
Canada Realty Inc. for the 2020 Annual Report to be published on
the Tel Aviv Stock exchange, in March 2021.

25 March, 2021

Expert Opinions Taxes Derivatives
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El-Ad Properties USA (L.P) (hereinafter "EI-Ad Properties USA®) is a
holding Limited Partnership that holds 100% of Elad National Properties,
LLC (hereinafter “Elad National” and/or "The Company").

Elad National is a real estate company that operates through numerous
subsidiaries in various real estate sectors such as, inter alia, residential,

commercial and hotels.

In these sub-sectors, the company is focusing mainly on:
b Assets’ purchase.

> Development and renovation.

b Assets rental for short and long periods.

As per management, and based on EI-Ad Properties USA’s limited
partnership agreement, the economic rights to assets and liabilities of the
company are divided into three classes, as follows: (i) Class A (ii) Class
AA (iii) Class B.

We were requested to conduct a valuation report in regards with Class A
and Class AA as of December 31, 2020 (hereinafter “the date of our
report Date”).

The b es i.
“our only
option.
Finance

Valuations M&A

Tel: +972.3767.6966 Fax. +9723.767.6954

Expert Opinions
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b Following is the company’s balance sheet divided into the

three classes as of December 31, 2020:

Investment properties

Investment in joint ventures

Note receivable

Restricted cash and cash equivalents
Total non-current assets

Inventory - real estate under development
Property, plant and equipment, net
Prepaid expenses and other assets
Accounts receivable

Financial assets

Note receivable

Restricted cash and cash equivalents
current assets

Total assets

Loans from financial institutions
Convertible loans from financial institutions
Convertible loan options

Total Non-current liabilities

Trade and other payables

Current maturities of loans from financial institutions
Customer deposits

Current maturities of loans from financial institutions

Total Capital before non-controlling interests
Non-controlling interests

Unitholder's equity

Total liabilities and unitholder's equity

Taxes Derivatives

info(@fairvalue.co.il
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Class Class | Class
AA A B
USD Millions

338.3 - -

- 279.6 -
13.4 - -
2.7 - -

354.4 279.6 0.0

- - 307.9

- - 0.9
0.1 - 16.3
0.2 - 0.0

- 3.0

(13.4) 13.4 -
0.7 8.0 0.5
(12.3) 214 , 3285
342.0 301.0 . 328.5

- - 81.1

- - 10.2

- - 91.3
1.9 - 21.3

227.6 - 146.5
0.7 - 39.3
230.3 - 207.0
107.9  301.0 | 30.2
3.8 0.0 0.0
111.8 301.0 . 30.2
342.0 301.0 | 328.5

20 Lincol St, Rubinstein House, 28" floor, Tel-Aviv, Israel

Total

338.3
279.6
134
2.7
633.9

307.9
0.9
16.4
0.3
3.0

92
337.6

971.5

23.2
374.1
40.0

437.3

439.1
3.8
443.0
971.5
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As described above and based on management
representations, the company’s assets and liabilities are
allocated to different classes. The following is a brief

description of each class main assets and liabilities:

Class A — comprises mainly of investment in joint ventures,
which includes holdings in EI-Ad Sunrise (hereinafter
“GalleryOne”) and Star Real Estate Ventures (LLC)
(hereinafter “Star””). On November 20, 2020, the controlling
shareholder of the company entered into a contract with a
third party, in a binding agreement for the sale of the full
rights of the controlling shareholder in Star assets. The

transaction was completed on February 23, 2021.

respectively, our report reflects star’s post transaction Minzer on the Elad San
balance sheet. Green Michele
Class AA — comprises mainly of company’s investment

. L . Class A
properties, which include Elad San Michele condo and rental,

Class AA
El-Ad Sawgrass condo and rental and loans from financial Class B
institutions.
The hact
“our only
option.”  :Source: Management information
Finance Valuations M&A Expert Opinions
Tel: +972.3767.6966 Fax.: +9723.767.6954 www.fairvalue co.il info@fairvalue.co.il

Valuation of Class A and AA Units of EL-Ad Properties USA (L.P.) as of December 31, 2020

ELAD NATI@NAL

P R O

l]-

E R T

|

E §

b Class B — includes assets and liabilities related to a residential multi

family project. Additionally, class B includes two convertible loans

granted to the company in 2017 in the sum of 82 USD Millions

(hereinafter: “The Convertible Loans”).

b The Following chart illustrates the allocation of company’s main assets

to different classes?:

| Elad Properties USA (L.P) I

100%

| Elad National Properties, LLC I

100%

100%

|100%

75%

|75%

50%

El-Ad Sawgrass

El-Ad Sunrise

Star Real
Estate
Ventures LLC

Taxes Derivatives

80%

Elad Group
Louisiana

20%

20 Lincol St, Rubinstein House, 28" floor, Tel-Aviv, Israel
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Brief Overview — Elad National — Class A &AA

> Below is a brief description of Class A main assets: b Acquisition of Star

b Star: > On November 20, 2020, the controlling shareholder of the

>

>

Fully owns 30 multi family assets, mainly in southeast US.
80% Holdings of Louisiana which includes eight subsidiaries,
each owns multi family residential complex. The additional

20% are held directly by the company.

company entered into a contract with a third party, in a binding
agreement for the sale of the full rights of the controlling
shareholder in all of Star’s assets. The consideration was set at

approx. USD 1.75 billion. The transaction, was completed on

> 51% holdings of L-Ad-V Management LLC (hereinafter February 23, 2021. In our work and based on the company’s

« ” . . . management representations, we adjusted star’s balance sheet
Element”) which engages in management and maintenance

. , . to post transaction balance sheet, reflecting star’s assets and
services to Star’s portfolio.

o ) ) ) o liabilities after the completion of selling its real estate assets.
b 50% holdings in Cedar Hill, Keswick Village and Rivoli Run,

. L . L b GalleryOne
which are 3 subsidiaries, each include residential complex, =alensne

located in Texas and Georgia. P 75% holdings of GalleryOne, located in Fort Lauderdale,

> 84% holdings of Star Maryland Holdings LLC (hereinafter Florida, and contain 13 hotel units, additional hotel units

“Star Maryland”), which holds approx. 49% in Star Maryland leasehold operation, commercial areas and parking area.
Portfolio JV LLC. > Louisiana

> 16%-20% holdings of Delaware Statutory Trust. P> 20% Holdings of Louisiana portfolio, described above. which

% Theb\, ‘l
“our only
‘,ﬁ option.
_l. . Finance Valuations M&A

Tel: +972.3767.6966

includes eight subsidiaries, each owns multi family residential
complex. The additional 20% are held directly by the company
and are part of Class AA assets.

Expert Opinions Taxes Derivatives
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Brief Overview — Elad National — Class A &AA

> Below is a brief description of Class AA main assets: b Sawgrass Rental
b San Michele: P 75% Holdings of EI-Ad Sawgrass Management, LLC
» A residential complex, located in Florida. The project (hereinafter “Sawgrass Rental”), which owns part of
comprises of condo and rental apartments. Sawgrass complex.
b Sawgrass Condo > The investment is consolidated in the company’s financial

> 75% Holdings of residential complex located in Florida. statement and is estimated as a partly owned subsidiary.

b The condo units are held under Tenancy in Common
Ownership, a joint holding in which each partner has a right in
every part of the land. As a result, the company does not obtain
control, and the asset is treated in the company’s financial
statements as a joint operation and is estimated as part of the

company’s investment properties.

The
% *best
“our only
i option.
& A Finance Valuations M&A Expert Opinions Taxes Derivatives
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Market Overview - General

> The US economy has been characterized for a decade by consistent  »  The following is a description of the development of GDP in the

growth and a rise in gross domestic product (hereinafter "GDP") United States between the years 2016-2020 (in USD trillion)%
and growth in other economic indices, in line with global trends. CAGR 5 8%
Since the end of the economic crisis in 2008-2009, the US economy 214 200
is growing steadily, with most of the growth attributed to an increase 206
in household's private consumption, in particular an increase in 19.5
online purchases and decrease in unemployment rates. 187
> In January 2020, the World Health Organization (hereinafter: ‘ |
“WHO”) declared an outbreak of Novel Coronavirus pandemic 016 2017 2018 2019 2020

(hereinafter: “Coronavirus crisis” and/or “Covid -19”), which has

impacted the global economic activity in various areas, such as, »  Based on the chart, during the years 2016-2020, US GDP grew at an

transportation, consumer spending and social events. average annual rate of approx. 2.8%. However, in 2020, the US
> In order to prevent the spread of the Coronavirus, many countries GDP declined in approx. 2.3%, mainly due to the COVID-19
around the world started to implement laws and regulation rules influences.

regarding to various restrictions, including, mandatory closures
quarantines, travel restrictions and prohibited of gatherings and

activities.

option.

U Finance Valuations M&A Expert Opinions Taxes Derivatives

% ™best
i sour only :Source: Federal Reserve Bank Of St. Louis
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»  The following is the unemployment rate in United States during the

years 2015-2020%
6.7%

5.0%
4.7%

9
4.1% 3.99%

3.6%

2015 2016 2017 2018 2019 2020

»  During the year 2018, the Federal Reserve raised the interest rate by
0.25% four times, stopping at a range rate of 2.25%-2.5% by the end
of 2018. With the increase in the participation rate in the US

economy, a steady employment market and increasing concerns

b The following graph illustrates the effective monthly interest rate

development in the United States in the years 2018-2020%:
3.0%
2.5%
2.0%
1.5%
1.0%

0.5%

0.0% T
& 5

e @ @ @ 9 .o

@'\\' 6’\\' e"\& 6\\\3’ e°‘\,® \’\’\.@ MM M M 0*'\1’ 0”’\"’ 0"\1’ 6\\'\/ SR
b The following are the number of jobs added to the American
economy on a monthly basis during the year 2019 and during the

first eleven months of 2020 (millions of jobs)®:

about the rising inflation, the interest rate was lowered 3 times, 75 747373727272 73
. A A 7.0 By m 7.0 » 7.07.0
stopping at range of 1.5%-1.75% during 2019. During the year 2020 o . 6'. 6.6/ 6.7 6 6.6 4566
m 6.4 - "
the interest rate was decline again and stopping at range of 0%- ¢.0 60/ = "
| ] -
0 5.4
0.25%. ¢ o A
-
% ™hest 3Source: Federal Reserve Bank Of St. Louis Q\\\%\\q \\rqc,l\ ol Qq\\qcb\\q \\%\\z \20“ mvﬁ Qgﬂ“ ALY Qq\'l‘\g\"‘\}\m 1\1
sour only Source: : U.S. Bureau of Labor Statistics
i optlon 5Source: Job Opening, Federal Reserve Bank Of St. Louis
& A Finance Valuations M&A Expert Opinions Taxes Derivatives
Tel: +972.3767.6966 Fax. +9723.767.6954 www.fairvalue.co.il info(@fairvalue.co.il 20 Lincoln St, Rubinstein House, 28" floor, Tel-Aviv, Israel
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Market Overview - General

> Analyzing the above chart, during 2019, a decline occurred in the  »  Between the years 2015-2018 a moderate increase in inflation took

number of new jobs added to the American economy. This decline place, mainly attributed to an increase in the American economic
is mainly attributed to a slight slowdown in the economic activity in activity. Started from 2019, a decrease in the inflation rate occurred,
the manufacturing and industrial sectors. During 2020, the number attributed to a slight slowdown in the American economy following the
of new jobs added was declined down to 5.0 million in April 2020, backdrop of tensions concerning trade agreements with China in 2019,
mainly due to high level of uncertainty regarding future limitations and attributed to the Covid-19 influences in 2020, as mentioned above.

and restrictions, resulting from the Covid-19. started from May
2020, there was a gradual increase in the number of new jobs added,

up to approx. 6.5 million in November 2020.

b The following graph describes the development of the US annual
inflation rate in the years 2015-20208

2.4%

0.1%

2015 2016 2017 2018 2019 2020

% T™ehest
IS
¥

Finance Valuations M&A Expert Opinions Taxes Derivatives
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In the past decade, the United States real estate market has been
characterized by rising apartment prices and increase in the number

of transactions.
The US real estate market can be divided to two main areas:
Residential

b Commercial offices (including shopping malls and commercial

centers.

Despite the Coronavirus, the real estate market continued to perform
well in the second half of 2020. One of the main reasons the housing
market remain slightly stable during the pandemic is the record of

low mortgage interest rates.

|

»

The following is the development of the housing price index in the
US between 2015-2020 and in several selected states (base year
2015)"

155 1
145 A
135 A
125 A
115 A

105 1

95

\?(

NN R RN TN N N N T S S P TN . R RN, TN . TG IS I SIS N
O Y oY Y Y Y Y A A Y Y A Y Y Y Y Y Y Y LY Y W VLV
N A A AR M A A A A A N A A A

°°°°°° Los Angeles === San Francisco = =< New York e [J S National Home Price Index

The following is the new home sales units in the US between 2015-2020

(millions)®
1.2
:
0.8
0.6
0.4
0.2
0
o o SR Y a
e best @\@%\@ @\@@@‘@ o & «“&@@:ﬁ\ w‘@ @\@\ @‘@ ey&&“&aﬂﬁe@&ﬁ@@“&@‘@ \9@@5\)@’\9&@6&6\&3\9@@6&
sour only "Source: S&P/Case-Shiler, Federal Reserve Bank Of St. Louis
option 8Source: Refintiv, United States New Home Sales Units 2015-2020
P .
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P> Over the past decade there has been a decline in the rate of home
ownership in the US. The decline in the rate of ownership of an

apartment is attributed to:

b The rise in housing prices, damaging the ability of the middle
class to get mortgages loans, while wages rates rise lower than

housing price.

b A significant increase in student loans, attributed to Y-
generation students who are unable to purchase a residential

apartment and are therefore turning to the rental market.

> As of 2020, the ownership rate is approximately 65.8%. The
following is the development of the US homeownership rate
between 2009-2020°:

70.0% 1
69.0% A
68.0% A
67.0% A
66.0% 1
65.0% A
64.0% A

63.0% T T T T T T T T T T T ]
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Touro nly 10Source: Statista.
option.
Finance Valuations M&A

The
% best 9Source:: The Census Bureau, United States

>

The following is a description of existing home sales units in the
United States between the years 2015-2020 (millions)20:

—e———p

6.8

5.5 55 5.6 5.5
5.0

2015 2016 2017 2018 2019 2020

Expert Opinions Taxes Derivatives
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Market Overview - The USA Multifamily Market

b Multi-family is a classification of housing referring to multiple »
separate housing units for residential purposes that are contained
within one building or several buildings within one complex. These

complexes are residential housing clusters that are classified into

ELAD NATI@NA

P RODPEURTTIES

The following is the development of several US multi-family units
between 2015-2020 and a forecast for 2021 (in millions)®:

c AGR 4.9%

. . . . . 83.4 85.8 863
different levels according to the services provided in the complex, e
68.1 )
such as:
> Pools.
b Sports fields.
b Playgrounds.
> Gym 2015 ' 2016 ' 2017 2018 ' 2019 ' 2020 ' 2021E
»  Shopping centers. b The following chart shows the units started and units completed of
L i 1o
> Bike trails. multi firzmly in the US from 2016-2019 (thousands of url:)tzs)
. . . . . . . 358 354 345 37 352
P The multifamily market is characterized by a wide variety, ranging 321
from luxury complexes to low socio-economic complexes. Besides,
most of the complexes are located in the big suburbs, in which the
rent is substantially lower compared to the city centers.
The r -
% Egl?; onl HSource:: Statista, 2020 2016 2017 2018 2019
.only 12Source: The Census Bureau, United States ® Units Completed @ Units Started
‘ option.
L ' Finance Valuations M&A Expert Opinions Taxes Derivatives
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b Multifamily complexes are classified to various asset class. There
are three main types of rating: A rating, B rating, and C rating, with
A rating being the highest. Each property is classified according to
the level of services it offers, the quality of the buildings and the
geographical location. Class A assets were impacted the most by
COVID-19 in 2020 due to higher turnover from young adults
moving back home, steady delivery of new supply and renters

seeking less expensive housing.

> Another economic indicator that indicates an increase in demand for
the purchase of multifamily complexes is the volume of mortgages,
in which an increase in the demand for mortgages reflects the

increase in demand for units.

The
% Egl? E 0n|y 13Source: Statista, 2020
i option.
l i Finance Valuations M&A
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b The following is the evolution of mortgages for the multifamily

complexes between 2014-2020 (USD billion)*3: | ,,

1,095
993

10.3

7.39

1,363
1,236

12.9

1,490

9.3%

1,716

8.9%

- —
2014 2015

2016

—
2017

2018

~-0% Change

5.8
\\-%

2019 2020

b The following describe multifamily investment market size actual in
US between 2015-2019 and forecast for 2020-202114":

153 160

35.4%
N
N

4.6%

176
155

—
3.5%

— 1 o

(3.1%)

191

———

(41.9%)

111

33.3%

2015A

2016A

2017A

2018A

2019A 2020E

E=dUSDM  —=——%YOY

2021E

b Based on CBRE Research the U.S. multifamily investment volume

will reach approx. to $148 billion in 2021.

Expert Opinions

info(@fairvalue.co.il

Taxes

1Source: CBRE Research, Q4 2020. *2020 forecast is based on actual numbers through September.
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Brief Description of the Methodology
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We estimated the Fair Value of Elad Properties’ Class A and AA
based on the Net Asset Value (NAV) method, based on the
Company's balance sheets as of December 31, 2020. using the NAV

method, we adjusted certain assets and liabilities to their fair value.
Following are the main adjustments that we made:

b Investment properties — we estimated the fair value of the
company's investment properties based on appraisal reports as of
the date of our report. We should emphasize that we do
express any opinion regarding these appraisals and that
changes in these reports will occur to material changes in our

report.

b Deferred tax liabilities — as per management, the company and
its subsidiaries are disregarded for US tax purposes. Therefore,
we did not take into consideration any gaps between the fair

value and the tax base of the company’s assets.
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Loans from financial institutions — Based on management
representations, we estimated that there is no material difference
between the company’s financial liabilities’ book value and their

fair value.

Capitalized Management Expenses — net asset valuation should
reflect the present value of the normative, long term ongoing
management expenses, which are subtracted from class A and AA
value. Based on the limited partnership agreement, approx., 25% of
general and administrative expenses are allocated to class A and
AA.
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:

Portfolio Premium — based on discussion with management, the
appraisal reports reflects the fair value of each property on a stand-
alone basis and does not consider additional parameters and
economic benefits which derives from owning a diversified
portfolio. Following are some of the diversification benefits and
costs savings advantage related to own a real estate portfolio, and

does not reflect in the NAV calculation:

Economics of Scale, such as, inter alia, maintenance and

management costs.
I Financing advantages and access to capital sources.
> Enlarge investment opportunities.

In our report, we did not apply additional premium, since the
portfolio of Star assets was sold, and given that Elad National owns
5 apartment communities which does not justify additional

premium.
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Exposure to Class B default risk - as per management., the
company received two convertible loans during the fourth quarter of
2017, in the aggregate amount of USD 82 million. The loans bear a
5.7% interest rate and as of the date of our report have a duration of
approx. 5 years. The loans are convertible to participation units of
the company at the sole discretion of the lenders. Although the
convertible loans are allocated to class B units, the loans debtor is
the company as a whole. Therefore, class A and AA units are
expose to possible default scenarios. since based on company’s
representations, class A and AA loans are non-recourse, we
estimated the possible exposure to class B default risk based on 5

years duration yields gap between secured and unsecured bonds.

Weighted Cost of Capital
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The Cost of Capital attributed to the company is the average cost of
all its individual financing sources. In our report EL-AD Properties'
cost of capital was estimated to be 5% (rounded), using the WACC -
Weighted Average Cost of Capital model. For more details about the
WACC calculated, please see the appendix A.
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Brief Description Of Main Elements of Risk
and Uncertainty
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Main Elements and Uncertainty

Economic evaluations are meant to portray, in a reasonable manner,
a given state based on known data and defined elements of risk,
while referring to basic assumptions and estimates that are derived
from the data. Based on the data that has been presented to us and
analysis of external sources of information, the main elements of

risk and uncertainty that the company faces are as follows:

US economic decline and the COVID - 19 outbreak

Most of the Company's operations are in the US. Therefore, a
slowdown in the US economy could lead to a fall in demand and a
slowdown in sales and leasing of the Company's US property
portfolio. This possible slowdown is likely to adversely affect the

Company's results and profitability.

The costs and expenses of operating a rental property

Possession of rental real estate assets entails fixed expenses, the
obligation of which is payable throughout the ownership period,
whether the property generates any income. These costs include,
inter alia, infrastructure services, heating and water, and municipal
anghsglfc'ge_}xation expenses.

“our only
option.

Occupancy rates on the one hand and the fixed expense structure on
the other hand can lead to a decrease in the company's profits and a

deterioration in its operations.

Competition

The company apartment communities compete with other housing
alternatives to attract residents, including other rental apartments,
condominiums and single-family homes that are available for rent,
as well as new and existing condominiums and single-family homes
for sale. Competitive residential housing in a particular area could
adversely affect the company ability to lease apartment homes and

to increase or maintain rental rates.

Risks associated with buying assets

Acquisition of new assets involves various risks that may affect the
Company's operating results and ability to generate positive and
stable cash flows from its operations. These risks include, among
other things, unanticipated liabilities associated with the purchased
property that have not been discovered in due diligence and whose
representations and commitments made by the seller prior to the

transaction do not provide adequate protection against them.
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Main Elements and Uncertainty (cont’d)

Failure to comply with or materialize any assessments relating to
the profitability of operating the acquired asset and any unexpected
expenses associated with the acquisition, financing or operation of

the purchased asset.

Requlation

The Company's operations are subject to US regulations, that apply
to REIT companies. During 2019, several states, such as New York,
California, and Oregon, began to implement regulatory regulations
on rent control. The Company's inability to raise rent in the event of
an increase in operating expenses and / or material investments in
assets is expected to adversely affect the Company's results and

profitability.
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Environmental Hazard's and regulation

Federal, state and local laws and regulations relating to the
protection of the environment may require a current or previous
owner or operator of real estate to investigate and clean up
hazardous or toxic substances or petroleum product releases at such
property. The owner or operator may have to pay a governmental
entity or third parties for property damage and for investigation and
clean-up costs incurred by such parties in connection with the
contamination. These laws typically impose clean-up responsibility
and liability without regard to whether the owner or operator knew
of or caused the presence of the contaminants. Even in the event that
more than one person be responsible for the contamination, each
person covered by the environmental laws may be held responsible
for all of the clean-up costs incurred. In addition, third parties may
sue the owner or operator of a site for damages and costs resulting

from environmental contamination emanating from that site.
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Main Elements and Uncertainty (cont’d)

>

Transfer Pricing
In our report, according to the information that was given to us, we
have assumed that the transfer pricing system in the group with

affiliated parties reflects market prices.

>

The underlying assumption in this report, in accordance with
the company's estimations, subject to the risks regarding the
company's activities, is that the company can endure these risks
and manage them in alignment with its forecast of future
activities, as portrayed in this report. The estimations mentioned
were not examined nor verified by us, and we hold no
professional opinion regarding them. Any changes in the

estimations mentioned will consequently lead to changes in this

report.
Th
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Valuation of Class A and Class AA Units
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Valuation of Elad USA Class A and AA Units

Valuation Summary

b In our report, based on our assumption, the fair value of Class A and AA units as of December 31, 2020 is

approximately USD 322 million, based on the following table:

(USD Millions)
Investment properties 11 338.3 (54.3) 284.1 284.1 -
Partly owned subsidiaries* 1.2 - 16.1 16.1 16.1 -
Investment in Joint Ventures 1.3 279.6 - 279.6 203.0 (76.6)
Other operating liabilties' net 1.1 0.2 11.3 11.3 -
Net financial debt 14 (216.2) 34.1 (182.1) (182.1) -
Capitalized management expenses 1.5 - - - (10.0) (10.0)
BExposure to calss B debt risk 1.6 - - - (0.4 (0.4)

Non controlling intersts (3.8) 38 - - -

Class A&AA Equity (100%) 408.9 . 408.9 (87.09

* Sawgrass Rental

b Forclass A and AA split, please refer to Appendix B.
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Valuation of Elad USA Class A and AA Units (cont’d)

1.1 Investment Properties

The following table summarizes the company’s investment properties attributed to class A and AA as of December 31, 2020:

(USD Millions)
San Michele Florida  100% 93.3% 5.5 3.6% 4.0% 151.3  151.3
San Michele Condo Florida  100% 91.8% 3.3 3.8% 4.0% 85.9 85.9
Sawgrass Condo Florida 75% 90.7% 1.7 3.6% 4.0% 47.0 47.0
Total investment properties without Sawgrass Rental 284.1 284.1

The investment properties were estimated at approx. USD 284.1 million USD, based on appraisal reports as of the date of our report

and include three multi family residential complexes for both rental and condo.

The cap rates implied from the appraisals are approx. 3.6%-3.8%. Since these cap rates considered relatively low, we did not apply

additional portfolio premium.
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Valuation of Elad USA Class A and AA Units (cont’d)

1.2 Partly Owned Subsidiary Adjustments — Sawgrass Rental 1.3 Investment in Joint Ventures

Sawgrass Rental owns about 178 housing units in the Sawgrass b The following table summarizes the company’s investment in

complex. The following table is a valuation summary of Sawgrass Joint Ventures partly owned by Elad National:

Rental:

(USD Millions)
(USD Millions) Star Real Estate Ventures LLC  1.3.1 50% 259.6 180.8

Sawgrass Rental Florida 91.3% 21 39% 543 543 GalleryOne 1.32 75% 0.7 6.2
Other operating liabilties net (0.2)  (0.2) Louisiana Holdings 1.3.3 20% 19.3 16.0
Net financial debt (34.1)  (34.1) Total investment properties 279.6 203.0
Total 100% 19.9 199
Elad USA's Share (75%) 16.1  16.1

The investment property was estimated at approx. USD 54.3 million 1.3.1. Star Real Estate - For further information regarding the
USD, based on appraisal report as of the date of our report. The cap valuation of Star real estate see note 2.
rate implied from the appraisals is approx. 3.9%, which consider

relatively low. hence, we did not apply additional portfolio premium.

Net financial debt and other operating liabilities” fair value were

estimated based on their book value.
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Valuation of Elad USA Class A and AA Units (cont’d)

1.3.2 GalleryOne 1.3.3 Louisiana Holdings
> Holds 13 hotel units, commercial areas and parking lots which form b Louisiana Holdings comprises of 8 subsidiaries, each holds multi
part of the condo hotel Gallery One DoubleTree in Fort Lauderdale, family residential complex.

Florida. The fair value of the Units Leasehold Operation, so as the » The fair value of Louisiana Holdings was estimated based on

fair value of Gallery One's properties in the hotel, was determined management's representations regarding the consideration paid for

according to an appraisal as of December 31, 2020 Louisiana Holdings® assets within the Star’s transaction, given that
Star’s holds approx. 40% of Louisiana Holdings.
b GallryOne holds 13 hotel units, additional hotel units leasehold

operation, commercial areas and parking area. The units leasehold 1.4 Net Financial Debt

operation reflects 220 hotel units that GalleryOne leases from their > Most of the Liabilities are non-recourse mortgage, which are

owners and sublease them to the hotel management company in . . . .
g pany registered against Sawgrass and San Michele properties. Based on

return of monthly fees. The leasehold operation does not reflect in . . . .
management representations, we estimated that there is no material

the company's financial statements, but is taking into consideration . . I,
pany g difference between the company’s financial liabilities’ book value

in the appraisal report, which derives gap between the book value and their fair value.

and the fair value of GalleryOne.
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1.5 Capitalized Management Expenses

The average yearly normative expenses related to Elad National as a
whole were estimated at approx. USD 3 million in previous years and
in USD 2.0 million in 2020.

Based on the limited partnership agreement, approx., 25% of general
and administrative expenses are allocated to class A and AA..

We used 5% discount rate.

The following table summarizes the Capitalized Management

Expenses (USD millions):

1.6 Exposure to Class B default risk - as per management, the company

received two convertible loans during the fourth quarter of 2017, in the
aggregate amount of USD 82 million. The loans bear a 5.7% interest rate
and as of the date of our report have a duration of approx. 4 years. The
loans are convertible to participation units of the company at the sole
discretion of the lenders. Although the convertible loans are allocated to
class B units, the loans debtor is the company as a whole. Therefore, class
A and AA units are expose to possible default scenarios. Since, based on
company’s representations, class A and AA loans are non-recourse, we
estimated the possible exposure to class B default risk based on the 5
years duration yields gap between secured and unsecured bonds, as

follows (USD millions):

Total Elad National management expneses 2.0
Related to Class A&AA 25%
Management expneses Attributed to exisiting portfolio 0.5 Loans Balance  85.0 A
WACC 50 BBB yield rate  1.9% B
Capitalized Management expenses 10.0 BBB-yieldrate  2.4% C
Yields Gap (0.5%) D=B-C
Expousre (0.4) A*D
% ™hest
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Valuation of Elad USA Class A and AA Units (cont’d)

2 Valuation of Star Real Estate

»  The following chart describe Star's Holding structure as of December 31, 2020:

Star Real Estate Ventures LLC

100%
Fully Owned

El-Ad Cedar Hill, El-Ad Keswick

LLC El-Ad Rivoli Run, LLC

Assets

Village, LLC

20%-16% 84%*
Elizi S ir::: L-Ad-V Stockwell Landing Star Maryland
(2016),LLC Management,LLC and Promenade Holdings, LLC
49%*
Star Maryland
* The remaining interests are held by preferred equity lenders. Portfolio JV LLC

** The remaining 20% are held directly by Elad National Properties.
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Valuation of Elad USA Class A and AA Units (cont’d)

5
4

The following table summarizes Star’s Net Asset Value as of December
Book Value Adjustments Fairvalue Note
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31, 2020: USD Millions

cash fromsales of assets - 353.8 353.8 2.2
Investment properties 1,360.4 (1,360.4) -
Investment in joint ventures 108.1 (108.1) -
Restricted cash and cash equivalents 10.2 (10.2) -
Total non-current assets 1478.7 (1,124.9) 353.8
Prepaid expenses and other assets 3.9 (3.9) -
Restricted cash and cash equivalents 25.8 (25.8) -
Receivables/restricted cash/other assets - 132 132 2.1
Total non-current assets 29.7 (16.5) 13.2
Total assets 1508.4 (1,141.4) 367.0
Loans from financial institutions 9114 911.4) -
Total Non-current liabilities 911.4 (911.4) -
Trade and other payables 17.2 (17.2) -
Current maturities of loans from financial institutions 31.0 (31.0) -
Customer deposits 4.5 4.5) -
Total current liabilities 52.7 (52.7) -
Equity attributable to partners 520.5 (158.8) 361.7
Non-controlling parties 23.8 (18.5) 5.3
Total equity 544.3 (177.3) 367.0

The Total liabilities and equity 1508.4 (1,141.4) 367.0
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Valuation of Elad USA Class A and AA Units (cont’d)

Based on our report and based on management’s representations, the 2.2 Cash from sale of assets

estimated fair value of Star's shareholders adjusted equity is estimates As per management, the total consideration for Star’s assets is approx.

approximately at USD 361.7 million, compared with a book value of USD USD 1,750 million. the remaining cash available after the repayment

520.5 million. Elad National's share (50%) is estimated at approx. USD
180.8 million, compared with a book value of USD 259.6

of loans and other liabilities is expected to be approx. USD 354

million, as detailed:

2.1 Receivables/restricted cash/other assets Total Consideration 1,750.0

P As per management, a total of USD 13.2 are refunds receivables. Loans repald/_assumed (1,164.9)
Preferred equity (Maryland) (95.1)
Closing costs and others (16.4)
Less deposit (5.0)
Net proceeds 468.6
Payoff to Banks (14.0
Payoff to STAR Real Estate Issuer LP (83.6)
Payoff to Star Maryland Holdings Investor LLC (14.6)
Repay loan to Yellowstone (2.5)
Total payoffs (114.8)
Cash Awailable for distribution 353.8
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Appendixes
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Appendix A - Weighted Cost Of Capital - WACC

rf  Risk- Free Interest Rate 0.9% Kd  Cost of Debt Financing® 2.7%
1
B Beta® 0.9 T  TaxRate 0%
(rm-rf) Equity Risk Premium 5% D/V  Financial leverage" 37%
Rs  Specific Risk Premium™ 1% E/V  Equity to Capital 63%

Notes

) Based on peer companies. for further details, please refer to appendix C.
@pased on the implied yield derived from company's re-finance on November, 2019, extrapolated to ten years.
®Based on peer companies. for further details, please refer to appendix C.

“ Additional specific risks.
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Appendix B — Class A and AA split

»  Following is Class A and AA split, as of December 31, 2020 (USD millions):

valuation
Class A Summary BV Adjustments AdjustedBV  FV Gap
(USD Millions)
Investment in Uncosolidated entitie 279.6 - 279.6 203.0 (76.6)
Other operating liabilties' net 134 - 134 134 -
Net financial Assets 8.0 - 8.0 8.0 -
Discounted management expenses - - 0.0 (5.0) (5.0
BExposure to calss B debt risk - - 0.0 (0.2) 0.2
Non controlling intersts - - 0.0 0.0 -
Class A Equity (100%) 301.0 0.0 301.0 219.4  (81.6)
valuation

Class AA Summary BV Adjustments AdjustedBV ~ FV (€710]
Investment properties 338.3 (54.3) 284.1 284.1 -
Partly- owned subsidiaries 0.0 16.1 16.1 16.1 -
Investment in Uncosolidated entitie 0.0 0.0 0.0 0.0 -
Other operating liabilties' net (2.3) 0.2 (2.1) (2.1) -
Net financial debt (224.2) 34.1 (190.1) (190.1) -
Discounted management expenses 0.0 - 0.0 (5.0 (5.0
BExposure to calss B debt risk 0.0 - - 0.2) (0.2
Non controlling intersts (3.8) 3.8 - - -
Class AA Equity (100%) 107.9 0.0 107.9 102.8 (5.2)
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Appendix C — Peers Companies Elad Properties

Following are details of peers companies of Elad properties as of December 31, 2020:

Mid-America Apartment Communities Inc 0.5

Equity Residential
Avalonbay Communities Inc
Essex Property Trust Inc
Camden Property Trust
UDR Inc

Bluerock Residential Growth REIT Inc 0.2

Independence Realty Trust Inc
Average fu

Implied Specific flr

Implied Specific Bl Prospective
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Mid-America Apartment Communities Inc ~ 24%

0.6  Equity Residential 28%

0.8  Avalonbay Communities Inc 25%

0.6  EssexProperty Trust Inc 29%

0.6  Camden Property Trust 22%

0.6 UDRInc 34%

Bluerock Residential Growth REIT Inc 88%

0.6  Independence Realty Trust Inc 44%

0.6 Awerage 37%
ﬁ
0.9]
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Appendix D - Star - Partly Owned Subsidiaries — Louisiana Holdings

Following are details of assets sold in the Acquisition of Star Real Estate Ventures LLC and 1Elad Group Louisiana

1 Keswick Village 25 Melrose on the Bay
2 Champion Lake 26 Park at Lake Magdalene
3 River Walk 27 Reserve at Lake Pointe
4 Charleston Place 28 Savannah Place
5 Arborof BCI 29 Somerset Place
6 Arborof BCII 30 Tuscany Pointe 1
7 Pavilion Court 31 Tuscany Pointe 2
8 Grand Seasons 32 Grove at Stonebrook
9 Hills of Aberdeen 33 Manchester at Wesleyan
10 Chateau Mirage 34 Park at Northside
11 Harborside 35 Rivoli Run
12 Villa Du Lac 36 Traditions at Augusta
13 Century Lake 37 Windsor Lakes
14 Audubon Lake 38 Avalon at Northbrook
15 Chateau Des Lions 39 Lake Pointe
16 Peppertree 40 Autumn Woods
17 Pointe Sienna 41 Briarcliffe
18 Promenade 42 Glenwood
19 Stockwell Landing 43 Hidden Tree
20 Morningside 44 Summerlin at Concord
21 Tamarron 45 Cobblestone Grove
22 Top Field 46 Verandas on the Green
. 23 Village Square 47 Legacy of Cedar Hill
% The24 Preserve at Sagebrook 48 Camino Real
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Appendix E - Our Professional Credentials

b Fair Value Ltd, is a privately associated corporation (the “Company”). The Company specializes in financial advisory and
professional evaluations for the purposes of financial reporting and expert opinions to courts, for tax purposes and regulatory and

statutory authorities in Israel and abroad.
b Mr. Eli Elal, (CPA) ASA, is the chief appraiser, certified as a Senior Appraiser by ASA, American Society of Appraisers. In addition,
Mr. Elal is the Vice president of the international chamber of ASA, and its representative in Israel.

b The Company has a team of accountants and economist’s experts, highly qualified as financial advisors and evaluators. Among the

Company’s clients are dozens of large private companies and publicly traded companies in Israel.
b The Company has four main areas of expertise:

Corporate Valuation

Quantitative Finance & Derivative Valuation
Financial and Economic Modeling
Litigation and Transaction Support
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Appendix F - Limiting Conditions

b For the purpose of Our Report we have relied on information sources, which seemed to us reasonable, complete, exact and up-to-date.
Furthermore, we have not come across any sign that indicates that these sources are unreasonable. We must emphasize that Our Report does
not include a due diligence examination or any other examination verifying or validating the said information. Therefore, Our Report may
not be considered to be a confirmation that the data given to us is correct, complete or exact. In Our Report we have also dealt with forward-
looking data that was given to us by company. Forward-looking data refers to data that lacks certainty with regards to the future and is based
on information that exists in the Company at the date of Our Report. This data includes expectations and intentions of the Company at the
date of Our Report. If the expectations of the Company are not realized the results are likely to be different from the expected results based
on this data. We must emphasize that alterations in the main variables and/or the information are likely to change the basis of the
fundamental assumptions in Our Report, and consequently our conclusions. Therefore, Our Report must not be viewed as any verification or
indication of the correctness, completeness or preciseness of the data, but rather as an indicative economic evaluation based on economic
models and future estimates, as detailed below in the body of Our Report. Furthermore, we reserve the right to update Our Report based upon
any new data that was not presented to us prior the completion of Our Report. Our Report, includes a description of the methodology used in
the examination. The description included in Our Report is not meant to be a full and detailed description of all the procedures we adopted,

rather it summarizes the main ones.
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Appendix F - Limiting Conditions (cont’d)

b Our Report contains figures that were created using computer based calculations. therefore some of the figures displayed may contain slight
insignificant deviations. Our Report relates to the composite of aspects associated with the fair value of the Company and is not a
recommendation to take any action whatsoever, including investing in, selling of or disposing of any holding. Due to the business uncertainty
inherent in the attempt to evaluate the economic variables that were used in Our Report and the numerous exogenous and endogenous
parameters of the Company that are likely to affect the results of its operations in the future and the value of its assets, there is no certainty or
guarantee that the results of the models and the estimates in Our Report will actually occur, their objective is to reflect the existing
information, to the best of our knowledge, at the date of this report. We should also state that this examination is meant to reasonably and
fairly reflect a given situation at a specific time, on the basis of the data available, and relating to the basic assumptions and the forecast
estimated on the basis of existing information, and is only relevant as of the date of its preparation. Nothing in Our Report may be construed
as any type of legal advice or opinion. The interpretation of the various documents we studied was performed only for the purpose of Our
Report, and is not an expression of our opinion of them. The information appearing in Our Report does not claim to include all the
information which potential investors or any other agents are likely to require. Various investors are likely to have different objectives,
considerations and methods of examination on the basis of other assumptions and, accordingly, the economic value with which various
parties may undertake economic activities is likely to be different. Our Work was done in accordance with assumptions and presentations,
provided by company and is solely for this purpose and use. We do not have any responsibility of any sort whatsoever to the reader for

causing damages of any type whatsoever or in any other way. We are not obligated to update this document and are not responsible for the

™
*best

“our only
i option.

) Finance Valuations M&A Expert Opinions Taxes Derivatives

% preciseness of the content in it and to the fact the information has not changed since the date of our Work.

Tel: +972.3767.6966 Fax. +9723.767.6954 www.fairvalue.co.il info(@fairvalue.co.il 20 Lincol St, Rubinstein House, 28" floor, Tel-Aviv, Israel

Valuation of Class A and AA Units of EL-Ad Properties USA (L.P.) as of December 31, 2020



Fair Value Group ELAD NATI‘NAI_J

Trusted Valuation Advisors PROPETRTIES

Appendix F - Limiting Conditions (cont’d)

b Evaluations are not an exact science and their conclusions depend on the discretion of the evaluator. Therefore there is no single and
unequivocal value and our Work sets a reasonable range of the value. We believe that the value determined in our Work is reasonable based
on the information provided to us by company’s Management. Notwithstanding the aforesaid, another evaluator is likely to reach a different
value. We will not bear any responsibility in any event of a loss, damage or financial expense created as a result of any use made by the
reader or any user of this document, to carry out or should the reader rely on this document, or in any other events resulting as a result of
achieving access by the reader to this document. As part of the agreement with the client, we will be exempt and will not be held responsible
or liable under any circumstances for any damage, loss, expense, cost, etc., of any kind, directly or indirectly, caused to client and/or to the
company and /or to any party on its behalf and / from any and all matters relating to the information received by the Company and / or its
designee, including but not limited to inaccuracy or lack or as a result of any discrepancy or other defect, of any kind or type, related to the
information. We will not be liable for any loss, damage or expense arising out of any use by any reader or user of this document, or any
reliance of a reader on this document, or any other event resulting from obtaining a reader’s access to this document. In addition, we shall be
liable to participate up to a limit of three times our fees, and shall not be liable in any event for any further damage, loss, expense, cost, etc. of
any kind or type, whether direct or indirect, caused to the client and s or any third party, due to an act and 7 or omission directly or indirectly
related to the services we provide to the client (including in the case of negligence on our part or by any employee or officer on our behalf),

except in case of gross negligence and / or fraud and 7 On our part.
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Appendix F - Limiting Conditions (cont’d)

b In any case in which a claim or complaint is filed against us, of any kind, related to the services rendered by us to the client, without
exception, client shall reimburse or indemnify us, as the case may be, for any amount required or to be paid, exceeding our mentioned above
fees. In addition, the client will reimburse or indemnify us, as the case may be, for all reasonable expenses for the purpose of defending
against any such claim or procedure, including in respect of full attorneys’ fees. We will notify the client of any demand or claim brought
against us in reasonable time following its receipt by us. We will notify the client in writing of any demand or such claim, immediately after
receiving it. In the event that such a demand or claim is brought against us, client reserves the right to facilitate our legal defense and
employee an attorney to represent us. The identity of the attorney will be brought to our approval in advance (and in the event that we object
to the lawyer proposed by company, he will be replaced by another lawyer whose identity will be approved by us). Such approval shall not be
unreasonably withheld. we will cooperate, in a reasonable fashion, with any attorney that we have approved of as aforementioned and the
client will cover all expenses in conjunction with our cooperation. This will be done in such a manner that we will not incur any related
expenses whatsoever. In addition, we will not be able to compromise in any claim or demand without the prior written consent of the client.
We do not have any personal interest in Elad Canady Realty Inc’s and/or the company’s securities, their shares, shareholders and their related
parties, as defined by law and case law. For proper disclosure, from time to time we carried out different valuations for the client and/or its
related parties. We also state that no limitations were set with regards to our fees, including the results of Our Work. We are independent of

the client and/or the company and or their related parties within the meaning of this term under the Israeli Securities Authority’s regulations.
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Appendix G — Previous Valuations
b We previously evaluated the fair value of certain assets and
liabilities attributed to class A and class AA units of EI-Ad
Properties USA, as of December 31, 2019 (hereinafter “the
previous valuation”).
b In the previous valuation, based on our assessments and
calculations, we estimated the fair value of Class A and class AA
units of EI-Ad Properties USA at approximately USD 440 million.
b The decline in the fair value of Class A and class AA, of
approximately USD 118 million, comparing to our current valuation
is attributed mainly to the sale of Star’s portfolio below its book
value.
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November 21, 2020

2470347 Ontario Inc.

2235 Sheppard Avenue East,
Suite 1700

Toronto, Ontario,

M2J 5B4

Re: 1245 Dupont Street (Galleria Mall)
Toronto, Ontario

C&W File ID: 20.900624
Dear Sirs:

Cushman & Wakefield ULC is pleased to transmit this Narrative Appraisal Report, estimating the market value of
the above referenced subject property - 1245 Dupont Street (“The Galleria”), Toronto, based on its highest and
best use. More specifically, the subject property comprises Blocks, 1, 2, 3 and 4 of “The Galleria” development
site. The four development blocks, which are the subject of this report, have a total land area of 6.84 acres,
excluding roadways, or 298,032 square feet of land. The overall development site received Official Plan
Amendment and Zoning Amendment approvals in May 2018 for a large master planned community comprising a
total of 8 towers, a community center and a large public park, to be built out in five phases. Blocks 1-4, which
form the subject of this report, are zoning- approved for a total gross floor area (GFA) of 2,077,865 square feet,
yielding a floor space index (FSI) of about 7 times the total land area of the four blocks.

By agreement, this is a Narrative Appraisal Report, which contains the data, reasoning and analysis upon which
our value conclusion is based. This document has been prepared in accordance with the Canadian Uniform
Standards of Professional Appraisal Practice (The Standards) as adopted by the Appraisal Institute of Canada.

“We the undersigned, hereby grant our consent to 2470347 Ontario Inc. and Elad Canada Realty Inc.
(hereinafter: "the Company") to the inclusion of this appraisal report within the Company's Consolidated Financial
Statements as of December 31, 2020 to be published in March 2021 in the Tel-Aviv Stock Exchange.”

The purpose of this appraisal is to estimate the current market value of the subject property. Elad Canada Realty
Inc. is also an intended user of this report. It is our understanding that the intended use of the appraisal is for
internal purposes. 2470347 Ontario Inc. and Elad Canada Realty Inc. may only rely upon the report. It may not be
reproduced, in whole or in part, without our prior written agreement. It is subject to the Assumptions and Limiting
Conditions contained in the Appendix, in addition to any in the report. In addition, this Report or a reference to this
Report may be included or quoted in any offering circular, registration statement, prospectus or sales brochure
(either in electronic or hard copy format) in connection with a sale, securitization or syndication, or transaction
involving such debt and or debt securities. This report has no other purpose and should not be relied upon by any
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other person or entity. This report may not be distributed to or relied upon by other persons or entities without
written permission of the Appraiser.

The property was inspected by Gary Williams, AACI, (Cert. No. 702343), Executive Vice President, Cushman &
Wakefield ULC and the report was prepared by the same.

The subject property is a mixed-use residential redevelopment site and the most likely buyer would be developers
or publicly traded (incl. REIT’s Corporation). This appraisal employs the Direct Comparison Approach. Based on
our analysis and knowledge of the subject property type and relevant investor profiles, it is our opinion that this
approach would be considered applicable and/or necessary for market participants. The Income and the Cost
Approach were not considered applicable to the estimation of the market value of the subject property as it is not
typically used by investors in the subject market.

On March 11, 2020 the WHO declared the novel coronavirus (COVID-19) outbreak a global pandemic.
Economies around the world face significant headwinds as seen by the severe drop in demand for some services
(such as travel, hospitality and entertainment). Further reduced economic activity has resulted from increasing
guarantines throughout Europe and North America as governments take unprecedented actions to stop the
spread of the virus. As the stock market remains extremely volatile and financial markets struggle to qualify
events that are still unfolding, there remains a lack of comparable transactions and market data. This leaves
many CRE participants reporting that they are not yet able to accurately assess risk. As we proceed through
these uncertain times, we would like the reader to consider some key events that have transpired:

e During the first two weeks of March 2020 Central Banks have cut interest rates near zero for the first time
since the 2008 recession, and the governments around the world are injecting significant capital into
short-term markets to offset economic impacts brought on by the novel coronavirus.

e The disintegration of an alliance between OPEC and Russia has caused crude oil prices to dip to 30-year
lows, also deeply impacting the stock market. Such reduced economic activity has resulted in a notable
global drop in Q1 2020 oil consumption as compared to the same time last year.

In recent times, the market has been driven by investor demand and strong liquidity. Asset values can fall
significantly in short periods of time if either of these two factors, often in conjunction with many others, change
significantly. While C&W is closely monitoring the latest developments and will continue to provide updates as
events unfold, we caution the reader that values and incomes are likely to change more rapidly and significantly
than during standard market conditions. Furthermore, we ask that the reader consider events that may have
taken place after the completion of this report and recognize that this report expresses an opinion of value as the
date of value.

As If Vacant Land Value Estimate

As a result of this analysis, the market value of the fee simple interest in the subject property, as of December 31,
2020, is estimated as follows (based on a twelve-month exposure period):

THREE HUNDRED AND FORTY-TWO MILLION EIGHT HUNDRED
THOUSAND DOLLARS

$342,800,000
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This letter is invalid as an opinion of value if detached from the report, which contains the text, exhibits and
Appendices.

Respectfully submitted,

CUSHMAN & WAKEFIELD ULC

Gary Williams, AACI, P. App.
Executive Vice President
Valuation & Advisory

Phone Office Direct 416-359-2528
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Property Description

Site Data

NEIGHBOURHOOD OVERVIEW

Location:

The subject site is in the south west quadrant of Dupont Street and Dufferin
Street in the western area of the City of Toronto. The property is located on
the western outskirts of Seaton Village which resides to the northwest part of
Toronto’s Downtown Core and has varied housing accommodations for young
professionals, long standing residents, and students. Dubbed “West Annex” for
sharing similar characteristics and residents, Seaton Village promotes a
family-centric atmosphere with residential character and only a short distance
from all that Toronto has to offer. Access to major streets while remaining
quaint in nature is a large part of the attraction to the area, and the housing
market has reflected the trend in people from all walks of life being drawn to
the area.

The site has a limited direct interface with low-rise residential uses. There are
also 6 dwellings on the stub end of Royce Avenue at the northwest corner of
the site. The subject site includes a driveway at the southwest corner of the
site that leads to Emerson Avenue.

Surrounding uses includes:

North - Dupont Street and a narrow strip of automotive uses on the north side
of Dupont Street (car wash, motor vehicle repair), followed by the CP North
Toronto rail corridor and employment uses on the north side of the rail corridor.

South - Wallace-Emerson Community Centre and Park and low-density
residential uses.

East — Freestanding McDonald’s restaurant and Dufferin Street. Low density
residential uses; mixed uses on Dupont Street to the east. To the east are
single detached, semi-detached and row houses on the east side of Dufferin
Street which face the site and 2-storey mixed commercial residential buildings
at the southeast corner of Dupont Street and Dufferin Street.

West - Low density residential uses fronting on Emerson Avenue.

SITE DESCRIPTION

Site Area:

Development Block Phase Square Feet  Acres
Block 1 Phase 3 116,200 2.67
Block 2 Phase 2 53,796 1.23
Block 3 Phase 4 61,328 1.41
Block 4 Phase 5 66,708 1.53
Block 5 Phase 1 46,265 1.06
Block 6 Community Centre 112,972 2.59
Park Lands 223,793 5.14
Roads 103,289 2.37

Total Development Site 784,351 18.01
Site Area 298,032 6.84

Easements:

We are unaware of any easements of rights-of-ways relating to the subject
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property. The investigation of easements, nuisances, hazards and
encroachments for this assignment did not include a title search or detailed
investigation beyond the data sources presented in this report. If undisclosed
easements, nuisances or hazards are present, their impacts on value have
not been considered within this report. Any easements are assumed to be
typical.

Services: The site is fully serviced including water, sewer, natural gas, electricity and
telephone.

Access: Vehicular access off south side of Dupont St. and east side of Emerson Ave.

Topography: Level at street grade

Environmental:

Cushman & Wakefield ULC has no expertise or responsibility regarding
environmental matters. It is recommended that, if it has not been done, a
Phase One Environmental Study be undertaken. For the purposes of this
report, we have assumed there are no contaminants affecting the site. The
sub-soil is assumed to be like other lands in the area and suitable in drainage
qualities and load bearing capabilities to support the existing development.
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Proposed Project

The subject property comprises Blocks, 1, 2, 3 and 4 of “The Galleria” development site. The four development
blocks, which are the subject of this report, have a total land area of 6.84 acres, excluding roadways, or 298,032
square feet of land. The overall development site received Official Plan Amendment and Zoning Amendment
approvals in May 2018 for a large master planned community comprising a total of 8 towers, a community center and
a large public park, to be built out in five phases. Blocks 1-4, which form the subject of this report, are zoning-
approved for a total gross floor area (GFA) of 2,077,865 square feet, yielding a floor space index (FSI) of about 7
times the total land area of the four blocks.

Due to its size, its location to the north of Wallace Emerson Park and the Wallace Emerson Neighborhood, and its
separation from the Davenport Neighborhood to the north (generally approximately 165 meters north of the north site
limit), it is possible to develop the site with multiple tall buildings without resulting in unacceptable impacts on parks or
low-rise neighborhood in terms of shadowing or overview. The property is currently improved with a 227,375 square
foot commercial building known as the Galleria Mall. There are a handful of longer term leases which are being
addressed/renegotiated in order to facilitate the proposed development, primarily (i) Sobey’s and TD Bank which run
to 2027 (ii) Rexall which runs to 2024 and (iii) Pet Value and Planet Fitness, both which are being relocated to a new
temporary location to allow for the first phase of the development to commence.

McDonald's is the only short-term tenant the developer is keeping in place until its location will be needed to advance
the Project.

The By-Law was amended and enacted in July 2019.

Overall Condition and Utility

We have not carried out a structural audit of the existing buildings. We assume that the existing buildings are in
good condition and there are no structural faults that might affect the value of the property. Wiring, plumbing and
equipment have not been tested. They are assumed to be in satisfactory operating condition. Comments as to the
condition and appearance of buildings result solely from our visual inspection. The subject existing buildings were
completely renovated and retrofitted with modern and up to date standards/finishes. These factors contribute to the
functionality and conveniences comparable to a modern retail building. Overall, the subject appears to be in good
condition and well maintained. According to the property manager, there are no structural deficiencies currently.
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Official Plan

The Official Plan is a policy document that provides direction for planning activities. It is intended to co-ordinate
the effects of change and future development in the best long-term interest of the municipality. It provides a
framework for zoning and other local regulations.

The Toronto Official Plan designates the subject site as Mixed-Use Areas. The Mixed-Use Areas designation
provides for a broad mix of commercial, residential and institutional uses, in single use or mixed-use buildings.
The lands to the east and west of the site are designated Neighborhoods, while the lands to the north are
designated Employment Areas and the lands to the south are designated Parks and Open Space Areas.
Furthermore, Site and Area Specific Policy 213 requires that development on the lands be “compatible in scale
and function” with the existing community, particularly the adjacent Neighborhoods and Parks and Open Space
Areas and that higher buildings be located away from the adjacent low-scale Neighborhoods and the community
center and park to minimize microclimatic and privacy impacts and provide a gradual transition of scale. New
buildings are to be located along the edge of Dufferin Street and Dupont Street, with no surface parking between
the front of the building and the sidewalk. Enough onsite parking is required for residents, visitors, employees
and shoppers with an emphasis on below-grade parking for residents and employees, and consideration of
whether shared parking for different types of users would function. Safe pedestrian and vehicular access and
circulation is required that has regard for “the heavy vehicular traffic on Dufferin Street and Dupont Street, the mix
of residential and commercial uses and desirable pedestrian connections to the rest of the neighborhood,
adjacent parkland and community facilities, and transit”. There is no Secondary Plan applying to the subject site
or any adjacent lands.

Zoning

The Zoning By-law implements the Official Plan. It is a site-specific document that governs and controls the
maximum height, density and form of development on any given site. The property is zoned
Commercial/Residential, which provides for a variety of uses including residential, retail, commercial, office,
entertainment, industrial and institutional. The site’s maximum height limit is 120.5 meters.

The zoning by-law applying to the subject site is former City of Toronto Zoning By-law 438-86, as amended and
new City of Toronto Zoning By Law No. 569-2013. The zoning allows for a wide range of residential uses,
including mixed use buildings, and a wide range of non-residential uses, including retail stores, offices,
restaurants, and take-out restaurants.

Conformity

Based on our research, the subject appears to be in conformity with the Zoning By-Law and Official Plan.

Development Potential

Land use criteria applicable to the subject lands permit both residential and non-residential uses. Several sites
within the subject area have site plan approvals to construct up to twelve stories.

Although 1245 Dupont Street (Galleria Mall) is currently improved with an enclosed retail mall, its current use is
not considered to represent the site’s highest and best use. The subject property is currently zoned for 2,642,540
square feet of potential gross floor area.
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Market Analysis

The coronavirus crisis has encompassed all of Canada’s major cities. Despite lockdown easing and expectations
of a May rebound, we forecast GDP in Toronto to contract heavily in 2020, followed by a strong recovery in 2021.
The margin of uncertainty is still very large — especially given Toronto’s manufacturing ties — and therefore
dependence on countries around the world who are in varying states of recovery.

The housing market has a large influence on Toronto and has been volatile in recent years. A fall in activity within
the market this year (as a result of the coronavirus lockdowns) is contributing to the double-digit decline in GDP
that we forecast for Toronto in 2020. Toronto also has ties with Ontario’s auto manufacturing sector, which is not
faring well in general, and the medium-term outlook for the sector here (and Ontario overall) remains soft. With
roughly a fifth of Canadian exports to the US encompassing autos, Ontario is likely to feel further headwinds in
the wake of General Motors cutting capacity in the province.

The unemployment rate has risen this year, with many jobs cut, but the metro has a significant proportion of
highly productive financial & business services jobs where people are able to work from home effectively. And
with lockdowns beginning to ease, we predict a bounce-back in activity in 2020h2, such that activity will return to
2019 levels by summer 2021.

Over the medium term, Toronto will experience strong population and job growth. GDP growth will be led by its
sizable finance & real estate sector, pushing GDP growth to 1.9% per year on average during 2020-24. The risks
are clearly to the downside though, especially if there is a secondary wave of COVID-19 and associated
lockdowns.
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GTA Residential Condominium Market Overview

Q3 2020 Urbanation GTA Residential Market Overview

New condominium apartment sales in the GTA increased 30% year-over-year in Q3-2020 to 6,370 units, reaching
a record high for third quarter activity. However, total year-to-date sales were 22% below last year at 13,454 units.
A 74% share of the 6,694 new units launched in Q3 were sold by the end of the quarter, the highest absorption
rate for new launches since Q4-2017. Unsold inventory declined 4% year-over-year to 12,962 units, which was
11% below the 10-year average (14,545 units). Unsold units available at the end of the quarter were priced at an
average of $1,106 psf across the GTA, up 7% year-over-year. A total of 6,816 new condominium apartments
reached completion in the GTA in Q3-2020, bringing total year-to-date completions to a record 17,596 units —
47% higher than the same period last year (11,952).

New Condominium Sales Reach Record Q3 on Growth in the 905 Region

The GTA new condominium market posted impressive results amid the ongoing pandemic in the third quarter,
with sales reaching their highest level of 2020 during what is normally one of the quietest periods of the year for
sales. As the economy was progressing through the province’s three-stage reopening plan and the resale market
began staging a sharp recovery from the initial months of lockdown, the new condominium market gained steam,
although driven entirely by activity in the suburban areas of the GTA. New condo sales in the “905” region
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increased 106% from a year ago to 3,834 units, representing a record high share (60%) of GTA new condo sales
as activity in the City of Toronto (416 region) declined 16% year-over-year.

Recognizing a general shift in housing demand to more suburban locations that was accelerated by the onset of
the pandemic, developers ushered in new projects in the 905 during the third quarter, which were very well
received. The fourteen projects totaling some 4,318 units that launched in the 905 Region were 74% sold by the
end of the quarter at record prices averaging $915 psf. Evidently, investors and end-users began placing a higher
value on less expensive locations outside of central Toronto. However, the more limited number of launches that
occurred in the 416 Region also performed very well, with 75% of 2,376 units sold in the quarter. Although at
$1,275 psf, average sold prices for new Q3 launches in Toronto were somewhat lower than the pre-pandemic
average of $1,324 psf in Q1-2020.

As most units that launched in the City of Toronto during the third quarter were in and around the downtown area,
their success was a testament to the underlying market confidence in the core, which held up despite
Urbanation’s data showing a 12% annual decline in average per sf condo rents in the former City of Toronto.
However, the confidence among new condo buyers is becoming more evenly spread out across the region, with
markets such as Mississauga and Vaughan starting to routinely record similar new launch sale volumes as the
City of Toronto, with prices approaching $1,000 psf.
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The 905 markets such as Mississauga and Vaughan have started attracting investors to the same degree as
downtown sites by offering large-scale development projects connected to mixed-use areas and newly expanded
transit, all at substantial price discounts and higher rental yields relative to projects in the core. Indeed, the
extremely strong run-up in prices for downtown new condos in 2017-2018 meant that the outlook for future
returns would be harder to achieve. As attention shifted to value-oriented markets, the dynamics of price growth
for new condos in the GTA has started to change.

In the third quarter of 2020, the index price for unsold new condominiums in the former City of Toronto grew 4%
year-over-year, its slowest pace in five years. Appreciation was slightly better at 5% in the outer 416
municipalities (North York, Etobicoke, Scarborough), but still only at one-third of the annual growth recorded in
the 905 Region at 15%. As a result, the gap between prices in the 416 and 905 is starting to narrow, declining
from a high of $433 psf in Q4-2019 to a two-year low of $369 psf in Q3-2020, which was still $126 psf higher than
the gap in Q3-2017 ($242 psf). With unsold inventory in the 905 equal to 5.4 months of supply, compared to 8.5
months in the 416, price appreciation in the 905 can be expected to continue to outperform in the near-term,
further narrowing the gap relative to the 416.
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Overall, sales activity for new condominiums has re-aligned with resale volumes in the GTA, restoring the long-
term trend between the two markets. Resale activity, which often acts a leading indicator for new sales, stabilized
at just under 20,000 units in the four quarters ending Q3-2020, with the market generally in balance with a 50%
sales-to-listings ratio and 2.8 months of supply. While annual price growth remained strong in Q3 at 7.5%, this
was largely owing to a sharp acceleration in prices in late 2019-early 2020. In fact, on a quarter-over-quarter
basis, resale prices were down 1.8%, and have declined 2.4% since the pre-pandemic period in Q1- 2020.

The decline in resale condo prices over the last six months doesn’t necessarily signal the start of a broader
downward trend for the market. Part of the decrease can be attributed to a compositional shift in sales to less
expensive markets in the 905 region, which weighs down the average to some degree. Much like the new condo
market, the third quarter saw a record share of resale condominium activity occur in the 905 region, reaching 33%
as sales increased 12% year-over-year. Interestingly, resales in the former City of Toronto kept a close pace with
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the 905 as sales grew 10% year-over-year in Q3. However, with listings during the quarter surging by 78%, the
sales-to-listings ratio dropped to 41% in the former City of Toronto, compared to 59% in the 905.

By all measures, the former City of Toronto moved to the lower boundary of a balanced market, reaching 4.0
months of supply, with several submarkets having moved past this level and entered into buyer’s market territory.
The softness has remained mostly isolated so far, as the outer 416 and 905 markets reported resale supply levels
of 2.2 and 1.9 months, respectively. The former City of Toronto is grappling with a record number of active listings
now, which stands to rise even higher if the trend towards owners looking to move out of the city and investors
trying to exit the market amid plunging rents continues. The question of whether this weakness spreads to other
markets in the GTA remains, but if the rental market can provide any useful indication, conditions outside the core
continue to remain stable.

In examining the change in resale condo values in Q3-2020 with the pre-pandemic period in Q1-2020, average
prices in the former City of Toronto were down 6.3%. While still up 3.4% on a year-over-year basis, annual growth
is sure to turn negative by the first quarter of 2021, potentially showing low double-digit declines. How this
impacts market psychology will be key, as some investors have continued to hold their properties despite having
negative cash flow, banking on appreciation to offset rental losses. On the other hand, record low interest rates
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generally drive demand for real estate investments, which will create some interesting dynamics in the months
ahead. But, with the job market still recovering and immigration levels well below normal, while at the same time
new condominium completions continue to remain near record highs into 2021, supply side forces are more likely
to continue outweighing demand in the near-term.

In breaking down the change in condo resale values since the pandemic by submarket, the declines have largely
followed trends in the rental market, with downtown areas surrounding the financial core and universities
impacted the most. However, six-month price declines were also recorded in several outer 416 markets, as well
as high density areas of Mississauga in the 905 Region. In fact, one of the interesting findings in the data was that
regardless of location, price declines since the pandemic were focused on small units and high-rise towers,
illustrating both the shift in demand for more space as working from home becomes more common, as well as
greater caution with respect to living in heavily populated buildings.
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The following is a summary of the Q3-2020 highlights for the GTA and Hamilton-Grimsby new and resale
condominium markets:

New Condominium Market

e Urbanation tracked a total of 443 high-rise condominium apartment projects in the Greater Toronto Area
in Q3-2020, with 345 projects actively marketing with a total of 99,092 units and an additional 97 projects
sold out (and not registered) with 26,108 units. The number of active units jumped with the resurgence in
launch activity during the third quarter, while units in sold out developments began to noticeably recede
due to the record number of units registered in Q3-2020 (7,776 units). There were 16 projects actively
marketing in the Hamilton-Grimsby market area in Q3-2020, with 2,424 units and an additional 6 projects
sold out with 673 units.

e New condominium apartment sales rebounded from a pandemic low in Q2- 2020 to a record third quarter
volume of 6,370 units. Sales were up 30%-year over-year (Q3-2019: 4,887 sales) and 41% higher than
the 10-year third quarter average of 4,530 sales. Annualized sales reached 21,666 units, which was down
6% from a year ago. As no new projects have launched in the Hamilton Grimsby market year-to-date,
sales activity remained slower than a year ago with 69 sales in the market area representing a 53%
annual decline. Annual sales in the Hamilton-Grimsby market area were down 46% from Q3-2019 with
677 units sold in the past 12 months.

e Spurred by growth in demand late in the second quarter, new projects launched at an exceptional pace
for the third quarter with 27 projects brought to the market totaling 6,694 units. For comparison, Q3-2019
saw 11 projects launch with 2,556 units. Absorption of new units in Q3-2020 was notably strong, with
74% of all units launched sold during the quarter, compared to a 63% absorption rate for new launches in
Q3-2019.

e Unsold inventory decreased 4% year-over-year to 12,962 units in Q3-2020, remaining relatively stable
throughout 2020 at under 13,000 units. In the Hamilton-Grimsby market, the 298 units of unsold inventory
represented a 45% decline from a year ago (Q3-2019: 538 units).
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e The average sold index price for new condominium apartments in the GTA was$884 psf in Q3-2020, a
9% rise over Q3-2019 ($813 psf). The average unsold index price reached $1,106 psf, which was a 7%
increase from a year ago. The 10-year average rate of appreciation for the sold and unsold index price as
of Q3-2020 was 7% and 8%, respectively. In the Hamilton-Grimsby market, the average sold index price
rose 1% year-over-year to $557 psf, while the average unsold index price rose 2% year-over-year to
$607 psf.

e Completions are on track to reach a record level in 2020 with 6,816 units in 21 buildings beginning
occupancy in Q3-2020, bringing the year-to-date total to 17,596 units, 22% higher than the total number
(14,468) completed in 2019. Starts continued at a strong pace in the third quarter with 6,595 units in 25
buildings commencing construction. With completions marginally ahead of starts in the quarter, the
number of units under construction stayed near record levels at 78,156 units.

Resale Condominium Market

e Urbana ion tracked 1,986 resale condominium apartment buildings in the Greater Toronto Area in Q3-
2020, accounting for 373,706 units. Newly registered units totaled 7,776 in 20 buildings — a record
quarter for registrations. One building, a 124-unit student-oriented project near the main McMaster
University campus, 77 Leland, registered in the Hamilton-Grimsby market in Q3-2020.

e A total of 6,405 resale transactions occurred in the third quarter, 9% higher than a year ago (Q3-2019:
5,899 resales). Resale volume was 23% higher than the 10-year Q3 average (5,210 units). However, the
slower resale volume in the preceding quarter kept the annual resale volume over the past 12 months
down 9% year-over-year at 19,257 units. The Hamilton-Grimsby market area saw 175 resales in Q3-
2020, up 77% year-over-year. Annualized resale volume rose 11% in this market area compared to Q3-
2019 with 480 transactions.

e The sales-to-listings ratio (SLR) saw an uptick to 50% after hitting a five-year low in the previous quarter.
Total listings grew at an exceptional scale in the third quarter, rising 45% year-over-year to 12,713 units,
a record high. Total listings were 29% above the 10-year quarterly average (9,859). Active listings more
than doubled at the end of Q3-2020, rising 132% from a year ago to 5,885 units. In the Hamilton-Grimsbhy
market, 300 total listings were double that of Q3-2019 (169 units), with the SLR increasing to 58%.

e Annual resale index price appreciation slowed from double-digit territory during the first half of the year to
8% in the third quarter, with the average resale index price falling 2% from Q2 to $774 psf. As the
average unit size increased to 846 sf in Q3-2020 from 811 sf in the preceding quarter, the average end-
selling price in the GTA increased to $655,000, 3% quarterly rise. The average resale price in the
Hamilton-Grimsby market increased 13% year-over-year to $468 psf, with the average end-selling price
rising 11% to $395,000.

e The average “Days on the Market” (DOM) in the GTA was 19 days, equal to the previous quarter and
down from 21 days in Q3-2019.
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Roncesvalles/Junction and Toronto West Condo Submarket

Roncesvalles/Junction and Toronto West are
neighbourhoods in the city of Toronto, Canada. The
Roncesvalles/Junction and Toronto West submarkets
are roughly bounded by Roncesvalles Avenue and
Runnymede Road to the west, Annette Street,
Gardiner Expressway and College Street to the south,
Dufferin Street and Bathurst Street to the east, and
St.Clair Avenue West to the north. The area
comprises of mixed uses including single dwelling
homes, multi-residential complexes, commercial and
retail shops, institutional uses, as well as some parks.
Overall, the submarkets have experienced steady
condominium development over the past few years,
and its proximity to the financial core should promote
new condo developments in the future.

Notable facilities and sites in the Roncesvalles/Junction and Toronto West submarkets include Trinity
Bellwoods Park, Museum of Contemporary Art and Christie Pits Park.

The Roncesvalles/Junction and Toronto West submarkets have a combined total of 9 active projects,
totaling 1,664 suites, of which, 71% have been sold. The subject submarkets are currently averaging a sale
price of $869 per square foot, compared to $906 in the Toronto Area, as of Q2 2019. Below is a summary of
the most recent and relevant projects in the Roncesvalles/Junction and Toronto West submarkets.

Unit Area (sf) Sales Price PSF Maintenance Fees

Project Name N . % Sold A Parking
Opening Suites i Max Average i Max Average Avg. PSF ve. /

Date of Total

Month

1 East Junction Condos Aug-18 279 81% 1,341 656 $759 $976 $836 $0.56 $367 $50,000
2 Junction House Nov-18 150 66% 413 1,756 811 $850 $1,453 $1,059 $0.55 $446 $69,000
3 Reunion Crossing Jun-19 153 49% 435 1,083 670 $791 $932 $819 $0.59 $395 $50,000
4 Scout - Scoop Phase 2 Sep-18 269 63% 452 1,241 699 $700 $859 $781 $0.59 $412 $50,000
5 Stockyards District Residences Nov-18 236 77% 522 1,533 770 $757 $1,053 $869 $0.59 $454 $55,000
6 The Roncy Jun-17 93 90% 489 1,976 843 $555 $1,126 $886 $0.52 $438 $55,000
7 57 Brock Oct-18 97 71% 447 2,144 833 $925 $1,095 $1,001 $0.65 $541 $75,000
8 XO Condos - 1221 King Apr-19 297 61% 449 1,252 663 $787 $1,141 $1,002 $0.65 $431 $80,000
Minimum Jun-17 93 49% 370 1,083 656 $555 $859 $781 $0.52 $367 $50,000

Maximum Jun-19 297 90% 522 2,144 843 $925 $1,453 $1,059 $0.65 $541 $80,000

Average Sep-18 197 70% 447 1,541 743 $766 $1,079 $907 $0.59 $436 $60,500

The average pricing ranges from $781 to $1,059 per square foot. Junction House has seen the highest per
square foot sales at $1,059, followed by XO Condos — 1221 King at $1,002 per square foot. The average
number of storeys for these developments is 10, while 69% of the total 1,574 suites have been sold.

Overall, the Roncesvalles/Junction and Toronto West submarkets have been strong and continues to grow.
However, cautious optimism should be taken moving forward with the potential cooling of the hot Toronto
condo market.

Further detail on the projects under development can be found in the summaries on the following pages.
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Index No. 1 — East Junction Condos

Developer: Limen Group

Phase: Pre-Construction

Sales Opening: Aug 2018

Occupancy: Sep 2021

Submarket: Roncesvalles/Junction
Purchaser Profile: Investors and local end-users.

These are 16 and 7-storey, 279-unit buildings located at 394 Symington Avenue. The property is located close to
High Park, schools, and shopping, with easy access to Bloor GO Station, UPXpress service, Lansdowne and
Dundas TTC subway stations. Amenities include: Social club with games, bar and television lounge; Party lounge
with double-sided fireplace and chef’s kitchen; “Urban living room” lounge with library, computer hubs, printers and
fireplace; Fitness center with stretch area, yoga, cardio area with adjacent outdoor meditation area and fireplace
lounge; Outdoor terrace with firepit, seating and barbecues; Pet wash station; Bicycle storage; Children’s play
area.

Suites range from 370 — 1341 square feet, with an average suite size of 656 square feet. Parking spots are spread
over two underground floors and cost $50,000 each. Lockers are available for $7,500 each. The property is
currently 81% sold.
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Index No. 2 —Junction House

Developer: Slate / Globizen Developments
Phase: Pre-Construction

Sales Opening: Nov 2018

Occupancy: Dec 2021

Submarket: Roncesvalles/Junction

Purchaser Profile: Local end-users; empty-nester and first-
time buyers.

This is a 9-storey, 150-unit building located at 2720 Dundas St W, in the Junction neighbourhood. The property
is within walking distance of restaurants and services, and there is easy access to the TTC bus, GO Transit
and UPX Express service. Amenities include: Co-working/social space; Fitness facility with barre and yoga
studio; Landscaped rooftop terrace with fire pit, barbecues, harvest table and loungers;

Suites range from 413 — 1756 square feet, with an average suite size of 811 square feet. Parking spots cost
$69,000 and there is a total of 61 parking spaces spread over two underground levels. Lockers can be
purchased for $5,500 each. The property is currently 66% sold.
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Index No. 3 — Reunion Crossing

Developer: Diamond Kilmer Developments
Phase: Pre-Construction

Sales Opening: Jun 2019

Occupancy: Jun 2022

Submarket: Roncesvalles/Junction

Purchaser Profile: Local end-users and some investors.

This is an 11-storey, 153-unit building located at 1808 St Clair Ave W, in the Junction neighbourhood. The
property is situated within walking distance of shops and services along St Clair Ave W and the Stockyards

District and there is direct access to the TTC streetcar. Amenities include: Community lounge with wifi, table,
shuffleboard, foosball and seating; Party room/event space with dining table; Fitness facility with TRX training

Suites range from 435 — 1083 square feet, with an average suite size of 670 square feet. Parking spots cost
$50,000 and there is a total of 218 parking spaces spread over two underground levels. Lockers can be
purchased for $6,500 each. The property is currently 49% sold.
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Index No. 4 — Scout - Scoop Phase 2

Developer: Graywood Development
Phase: Pre-Construction

Sales Opening: Sep 2018

Occupancy: Mar 2022

Submarket: Roncesvalles/Junction

Purchaser Profile: Local end-users; some investors.

This is a 12-storey, 269-unit building located at 1791 St Clair Ave W, in the Carlton Village neighbourhood, close
to the Junction and Stockyards retail district. There is easy access to the St. Clair streetcar. Amenities include:
Party room with catering kitchen and dining room; Fitness facility; Lounge; Games room; Co-working / conference
center; Multi-purpose room; Lobby lounge; Outdoor terrace lounge with al fresco dining and sundeck.

Suites range from 452 — 1241 square feet, with an average suite size of 699 square feet. Parking spots cost
$50,000 and there is a total of 167 parking spaces spread over two underground levels. Lockers can be
purchased for $6,000 each. The property is currently 63% sold.
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Index No. 5 — Stockyards District Residences

Developer: Marlin Spring Developments

Phase: Pre-Construction

Sales Opening: Nov 2018

Occupancy: Nov 2021

Submarket: Roncesvalles/Junction

Purchaser Profile: Investors; Local first-time and move-

down buyers.

This is a 10-storey, 236-unit building located at 2306 St Clair Ave W., in the Junction neighbourhood. The
property is situated a block away from the Stockyards retail core, and there is easy access to streetcar service
and to Highway 401 via Black Creek Drive. Amenities include: Party room with bar and kitchen facilities; Dining
room/meeting room; Fitness facility with yoga studio; Children's play space; Dog run area; Outdoor barbecue area
with dining, firepit, seating and sun loungers; Bicycle parking.

Suites range from 522 - 1533 square feet, with an average suite size of 770 square feet. Parking spots cost
$55,000 and there is a total of 213 parking spaces spread over two underground levels. Lockers can be
purchased for $6,000 each. The property is currently 77% sold.
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Index No. 6 — The Roncy

Developer: Worsley Urban Partners
Phase: Pre-Construction

Sales Opening: Jun 2017

Occupancy: Jan 2021

Submarket: Roncesvalles/Junction

Purchaser Profile: Local end-users, move-down empty-
nesters and first-time buyers. Some
investors.

This is an 8-storey, 93-unit building located at 436 Roncesvalles Ave, in Roncesvalles Village. The property is
situated close to shops and services and is near the Dundas TTC subway station. Amenities include: Fitness

facility with cardio and weights areas; Party room with kitchen, bar, and adjacent outdoor patio with fireplace,

barbecue and yoga area; Bicycle parking; Pet wash station.

Suites range from 489 — 1976 square feet, with an average suite size of 843 square feet. Parking spots can be
purchased for $55,000 and there is a total of 70 parking spaces spread over three underground levels. Lockers
can be purchased for $6,000 each. The property is currently 90% sold
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Index No. 7 — 57 Brock

Developer: Block Developments
Phase: Pre-Construction
Sales Opening: Oct 2018
Occupancy: May 2021
Submarket: Toronto West

Purchaser Profile: Local end-users and some investors.

Suites range from 447 — 2144 square feet, with an average suite size of 833 square feet. Parking spots cost
$75,000 and there is a total of 67 parking spaces spread over three underground floors. Locker units are available
for $6,000 each. The property is currently 71% sold

This is a 7-storey, 97-unit building located at 57 Brock Ave, in Little Portugal neighbourhood. The property is
situated near the Queen West and Dundas West corridors, with shops, services, and easy access to the TTC
street car and bus service. There is direct access to the TTC subway via underground. Amenities include: Party
room with kitchen and fireplace lounge; Fitness studio; Dining/meeting room; Outdoor sunbathing area; Outdoor
terrace with barbecues, seating areas and firepit; Pet spa; Bicycle parking.
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Index No. 8 — XO Condos - 1221 King

Developer: Lifetime Developments / Pinedale
Properties

Phase: Pre-Construction

Sales Opening: Apr 2019

Occupancy: Jul 2022

Submarket: Toronto West

Purchaser Profile: Investors; Local end-users including

professional singles and couples.

This is a 13-storey, 297-unit building located at 1221 King St W, in the Parkdale neighbourhood, outside of
Liberty Village. The building is situated near the Gardiner Expressway and there is direct access to the TTC
streetcar. Amenities include: Entertainment and gaming lounge; Social lounge with dining room, bar and
kitchen facilities with adjacent outdoor terrace; Fitness facility with cardio room, yoga studio and outdoor yoga
space; Spin studio; Outdoor barbecue area with dining tables and seating; Kids zone with art room, movie hub
and reading room; "Think tank" co-working space.

Suites range from 449 — 1252 square feet, with an average suite size of 663 square feet. Parking spots cost
$80,000 and there is a total of 221 parking spaces spread over three underground levels. Lockers can be
purchased for $5,000 each. The property is currently 61% sold.
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Trade Area Socio-Economic Overview

MARKET ANALYSIS

Subject Trade Area* Province Canada Subject Trade Area®  Province Canada
Total Population 2012 91,463 Total Households by Dwelling Type
Total Population 2022 90,789 Single Detached House 4,010 9.5% 56.0% 55.1%
Projected Growth 2012-2022 -674 Semi-Detached Houses, Row House 6,523 15.4% 13.8% 10.5%
Annual % Change 2012-2022 -0.1% 1.3% 1.2% Apartments 30,125 71.2% 26.3% 27.5%
Other 1,672 3.9% 3.9% 6.9%
2012 Population by Age Group Total Households 42,330 100.0% 100.0% 100.0%
0-14 Years 9,674 10.6% 16.4% 16.3%
15-19 Years 3,290 3.6% 6.4% 6.2% Average Persons per Household 2.08 2.58 2.45
20-24 Years 5,613 6.1% 7.1% 7.0%
25-29 Years 8,977 9.8% 7.1% 7.1% Age of Dwelling
30-39 Years 19,366 21.2% 13.4% 13.6% Before 1946 20,627 48.7% 13.0% 11.1%
40-49 Years 15,375 16.8% 15.1% 14.6% Between 1946 and 1960 5,529 13.1% 13.6% 13.0%
50-59 Years 11,238 12.3% 14.5% 14.7% Between 1961 and 1970 4,315 10.2% 12.3% 12.4%
60-64 Years 4,588 5.0% 5.7% 5.9% Between 1971 and 1980 2,806 6.6% 15.5% 17.7%
65-69 Years 3,751 4.1% 4.5% 4.7% Between 1981 and 1990 3,487 8.2% 15.0% 15.2%
70-74 Years 2,922 3.2% 3.3% 3.4% Between 1991 and 2000 1,655 3.9% 12.1% 12.6%
75+ Years 6,669 7.3% 6.6% 6.6% Between 2001 and 2006 1,238 2.9% 8.4% 7.8%
Built After 2006 2,673 6.3% 10.1% 10.1%
Awerage Age 39.9 39.8 40.0
Household Income
Immigrant Status Average Household Income $105,997 $91,811 $85,598
Non-Immigrant Population 53,031 60.3% 69.1% 77.8%
Immigrant Population 32,233 36.6% 30.0% 21.4% Households by Income Range
Non-Permanent Population 2,713 3.1% 0.9% 0.8% Income Less than $40K 13,112 31.0% 27.2% 30.1%
Income $40K to $70K 9,223 21.8% 23.3% 24.5%
Immigrant - Place of Birth Income $70K to $100K 7,061 16.7% 18.8% 18.5%
America 1,936 6.0% 2.9% 3.7% Income Greater than $100K 12,934 30.6% 30.7% 26.9%
Arab 229 0.7% 2.4% 3.8%
British Isles 1,544 4.8% 8.0% 8.0% Education Attainment
Caribbean 1,449 4.5% 6.7% 5.1% No certificate, diploma or degree 14,805 18.9% 20.6% 22.0%
East and Southeast Asia 6,051 18.8% 15.2% 17.2% High school certificate or equivalent 15,222 19.4% 25.4% 24.6%
Eastern Europe 1,632 5.1% 6.8% 6.4% Apprenticeship or trades certificate 2,800 3.6% 7.6% 10.2%
Italian 2,842 8.8% 1.0% 1.0% College CEGEP or oth non-univ certi 8,196 10.5% 17.2% 16.6%
Latin, Central and South America 700 2.2% 0.7% 0.9% University certificate, diploma blw ba 3,192 4.1% 4.4% 4.9%
Philippines 914 2.8% 5.0% 5.5% University Degree 34,088 43.5% 24.8% 21.7%
Portuguese 5,077 15.8% 4.7% 3.9% Total Population 15+ Years 78,303 100.0% 100.0% 100.0%
South Asia 733 2.3% 17.1% 13.8%
Western Europe 1,013 3.1% 4.2% 5.6%
All Other 8,113 25.2% 25.2% 25.2%
Mother Tongue
English 50,430 56.7% 64.6% 55.1%
French 1,624 1.8% 3.7% 20.1%
Other 36,876 41.5% 3L.7% 24.8%

1. Trade area defined as any census tract with 5% or more residents patronizing subject store

25
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Highest and Best Use

Introduction

The Dictionary of Real Estate Appraisal, Fourth Edition (2002), a publication of the Appraisal Institute, defines the
highest and best use as:

The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the highest
value. The four criteria the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum profitability.

To determine the highest and best use we typically evaluate the subject site under two scenarios: as if vacant
land and as presently improved. In both cases, the property’s highest and best use must meet the four criteria
described above.

Highest and Best Use of Property As if Vacant

We considered the legal issues related to zoning and legal restrictions. We also analyzed the physical
characteristics of the site to determine what legal uses would be possible and considered the financial feasibility
of these uses to determine the use that is maximally productive. Considering the subject site’s physical
characteristics and location, as well as the state of the local market, it is our opinion that the Highest and Best
Use of the subject site as if vacant is a residential or mixed use development built to its maximum feasible
building area.

Highest and Best Use of Property As Improved

Although the subject property is improved with retail buildings, both the existing density and current market
conditions indicate that the Highest and Best Use as vacant land would be for a future development
residential/commercial site, as is supported from the comparable sales researched and analyzed. It is
understood that well-located infill development sites continue to attract a great deal of interest from residential
and street front retail condominium developers.

Although the subject property is currently leased on a multi-tenant basis, the current density is 0.38 times the site
area, which underutilizes the Highest and Best Use as a redevelopment site. It is our opinion that the Highest
and Best Use of the subject property as improved is continuation of its existing use, with high-density
redevelopment potential.
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Valuation Process

Valuation Methods

In accordance with our mandate, and our highest and best use analysis, the subject property will be valued as
infill development land. Traditionally, the two most common approaches to the valuation of land are:

1) The Direct Comparison Approach which involves comparing or contrasting the recent sale, listing or
optioned prices of comparable property to the subject and adjusting for any significant differences
between them; and,

2) The Land Residual/Development Approach, which estimates current land value based on determining
selling prices of completed products and considers development costs and appropriate returns, rendering
a ‘residual’ land value component.

Direct Comparison Approach

The Direct Comparison Approach is a valuation method whereby the property being appraised is compared with
property with similar potential uses that have recently been sold or offered for sale. The assumption is that if the
subject property had been exposed to the market, it would have been in competition with the comparable property
dealing with the same type of purchaser under similar market conditions. Since no two property are completely
alike, adjustments must be made to compensate for differences between the comparables and the subject
property. In arriving at a value conclusion by this method, the greatest weight is given to actual sales of truly
comparable property made at or nearest the effective date of appraisal in order to reflect comparable economic
conditions. The Direct Comparison Approach is based on the “Principle of Substitution” which implies that a
prudent purchaser will not pay more to buy or rent a property than it will cost them to buy or rent a comparable
substitute property. This approach to value recognizes that the typical buyer will compare property which
constitute the market for a given type and class.

In this analysis, the unit of comparison is “price per square foot of potential gross floor area”. In estimating the
potential density for the subject property, we have relied on zoning information from the City of Toronto. Based
on this information, the subject property is purported and assumed to have some 2,077,865 square feet of
potential gross floor area.
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Discussion of Comparable Sales
For the purpose of this valuation, we have conducted market research of comparable developments in City of Toronto. The most pertinent
comparable sales that we have considered are provided below in the Comparable Sales chart, which show sale prices in the range of $143 to

$201 per square foot of potential buildable area.

$/Acre $/SF of Land $/Buildable SF

Index No. Address/Location Date of Sale Consideration Area (Ac.) Area (sf) Buildable SF Density Zoning
1 25 Dawes Road Mar-20 $47,000,000 1.26 54,885.60 329,314 6.00 CR $37,301,587 $856 $143
2 1319 Bloor Street West Dec-19 $80,000,000 2.45 106,722.00 426,888 4.00 CR $32,653,061 $750 $187
3 1660 Bloor Street West Oct-20 $27,850,000 0.43 18,730.80 138,370 7.39 CR $64,767,442 $1,487 $201
4 77 River St. & Labatt Ave Feb-19 $60,200,000 1.78 77,536.80 310,147 4.00 CR $33,820,225 $776 $194
31,363.20 177,202 $38,659,722 $888 $157

1894-1920 Eglinton Avenue West $27,835,000

Statistics
Min $27,835,000 18,730.80 138,370 $32,653,061
$80,000,000 106,722.00 426,888 $64,767,442

$48,577,000 57,847.68 276,384 $41,440,407

Max
Ave
Compiled by Cushman & Wakefield ULC



1245 DUPONT STREET (GALLERIA MALL), TORONTO VALUATION PROCESS 29

LAND TRANSACTION INDEX NO. 1

25 Dawes Road

SALEDATA

Sale Status: Final

Address: 25 Daw es Road

Sale Date: 3/3/2020

Sale Price: $47,000,000

Vendor Name: 9 Daw es Development Inc.
Purchaser Name: Minto Group (Minto (Daw es) GP Inc.)
Sale Type: Market

$ Per Acre of Land: $37,301,587 per acre of land
$/Sq.Ft. of GFA: $143 per square foot of gfa

Percent Transferred: 100 %

PLANNING / DEVELOPMENT DETAILS

Official Plan: Mixed Use
Zoning: CR
Services: Municipal Services Available at Site Boundary

PRICE STRUCTURE PROPERTY CHARACTERISTICS

Located south of Danforth Avenue, w est of Victoria Park

Cash Down: $47,000,000 100.00% Location:
Avenue

21013-0182 Lot 1 Pl 748 Toronto (East Toronto); Lot 2 Pl
748 Toronto (East Toronto); Lot 3 P 748 Toronto (East
Toronto); Lot 4 Pl 748 Toronto (East Toronto); Lot 5 Pl 748
Toronto (East Toronto); Lot 6 Pl 748 Toronto (East
Toronto); Lot 7 Pl 748 Toronto (East Toronto); Lot 8 Pl 748

Assumed: $0 0.00% Legal Description: Toronto (East Toronto); Part Block C Pl 578e Toronto
21013-0183 Lt 86 Pl 674 Toronto (East Toronto); Lt 87 Pl
674 Toronto (East Toronto); Lt 88 P 674 Toronto (East
Toronto); Lt 89 Pl 674 Toronto (East Toronto); Pt Blkk A P
578e And All Of Blk B P 578e Toronto As In Cal37948;
City Of Toronto

VTB: $0 0.00% Site Area (acres): 1.26 acres
Other: $0 0.00% Site Area (sq.ft): 54,885.60 square feet
Chattels: $0 0.00% Buildable GFA: 329,314 buildable gfa
Total Price: $47,000,000 100.00%
Frontage (approx): 315
Price Note: All Cash
Current/Future Use: Commercial - High Density Residential

TRANSACTION COMMENTS

A Rezoning Application (STE 19 OZ) w as submitted in July 2019 pertaining to the land in this transaction. The Application proposed the development of a 30-storey
residential condominium development with retail at grade. Based on the anticipated time required to complete a rezoning application and a site plan application,
together with the review and approval process, we have estimated the time to development to be approximately two to three years from the date of sale. The
Vendor had acquired the property in March and October 2018 for a total consideration of $19,280,000, representing a price per acre of $15,338,107.
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LAND TRANSACTION INDEX NO. 2

1319 Bloor Street West

SALE DATA

Sale Status: Final

Address: 1319 Bloor Street West

Sale Date: 12/12/2019

Sale Price: $80,000,000

Vendor Name: Legacy Companies (2792800 Canada Limited)
Purchaser Name: KingSett Capital (KS 1319 Bloor Street West Holdings Inc.)
Sale Type: Market

$ Per Acre of Land: $74,766,355 per acre of land

$/Sq.Ft. of GFA: $187 per square foot of gfa

Percent Transferred: 100 %

Official Plan: Mixed Use Areas

Zoning: CR

Services: Municipal Services Available at Site Boundary

PRICE STRUCTURE PROPERTY CHARACTERISTICS

Located on the south side of Bloor Street West, west of

Cash Down: $80,000,000 100.00% Location:
Lansdowne Avenue

Block A Plan 1205 City West, Part Block B Plan 1205 City West
Part 1, 2,& 3 63r3620; Subject To An Easement In Gross Over
Parts 1, 2 And 3 Expropriation Plan At4904784 Until

Assumed: $0 0.00% Legal Description: 2025/12/31 As In At4904784; Subject To An Easement In Gross
Over Part 4 Expropriation Plan At4904784 Until 2025/12/31 As
In At4904784; Subject To An Easement In Gross Over Part
166r30406 As In At5164848; City Of Toronto

VTB: $0 0.00% Site Area (acres): 1.07 acres
Other: $0 0.00% Site Area (sq.ft): 46,609.20 square feet
Chattels: $0 0.00% Buildable GFA: 426,888 buildable gfa
Total Price: $80,000,000 100.00%
Frontage (approx): 2875
Price Note: Cash +VTB
Current/Future Use: High density residential

TRANSACTION COMMENTS

At the time of sale, the property was improved with a Value Village. The City of Toronto Official Plan designates the property Mixed Use Areas Secondary Plan. The Zoning By-law|
classifies the property CR 4.0 (c1.0; r3.5) SS2 (x1750), a Commercial Residential Zone classification which regulates the use of land and buildings through height and density,
parking and loading spaces, and setbacks from the street. Based on information provided by the client, the proposed high-density residential development. Due to its size, its
location and its separation from the Junction to the west it is possible to develop the site with multiple tall buildings without resulting in unacceptable impacts on parks or low-rise
neighborhood in terms of shadowing or overview.
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LAND TRANSACTION INDEX NO. 3

1660 Bloor Street West

Sale Status: Final

Address: 1660 Bloor Street West

Sale Date: Oct-20

Sale Price: $27,850,000

Vendor Name: KS 1660 Bloor Street West Holdings Inc.
Purchaser Name: Mattamy Urban Neighbourhoods Inc
Sale Type: Market

$ Per Acre of Land: $64,767,442 per acre of land

$/Sq.Ft. of GFA: $201 per square foot of gfa

Percent Transferred: 100 %

Official Plan: Mixed Use Areas

Zoning: CR

Services: Municipal Services Available at Site Boundary

PRICE STRUCTURE PROPERTY CHARACTERISTICS

Located on the north side of Bloor Street West, east of Keele

Cash Down: $27,850,000 100.00% Location:
Street

PIN No.: 21352-0234 - Parcel 11-1 Section M98; Part Lot 11 PL
Assumed: $0 0.00% Legal Description: M98 TORONTO; Part Lot 12 PL M98 TORONTO; Part Lot 13
PL M98 TORONTO; Part Lot 14 PL M98

VTB: $0 0.00% Site Area (acres): 0.43 acres
Other: $0 0.00% Site Area (sq.ft): 18,730.80 square feet
Chattels: $0 0.00% Buildable GFA: 138,370 buildable gfa
Total Price: $27,850,000 100.00%
Frontage (approx): 182.78
Price Note: Cash+VTB

At the time of sale, the property was improved with single storey,
Current/Future Use: multi tenant retail property with the majority of tenants being
automotive services

TRANSACTION COMMENTS

A Site Plan Application (No. 20 149566 STE 04 SA) was submitted on May 27, 2020 pertaining to the land in this transaction. The Application proposed the development of a 13-
storey, 133unit residential condominium development with retail at grade. The development would have a total gross floor area of approximately 138,370 square feet, including
approximately 7,610 square feet of retail space and would have 49 parking spaces. As of October 2020, the Application was still under review. Based on the anticipated time
required to complete a rezoning application and a site plan application, together with the review and approval process, we have estimated the time to development to be
approximately two to three years from the date of sale.
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LAND TRANSACTION INDEX NO. 4

77 River St. & Labatt Ave

SALE DATA

Sale Status: Conditional

Address: 77 River St. & Labatt Ave
Sale Date: 2/2/2019

Sale Price: $54,400,000

Vendor Name: Tas 7LA Corp.

Purchaser Name: Labatt Village Holdings Inc.
Sale Type: Market

$ Per Acre of Land: $30,561,798 per acre of land
$/Sq.Ft. of GFA: $175 per square foot of gfa
Percent Transferred: 100 %

PLANNING / DEVELOPMENT DETAILS

Official Plan: Regneration Areas

Zoning: CR

Services: Municipal Services Available at Site Boundary

PRICE STRUCTURE PROPERTY CHARACTERISTICS

Located south of Dundas Street East, west of the Don Valley

Cash Down: $54,400,000 100.00% Location:
Parkway

PIN No.: 21081-0125, 21081-0005, 21081-0004, 21081-0123,
21081-0124, Lots 7 - 13, Plan D117, Part of Lot 5, east side of
River Street, Plan 108, Part of Lots 3 - 6 & 14 on Plan D117,
Designated as Parts 3 & 4 on Plan 63R-1567. Parcels 1 -5,
Section AD117, Part of Lot 1, Plan D117, Part of Lots 2 & 3,

Assumed: $0 0.00% Legal Description: Plan D117, Designated as Part 2 on Plan 66R-10359, Parcels
1 -4, Section AD117, Part of Lots 1 - 3, Plan D117, Designated
as Part 1 on Plan 66R-10359. Part of Lots 3 - 6, Plan D117,
Designated as Part 6 on Plan 63R-1567, and Part of Lot 5, east
side of River Street, Plan 108, Part of Lot 1, Plan D117,
Designated as Part 7 on Plan 63R-1567.

VTB: $0 0.00% Site Area (acres): 1.78 acres
Other: $0 0.00% Site Area (sq.ft): 77,536.80 square feet
Chattels: $0 0.00% Buildable GFA: 310,147 buildable gfa
Total Price: $54,400,000 100.00%
Frontage (approx): 198.85
Price Note: All Cash

At the time of sale, the property was improved with two storey

Current/Future Use: office building.

TRANSACTION COMMENTS

Based on the anticipated time required to complete a rezoning application and a site plan application, together with the review and approval process, we have estimated the time to
development to be approximately two to three years from the date of application. It is our understanding that the Purchaser had acquired the property in order to construct one high
density residential development. The development is estimated to have a gross floor area of approximately 310,147 square feet, and contain approximately 500 residential units, split
evenly between rental and for-sale condominium units.
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LAND TRANSACTION INDEX NO. 5

1894-1920 Eglinton Avenue West

Sale Status: Final

Address: 1894-1920 Eglinton Avenue West
Sale Date: 9/20/2020

Sale Price: $27,835,000

Vendor Name: Individual

Purchaser Name: Clifton Blake (1886 Eglinton West Ltd.)
Sale Type: Market

$ Per Acre of Land: $38,659,722 per acre of land
$/Sq.Ft. of GFA: $157 per square foot of gfa

Percent Transferred: 100 %

Official Plan: Mixed-Use Areas

Zoning: CRSS2,

Services: Municipal Services Available at Site Boundary

PRICE STRUCTURE PROPERTY CHARACTERISTICS

Located on the north side of Eglinton Avenue West, west of

. o ion-
Cash Down: $27,500,000 98.80% Location: Dufferin Street
PIN No.: 10481-0092, Part Lot 79 PL 1855 Township OF
Assumed: $0 0.00% Legal Description: YORK; Part Lot 80 PL 1855 Township OF YORK AS IN
CA644301
VTB: $0 0.00% Site Area (acres): 0.72 acres
Other: $0 0.00% Site Area (sq.ft): 31,363.20 square feet
Chattels: $0 0.00% Buildable GFA: 177,202 buildable gfa
Total Price: $27,835,000 100.00%
Frontage (approx):
Price Note: All Cash
Itis our understanding that the Purchaser had acquired the
Current/Future Use: property in order to construct one high density rental
development.

TRANSACTION COMMENTS

A Site Plan Application (No. 20 185654 NNY 08 SA) was submitted on August 26, 2020 pertaining to the land in this transaction (and adjacent parcels). The Application proposed
the development of an eight storey, 200 unit purpose built rental development with retail at grade. The development would have a total gross floor area of approximately 151,540
square feet, including approximately 13,648 square feet of retail space and would have 70 parking spaces.
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Transaction Differences
Differences between the transactions and the subject property are identified and the appropriate effect on the

prices paid is noted in order to make a direct comparison. We have identified seven important differences upon
which to assess each transaction:

e Time of Sale;
e Financing;
e Location;
e Scale;
¢ Planning Status;
e Development Timing; and
e Site Character
Time of Sale
The sale date, particularly the negotiated sale date, is clearly an important factor to consider. Land values have

generally been positively affected over the past several years with improved economic indicators and strong
housing market conditions. As a result, we have provided for upward adjustments for all comparable sales.

Financing
Financing terms provided by a vendor can have an impact on the purchase price. For example, more favourable

financing that might include a VTB (Vendor Take Back) mortgage at a lower than market interest rate tends to
have a positive influence on the price.

Location

Location is an obvious factor affecting value, primarily due to its influence on land use and pricing of developed
space. The subject property occupies an attractive location and the effect positively influences land value.

Scale

As there is generally an inverse size/rate relationship, larger scale property typically trades at a lower rate and
vice versa.

Planning Status

Land use designations and planning status are clearly important. Property lacking requisite planning approvals
will likely be discounted due to timing and risk. We have focused on comparable transactions that have similar
planning status.
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Development Timing

Development timing clearly affects value. Property with imminent development prospects due to phasing policies
and/or servicing allocations are favoured by developers and typically trade at a higher price. Furthermore,
property in locales with relatively rapid absorption rates allow for shorter development time horizons, translating
into higher values due to mitigated risk relative to those that are slower. Each comparable transaction is assessed
based on its estimated development timing.

Additional Adjustments

The additional adjustments include the approved zoning status of the comparable sales with respect to the
subject property. While the process of applying for a site-specific Official Plan and/or Zoning amendment is
costly, time consuming, it also involves a considerable amount of risk to the developer. It is not unusual in the
City of Toronto for development applications to take two to three years to complete. Moreover, many applications
are escalated to the Ontario Municipal Board for a final decision — further adding to the time and costs associated
with attaining development approvals. Therefore, a fully approved development site has lowered soft costs and
less development risk (meaning a lower developers profit is required). The comparable sales were also adjusted
for relative time that they would achieve zoning approval in comparison to the subject property. These notional
factors were included within the Additional Adjustment section of such analysis.

Site Character

Intrinsic features of each property are recognized such as:
e type and nature of the potential development
e configuration and site conditions
e street, TTC and highway access

e the nature of adjoining properties
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Valuation Adjustment Chart

Valuation Adjustment Chart

LAND SALES SUMMARY
Subject Land Sale No. 1 Land Sale No. 2 Land Sale No. 3 Land Sale No. 4 Land Sale No. 5

Address 1245 Dupont Street 25 Dawes Road 1319 Bloor Street West 1660 Bloor Street West 77 River St & Labatt Ave 1894-1920 Eglinton Avenue West
Mar-20 Dec-19 Oct-20 Feb-19 Sep-20
Sale Price $47,000,000 $80,000,000 $27,850,000 $60,200,000 $27,835,000
Adjusted Sale Price $51,622,920 $63,835,200 $26,563,330 $54,573,708 $27,721,990
Land Area [Acres] 6.84 1.26 245 043 1.78 1.26
Buildable SF 2,077,865 329,314 426,888 138,370 310,147 177,202
FSI ! 4.00
Unadjusted Price Per Square Foot Of Buildable Area $187
ADJUSTMENT GRID
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Dollar Adjustment $0.00 $0.00 $0.00 $0.00 $0.00
Percent Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $142.72 $187.40 $201.27 $194.10 $157.08
Financing Terms Market Market Market Market Market
Dollar Adjustment $0.00 $0.00 $0.00 $0.00 $0.00
Percent Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $142.72 $187.40 $201.27 $194.10 $157.08
Conditions of Sale
Dollar Adjustment $0.00 $0.00 $0.00 $0.00 $0.00
Percent Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

Adjusted Price $143 $187 $201 $194 §157
LAND SALES SUMMARY
ADJUSTMENT GRID

Time/Market Conditions

Appraisal Date: Dec-20
Compound Annual Growth Rate: 2.25%
Inferior Inferior Inferior Inferior Inferior
Dollar Adjustment $2.43 $4.31 $0.81 $8.15 $0.94
Percent Adjustment 1.7% 2.3% 0.4% 4.2% 0.6%
Time/Market Adjusted Price/S.F. $145.15 $191.71 $202.08 $202.25 $158.02
Location Inferior Superior Similar Inferior Similar
Size Superior Superior Superior Superior Superior
Utility Similar Similar Similar Similar Similar
Land Use Similar Superior Similar Similar Similar

Additional Adjustment Inferior Superior Similar Superior Superior
Adjusted Price/Square Foot $157 $150 $182 $176 $150
Land Value Estimate

After adjustment, we consider the subject property will reasonably command market value in the range of $150 and $182 per square foot of potential
gross floor area. However, due to the size and location of the subject property, we have elected to utilize the average at $165 per square foot of
buildable area.
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Final Estimate of Value

In arriving at an estimated value, we have specifically noted for the subject:

e The subject site is in the western part of downtown. The surrounding area can be characterized by a mix of
residential, commercial and employment developments.

e The property has 1,240 feet of frontage on Dupont Street, 239 feet of frontage on Dufferin Street and has an
eight-acre park located along its south border, creating a 20-acre continuous plot. Based on information
provided by the Client and information from the City of Toronto as provided by the Client, the subject property
has 2,077,865 square feet of potential gross floor area approved.

On March 11, 2020 the WHO declared the novel coronavirus (COVID-19) outbreak a global pandemic.
Economies around the world face significant headwinds as seen by the severe drop in demand for some services
(such as travel, hospitality and entertainment). Further reduced economic activity has resulted from increasing
quarantines throughout Europe and North America as governments take unprecedented actions to stop the
spread of the virus. As the stock market remains extremely volatile and financial markets struggle to qualify
events that are still unfolding, there remains a lack of comparable transactions and market data. This leaves
many CRE patrticipates reporting that they are not yet able to accurately assess risk. As we proceed through
these uncertain times, we would like the reader to consider some key events that have transpired:

e During the first two weeks of March 2020 Central Banks have cut interest rates near zero for the first time
since the 2008 recession, and the governments around the world are injecting significant capital into
short-term markets to offset economic impacts brought on by the novel coronavirus.

e The disintegration of an alliance between OPEC and Russia has caused crude oil prices to dip to 30-year
lows, also deeply impacting the stock market. Such reduced economic activity has resulted in a notable
global drop in Q1 2020 oil consumption as compared to the same time last year.

In recent times, the market has been driven by investor demand and strong liquidity. Asset values can fall
significantly in short periods of time if either of these two factors, often in conjunction with many others, change
significantly. While C&W is closely monitoring the latest developments and will continue to provide updates as
events unfold, we caution the reader that values and incomes are likely to change more rapidly and significantly
than during standard market conditions. Furthermore, we ask that the reader consider events that may have
taken place after the completion of this report and recognize that this report expresses an opinion of value as the
date of value. Based on all factors that come to bear on the future performance of the property, more particularly
those examined in this report, it is our considered opinion that the market value of the subject property as of
December 31, 2020 was within the following range:

Unit of Comparison Max GFA Price/$ PSF Buildable Value Range Price/$ PSF Land Area
Adjusted Minimum 2,077,865 $150 $311,679,750.00 $1,046
Adjusted Mean (Average) 2,077,865 $165 $342,847,725.00 $1,151
Adjusted Maximum 2,077,865 $182 $378,171,430.00 $1,269

As If Vacant Land Value Estimate

As a result of this analysis, the market value of the fee simple interest in the subject property, as of December 31,
2020, is estimated at the adjusted mean (average) of $342,800,000 (rounded) (based on a twelve-month
exposure period):

THREE HUNDRED AND FORTY-TWO MILLION EIGHT HUNDRED
THOUSAND DOLLARS

$342,800,000
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Terms of Reference

Purpose and Intended Use of This Appraisal

The purpose of this appraisal is to estimate the current market value of the fee simple interest in the subject
property as if vacant land for internal purposes, based on highest and best use.

Property Identification

The subject property is municipally addressed as:
1245 Dupont Street (Galleria Mall), Toronto, Ontario
The subject property is legally described as follows:

PIN 2131300003 — Parcel 3-2 section M567; Firstly: Lot 3 Plan M567; Lot 4 13, 14 to 15 Plan M567; Secondly:
Part Lots 9, 11, Plan M567, Part 1 66R8628; together with a row over lots 19 and 20 on said Plan M567 and that
Part of Lot24 on Plan D1382; Thirdly: Part Lot10, 11 Plan 61, Part 1, 3, 4, 5, 6, 66r6147; t/w Part one foot reserve
lying north of Lot 4 Plan M567 City of Toronto, and Parcel 1-1-1 sec m58;Part Lotl Block | Plan M58; Part Lot2
block 1, Plan M58;Part Lot3 Block | Plan M58; City of Toronto.

Property Ownership

According to our investigations, the current owner is 2470347 Ontario Inc. To the best of our knowledge, the
subject property has not sold nor been listed for sale in the past three years of the effective date of appraisal.

Scope of the Appraisal

In the process of preparing this appraisal, we:

e Inspected the subject property;

Confirmed current zoning regulations;

e Interviewed a representative of the owner;

e Estimated the highest and best use of the property;

e Ascertained sale and listing prices for index property;

¢ Examined market conditions and analysed their potential effect on the property;

e Surveyed various real estate professionals active in the subject market;

e After analyzing the data, we estimated the property’s market value using the technique of direct comparison;

e The sources of data presented in this report include, but are not limited to, Toronto Regional Estate Board,
record data of Cushman & Wakefield ULC, other appraisers, realtors and persons knowledgeable of the
subject and marketplace; and

e This appraisal report is a Narrative Appraisal Report with some significant data reported in tabular or
abbreviated narrative formats.
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Definition of Market Value

The Canadian Uniform Standards of Professional Appraisal Practice (The Standards) adopted by the Appraisal
Institute of Canada define Market Value as:

“The most probable price which a property should bring in a competitive and open market 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 are the consummation of a sale as of a specified date and the passing of title from seller
to buyer under conditions whereby:

e Buyer and seller are typically motivated;
e Both parties are well informed or well advised and acting in their own best interests;
e Areasonable time is allowed for exposure in the market;

e Payment is made in cash in Canadian dollars or in terms of financial arrangements comparable thereto;
and

e 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.

Market Value “As is”

An estimate of the market value of a property in the condition observed upon inspection and as it physically and
legally exists without hypothetical conditions, assumptions, or qualifications as at the date of inspection. This
requires that the property be valued according to its highest and best use.

Effective Date of Appraisal

The value estimate applies to the subject as of December 31, 2020.

Property Rights Appraised

The legal interest appraised is the fee simple estate defined as 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.

Reasonable Exposure Time

Exposure time is always presumed to precede the effective date of the appraisal. It may be defined as:

The estimated length of time 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. It is a retrospective estimate based upon an analysis of past events assuming a
competitive and open market.

Based on discussions with various investors and real estate brokers familiar with assets such as the subject, it is
our estimate that the subject would require a twelve-month exposure period.
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Assumptions and Limiting Conditions

The report is subject to the Assumptions and Limiting Conditions contained in Addendum B, in addition to specific
assumptions which may be stated in the body of the report.
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Assumptions and Limiting Conditions

Report" means the appraisal or consulting report and conclusions stated therein, to which these Assumptions and
Limiting Conditions are annexed.

"Property" means the subject of the Report.

"C&W" means Cushman & Wakefield ULC or its subsidiary that issued the Report.
"Appraiser(s)" means the employee(s) of C&W who prepared and signed the Report.
The Report has been made subject to the following assumptions and limiting conditions:

This report has been prepared at the request of 2470347 Ontario Inc. for the purpose of providing an estimate of
the market value of 1245 Dupont Street (Galleria Mall), City of Toronto for internal purposes. It is not reasonable
for any person other than the beneficial owners of 2470347 Ontario Inc. to rely upon this appraisal without first
obtaining written authorization from the client and the author of this report. This report has been prepared on the
assumption that no other person will rely on it for any other purpose and all liability to all such persons is denied.

This report has been prepared at the request of 2470347 Ontario Inc. and for the exclusive (and confidential) use
of the recipient as named herein for the specific purpose and function as stated herein. All copyright is reserved
to the author and this report is considered confidential by the author and the client. Possession of this report, or a
copy thereof, does not carry with it the right to reproduction or publication in any manner, in whole or in part, nor
may it be disclosed, quoted from or referred to in any manner, in whole or in part, without the prior written consent
and approval of the author as to the purpose, form and content of any such disclosure, quotation or reference.

Without limiting the generality of the foregoing, neither all nor any part of the contents of this report shall be
disseminated or otherwise conveyed to the public in any manner whatsoever or through any media whatsoever or
disclosed, quoted from or referred to in any report, financial statement, prospectus, or offering memorandum of
the client, or in any documents filed with any governmental agency without the prior written consent and approval
of the author as to the purpose, form and content of such dissemination, disclosure, quotation or reference.

The estimated current market value of the real property which is appraised in this report pertains to the value of
the fee simple interest in the real estate. The property rights appraised herein exclude mineral rights, if any.

The estimate of value contained in this report is founded upon a thorough and diligent examination and analysis
of information gathered and obtained from numerous sources. Certain information has been accepted at face
value; especially if there was no reason to doubt its accuracy. Other empirical data required interpretative
analysis pursuant to the objective of this appraisal. Certain inquiries were outside the scope of this mandate. For
these reasons, the analyses, opinions and conclusions contained in this report are subject to all the assumptions
and limiting conditions.

The property has been valued on the basis that title to the real property herein appraised is good and marketable.

The author of this report cannot accept responsibility for legal matters, questions of survey, opinions of title,
hidden or unapparent conditions of the property, toxic wastes or contaminated materials, soil or sub-soil
conditions, environmental, engineering or other technical matters which might render this property valuable than
as stated herein. If it came to our attention as the result of our investigation and analysis that certain problems
may exist, a cautionary note has been entered in the body of the report.
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The legal description of the property and the area of the site were obtained from the Registry Office. Further, the
plans and sketches contained in this report are included solely to aid the recipient in visualizing the location of the

property.

The property has been valued on the basis that the real property is free and clear of all value influencing
encumbrances, encroachments, restrictions or covenants except as may be noted in this report and that there are
no pledges, charges, lien or social assessments outstanding against the property other than as stated and
described herein.

The property has been valued on the basis that there are no outstanding liabilities except as expressly noted
herein, pursuant to any agreement with a municipal or other government authority, pursuant to any contract or
agreement pertaining to the ownership and operation of the real estate or pursuant to any lease or agreement to
lease, which may affect the stated value or salability of the subject property or any portion thereof.

The property has been valued on the basis that the real estate complies in all material respects with any
restrictive covenants affecting the site and has been built and is occupied and being operated, in all material
respects, in full compliance with all requirements of law, including all zoning, land use classification, building,
planning, fire and health by-laws, rules, regulations, orders and codes of all federal, provincial, regional and
municipal governmental authorities having jurisdiction with respect thereto. (It is recognized there may be work
orders or other notices of violation of law outstanding with respect to the real estate and that there may be certain
requirements of law preventing occupancy of the real estate as described in this report. However, such possible
circumstances have not been accounted for in the appraisal process.).

Investigations have been undertaken in respect of matters which regulate the use of land. However, no inquiries
have been placed with the fire department, the building inspector, the health department or any other government
regulatory agency, unless such investigations are expressly represented to have been made in this report. The
subject property must comply with such regulations and, if it does not comply, its non-compliance may affect the
market value of this property. To be certain of such compliance, further investigations may be necessary.

The data and statistical information contained herein were gathered from reliable sources and are believed to be
correct. However, these data are not guaranteed for accuracy, even though every attempt has been made to
verify the authenticity of this information as much as possible.

The estimated market value of the property does not necessarily represent the value of the underlying shares, if
the asset is so held, as the value of the shares could be affected by other considerations. Further, the estimated
market value does not include consideration of any extraordinary market value of the property, unless the effects
of such special conditions, and the extent of any special value that may arise there from, have been described
and measured in this report.

Should title to the real property presently be held (or changed to a holding) by a partnership, in a joint venture,
through a co-tenancy arrangement or by any other form of divisional ownership, the value of any fractional
interest associated therewith may be more or less than the percentage of ownership appearing in the contractual
agreement pertaining to the structure of such divisional ownership.

In the event of syndication, the aggregate value of the limited partnership interests may be greater than the value
of the freehold or fee simple interest in the real estate, by reason of the possible contributory value of non-realty
interests or benefits such as provision for tax shelter, potential for capital appreciation, special investment
privileges, particular occupancy and income guarantees, special financing or extraordinary agreements for
management services.
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Should the author of this report be required to give testimony or appear in court or at any administrative
proceeding relating to this appraisal, prior arrangements shall be made, including provisions for additional
compensation to permit adequate time for preparation and for any appearances which may be required.
However, neither this nor any other of these assumptions nor limiting conditions is an attempt to limit the use that
might be made of this report should it properly become evidence in a judicial proceeding. In such a case, it is
acknowledged that it is the judicial body which will decide the use of this report which best serves the
administration of justice.

Because market conditions, including economic, social and political factors, change rapidly and, on occasion,
without notice or warning, the estimate of market value expressed herein, as of the effective date of this appraisal,
cannot necessarily be relied upon as any other date without subsequent advice of the author of this report.

The value expressed herein is in Canadian Dollars.

This report is only valid if it bears the original signature of the author.
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Certification of Appraisal

We certify that, to the best of our knowledge and belief:
e The statements of fact contained in this report are true and correct.

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

e We have no present or prospective interest in the property that is the subject of this report, and we have no
personal interest or bias with respect to the parties involved.

e Our compensation is not contingent upon the reporting of a predetermined value or direction in value that
favours the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the
occurrence of a subsequent event.

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

e The Appraisal Institute of Canada reserves the right to review this report.

e |, Gary Williams, made a personal inspection of the property that is the subject of the report on November 18,
2020.

¢ No one provided significant professional assistance to the person signing this report.

e The Appraisal Institute of Canada has a mandatory Continuing Professional Development Program for
designated members. As of the date of this report, I, Gary Williams, have fulfilled the requirements of the
program.

e The value estimate contained in this report applies as of December 31, 2020. This date may be referred to as
the effective date of valuation.

On March 11, 2020 the WHO declared the novel coronavirus (COVID-19) outbreak a global pandemic.
Economies around the world face significant headwinds as seen by the severe drop in demand for some services
(such as travel, hospitality and entertainment). Further reduced economic activity has resulted from increasing
quarantines throughout Europe and North America as governments take unprecedented actions to stop the
spread of the virus. As the stock market remains extremely volatile and financial markets struggle to qualify
events that are still unfolding, there remains a lack of comparable transactions and market data. This leaves
many CRE patrticipants reporting that they are not yet able to accurately assess risk. As we proceed through
these uncertain times, we would like the reader to consider some key events that have transpired:

e During the first two weeks of March 2020 Central Banks have cut interest rates near zero for the first time
since the 2008 recession, and the governments around the world are injecting significant capital into
short-term markets to offset economic impacts brought on by the novel coronavirus.

e The disintegration of an alliance between OPEC and Russia has caused crude oil prices to dip to 30-year
lows, also deeply impacting the stock market. Such reduced economic activity has resulted in a notable
global drop in Q1 2020 oil consumption as compared to the same time last year.
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In recent times, the market has been driven by investor demand and strong liquidity. Asset values can fall
significantly in short periods of time if either of these two factors, often in conjunction with many others, change
significantly. While C&W is closely monitoring the latest developments and will continue to provide updates as
events unfold, we caution the reader that values and incomes are likely to change more rapidly and significantly
than during standard market conditions. Furthermore, we ask that the reader consider events that may have
taken place after the completion of this report and recognize that this report expresses an opinion of value as the
date of value.

As If Vacant Land Value Estimate

As a result of this analysis, the market value of the fee simple interest in the subject property, as of December 31,
2020, is estimated as follows (based on a twelve- month exposure period):

THREE HUNDRED AND FORTY-TWO MILLION EIGHT HUNDRED
THOUSAND DOLLARS

$342,800,000

December 31, 2020

Gary Williams, AACI, P. App. Date
Executive Vice President



Cushman & Wakefield ULC
161 Bay Street, Suite 1500
P.O. Box 602

Toronto, ON M5J 2S1

(416) 862 0611 Tel

(416) 359 2602 Fax
www.cushmanwakefield.com

Land Residual Model Analysis

2470347 Ontario Inc.

2235 Sheppard Avenue East
Suite 1700

Toronto, Ontario

M2J 5B4

RE: Addenda - Land Residual Model for 1245 Dupont Street, Toronto ON (“ Galleria Lands”)
C&W File ID: 20.900624

Dear Sirs,

This Addenda must be read in conjunction with and is invalid as an opinion of value if detached from, the original
Appraisal report provided, having an effective date of December 31, 2020, which contains the property overview,
text, exhibits and appendices pertaining to the Subject property.

Cushman & Wakefield ULC completed a Narrative Appraisal Report for the property located at 1245 Dupont
Street, Toronto ON (“the Report”). The Report was completed and estimated a market value of the Subject
property based on the “as is” state of the land. The Report concluded the market value via the Direct Comparison
Approach at approximately $342,800,000 — in line with the residual model outlined herein.

This addenda considers, and analyzes, the market value estimate of the Subject property via the Land Residual
Methodology. For the purpose of this Addenda Report, we have estimated that the Subject property will be
developed with a mixed-use development containing a gross construction area of 2,863,899 square feet. This
figure is in line with the most recent pro-forma received from the Client — a key component that identifies and
breaks down the % of saleable / leasable space vs. the total gross floor area. This area estimate is approximately
350,000 square feet larger than the net saleable / rentable area of approximately 2,507,557 square feet as it
includes amenity areas, hallways, etc. Should there be any major discrepancies in the total gross floor area
estimates outlined herein, we reserve the right to amend our market value conclusion accordingly.

The following pages summarize the project being analyzed, the specific development statistics utilized in the
valuation of the lands and the analysis required for the Land Residual Methodology.
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Land Residual Model Analysis

It must be noted that the Land Residual Approach analysis is highly sensitive to changes in inputs (i.e. a
small change in the $ / square feet. of residential GFA figure may have a significant impact on the
resulting market value estimate). While this sensitivity is acknowledged, the resulting market value
estimate appears to be reasonable based on direct comparable land sale data for similar large-scale
mixed-use residential and retail / commercial developments within the immediate and surrounding areas.

A Land Residual Approach is viable since a prudent purchaser would analyze the property based on the future
development potential and revenue generating capabilities of the site. Once re-developed, the Subject property
will be able to collect revenue from the sale of the residential units, the leasing of the affordable housing units and
the leasing of the non-residential CRU space. For this approach, we have analyzed the potential revenue that will
be generated from the project (i.e. the actual sales of the residential units, the monthly rental rates associated
with the affordable housing component and the lease rates being achieved for similar retail and commercial
space). This analysis essentially analyzes the Subject property based on the “as complete” development.

Once we have estimated the total revenue generated from the project, we are able to deduct the estimated cost to
construct the improvements - including, but not limited to, hard and soft construction costs, site servicing costs,
development charge payments, consulting and planning fees, sales & marketing, development profit, contingency,
etc. For the purpose of this analysis, we have relied upon updated (based on the March 2020 proforma provided
by the Client) cost estimates that have been provided by Finnegan Marshall. Finnegan Marshall is a project
design and pre-development company that also provides feasibility study and cost estimate services. The
company was founded in May 2014 and brings over 100 years of construction industry related experience paired
with comprehensive analysis, extensive market knowledge and proven results. Although C&W has not allocated
independent cost figures, each of the costs input into the model have been analyzed for reasonability and
accuracy. As outlined within the model, the costs / expenses all appear to be in line with typical mixed-use
developments within the City of Toronto — thus no adjustments were required.

The remaining value will be the “as is” market value of the lands in their current state (vacant lands).

Revenue Analysis

A developer acquiring the Subject property expects to earn revenue from the sale of the end unit condominium
sales to a property owner and the on-going income generation from the affordable housing units and the non-
residential CRU space. In order to ascertain a reasonable “end unit” sale price / monthly rental rate / lease rate
for each component within the mixed-use Subject development, we have researched and analyzed comparable
sale within the immediate and surrounding area.

The analyzed data is then able to provide a reasonable $ / square feet. of gross floor area figures for the
residential and non-residential CRU components of the Subject development. For the purpose of this analysis,
we have analyzed the Subject property using the following development statistics — like what has been provided
by the Client:
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Development Statistics

Total Land Area (Gross Acres) 6.870 Gross Acres
Net Developable Land Area 6.870 Net Developable Acres
Total Construction Area 2,077,865 square feet of total buildable gross floor area
Residential Component
Total No. of Units 2,324 Total Residential Units (not including affordable housing units)
Total Gross Saleable Area (Approx.) 1,837,809 Square feet of total above grade gross saleable area
Total Gross Floor Area (Approx.) 1,837,809 Square feet of total above grade gross floor area (incl. amenity space)

Non-Residential Space

Total Gross Floor Area (Approx.) 2,077,865 Square feet (not including community centre)

% of Retail / Commercial Area 100.00%  of total development

Retail Space

Total Leasable Sq.Ft. (NLA) 219,546  Square Feet of GLA

Lease Rate - Net / Sq.Ft. $35.00 psf Vacancy Rate 3.00%
Resulting Year 1 NOI $7,453,587 Capitalization Rate 4.50%
Office Space

Total Leasable Sq.Ft. (NLA) 20,510 Square feet of GLA

Lease Rate - Net / Sq.Ft. $27.50 psf Vacancy Rate 3.00%
Resulting Year 1 NOI $547,104 Capitalization Rate 5.00%

-I- Condominium Space: For the end-unit condominium space (1,837,809 square feet of saleable area), we
have analyzed the space based on a rate per square foot of saleable floor area (gsa). Consideration has also
been given to the size of the unit, the quality of the unit, the location and the site characteristics of each unit.
Further, the location of the Subject development has been considered.

-ii- Retail & Commercial Space: For the non-residential CRU space (240,581 square feet of saleable area), we
have analyzed the space based on a net lease rate. Of the total space, approximately 2519,546 square feet is
envisioned for retail use, while the remaining space will be utilized for office uses. It should be noted that the
development will also contain a community center. This community center has not been included within this
analysis. Consideration has also been given to the size of the retail / commercial units, the quality of the units
and the type of use the space will be occupied with.

It should be noted that each component listed above also has parking revenue associated with it. Therefore, for
each component, we have analyzed specific parking rates associated with the asset class and the resulting
revenue that can be generated from parking.
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- | - Condominium Space Analysis

As outlined by the development scheme, the Subject development contains approximately 1,877,264 square feet of saleable area within condominium
asset space. The chart below summarizes the current price lists for similar high-density development projects within the immediate and surrounding
area of western Toronto:

Residential Comparables for Subject Property

Stockyards District

Development Name 57 Brock XO Condos Reunion Crossing Bijou on Bloor Residences Junction House
Address 57 Brock Avenue‘ 1?21 King Street W 1808 St. Clair Ave W 2452 BI00|_' Stw 2306 St. _Clair Ave W 2720 Dundas Street W
(Queen W & Dufferin) (King W & Strachan) (St. Clair & Old Weston) (Bloor & S Kingsway) (St. Clair & Keele) (Dundas & Dupont)
No. of Units 97 297 153 186 236 150
Launch Date May-20 Apr-19 Jun-19 May-19 Nov-18 Nov-08
Launch Price PSF $999 PSF $990 PSF $815 PSF $1,204 PSF $865 PSF $1,066 PSF
Adjustment Analysis
Location Inferior 5% Inferior 5% Inferior 5% Superior -5% Inferior 5% Similar 0%
Transportation Access Inferior 5% Inferior 5% Inferior 5% Superior -5% Similar 0% Similar 0%
Area Amenities Inferior 5% Inferior 5% Inferior 5% Superior -5% Similar 0% Similar 0%
Other Development Characteristics Luxury -5%
Total Adjustment 15% 15% 15% -20% 5% 0%
Adjusted $/ PSF Rates $1,149 PSF $1,139 PSF $937 PSF $963 PSF $908 PSF $1,066 PSF
Average $ / PSF Rate $1,027 PSF
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Comparable Analysis

As shown by the condominium residential analysis on the previous page, condominiums within the immediate and
surrounding area contain launch price ranges as follows:

Unadjusted rates from approximately $815 psf of gross floor area to $1,240 psf of gross floor area — with an
average rate of approximately $988 psf of gross floor area.

In order to become more comparable to the Subject property, we have adjusted the new project launch
comparable by location, transportation, area amenities and other development characteristics (i.e. type of
development, quality of development, etc.).

It must be noted that the adjustments outlined within the chart are presented for informational purposes
only and are intended to allow the reader to understand the thought process of the appraiser, when
arriving at an adjusted rate estimate for each comparable transaction. A matched-pairs analysis, while
acceptable in theory, is highly limited since no two properties are exactly alike.

Once the comparable have been adjusted, the adjusted rates from approximately $908 psf of gross floor area to
$1,149 psf of gross floor area — with an average rate of approximately $1,027psf of gross floor area.

The developments analyzed were all smaller in scale when compared to the large-scale nature of the Subject
development. Although smaller in scale, the developments can provide a good indication of new launch rates and
revenue that can be achieved throughout the Subject development. Further, it must be noted that based on the
long-term development nature of the project and continuing strong market conditions for condominium
developments of the City, it is likely that the $ / sq. ft. rates will increase over time. However, for the purpose of
this analysis, we have not allocated a growth rate to the concluded $ / sq. ft. rate.

Market Value Conclusion “As Complete” — Residential Component

After analyzing recent market transactions within the immediate and surrounding area, the following points must be noted:

- The Subject development will be a multi-phase, high density residential development — with numerous amenities and good
features and finishes throughout;

- The development will lie adjacent to, and contain, open space / parklands — an excellent characteristic for residential
development due to the lack of development that will occur on adjacent lands;

- The Subject property is situated within a prime and highly desirable area of the west Toronto Market, with excellent access
to numerous retail / commercial amenities, public transit and major highways;

- The demand for condominium units within the area (and in general throughout the City of Toronto) is high and is
anticipated to remain high. This is shown by the increasing number of sales and the increase in sale prices within the
immediate area. Further, as shown by the chart on the previous page, the days on market (DOM) statistic for re-sale units is
generally under 10 days — a sign of high demand for the asset type;

- Once developed, the residential development within the Subject property will command excellent pricing — primarily due to
the new build nature, location adjacent to a park, high quality of the improvements and the prime location within the west
Toronto (Roncesvalles / Junction) neighbourhood.

After analyzing all the market data and in discussions with industry professionals, we believe the “as built out” residential
units within the Subject development would reasonably command market values, as at the effective date, in the range of
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approximately $1,000 to $1,100 per square foot of gross floor area. This range is in line with the new launch condominium
developments within the immediate and surrounding area.

Therefore, we have concluded that the Subject property will realize an average estimated sale price of
approximately $1,050 per square foot of gross floor area and prices will vary depending on the exact
location of the unit within the development.

Parking & Locker Analysis

Based on our research of comparable developments within the area, it is evident that parking spaces and lockers
are an additional source of revenue. Refer to the chart outlining comparable developments and their respective
parking and locker rates:

The rates for re-sale projects outlined Parking & Locker Analysis

in the chart are parking rates when the Development Address $ /Parking Space $/Locker
project was initially launched and
therefore represent older market rates

Resale Projects

for on earlier period. Parking rates are 7ot 707 Dowercourt Rd $29,000 $4.500
H el 35,000 4,500
typically sold within a common market '™ 130 Rusholme Rd $ $
value range which is determined " 1205 Queen StW $32.500 $4.500
across the industry Current rates dO 383 Sorauren 383 Sorauren Ave $35,000 $5,000
not necessaril ti'e to the rates Duke 530 Indian Growe $40,000 $5,000
applicable I’)]/ older eriods Fuse 1410 Dupont St $25,000 $3,500
i i iods.
pp . ) p Fuse 2 1420 Dupont St $25,000 $3,500
Additionally, it should be noted that
. i . X Howard Park 24-36 Howard Park Ave $33,500 $3,000
parking ratios differ from one project
to another subject to, among other Active Projects
consideration, the location of the junction House 2720 Dundas Street W $69,000 $5,500
project, its size, its unit mix and itS stockyards District Residences 2306 St Clair Ave W $55,000 $6,000
proximity to public transportation Reunion Crossing 1808 St Clair Ave W $50,000 $6,500
routes such as subways, LRT, major Arch Lofts 243-245 Perth Ave $45,000 $4,500
bus routes etc. Furthermore, parking Bijou on Bloor 2452 Bloor St W $65,000 $7,500
ratios app“ed to newer project are Howard Park 2 38-60 Howard Park Ave $40,000 $6,000
usua”y lowered that parking ratios  Scoop 1771 St Clair Ave W $35,000 $5,000
app"ed for older projects. As a result, The Roncy 436 Roncesvalles Ave $55,000 $6,000

the gap between the demand for parking spots and the available supply of parking spots for sale in newer
projects is usually greater than in older projects, as fewer parking spots are built per units sold. As an example,
the average parking ratio for the Fuse project was assigned at 1.3 stalls per unit, while the average ratio for the
Galleria project is only 0.84 stalls per unit.

Since the re-sale rates are dated, we have concentrated our market value conclusion on the active projects in the
area — i.e. a similar, current state when compared to the Subject site. As outlined by the chart, parking rates
within the immediate and surrounding area range from $35,000 to $69,000 per space with an average rate of
$52,000 per space. For the purpose of this analysis, we have chosen a rate of $60,000 per space — within
the range of the comparable.

Additional revenue is also generated by locker sales. As outlined by the chart, locker rates within the immediate
and surrounding area range from $4,500 to $7,500 per locker with an average rate of $5,875 per locker. For the
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purpose of this analysis, we have chosen a rate of $5,500 per locker — within the range of, and like the
average rate per locker, of the comparable.

Development Charge Recovery

Generally, sales contracts for new condominium units within Ontario allow for developers to recover a portion of
certain expenses — including municipal development charges, utility meter connections and new home warranty
fees. We understand that $15,000 per condominium unit was allocated within the Finnegan Marshall pro-forma
analysis. This per unit amount is consistent with similar condominium developments within the Province —
therefore appears reasonable and supportable. However, it must be noted that this figure will not be fully
determined until the final purchase agreements are completed and the actual expenses have been incurred.

HST Overview & HST Rebate

For HST purposes, the term “builder” has a very specific meaning that is not limited to a person who physically
constructs housing. Builder, for the purpose of the HST new housing rebate, generally includes a person who is
in the business of constructing or substantially renovating houses for sale. The house may be on land owned or
leased by that builder. For this purpose of this analysis, we have assumed that the Client is the “Builder” of this
development, therefore would apply for the HST Rebate.

Individuals may be entitled to claim an HST new housing rebate for a house purchased from a builder if they:

- purchased a new or substantially renovated house (building and land) from a builder;

- purchased a new or substantially renovated mobile home or a new floating home from a builder (this includes the manufacturer or
vendor);

- purchased a share of the capital stock of a co-operative housing corporation (co-op); or,

- purchased a new or substantially renovated house from a builder where you leased the land from that builder under the same agreement
to buy the house and the lease is for 20 years or more or gives you the option to buy the land.

The maximum Ontario new housing rebate amount for owner-built houses depends on whether you paid the HST
on your purchase of the land. The Ontario new housing rebate is limited to a maximum of $24,000 if you paid the
HST on the purchase of the land, and $16,080 if you did not. For the purpose of this analysis, we have assumed
that HST has been paid. Since the unit prices within the Subject development area greater than $450,000, we
have allocated a maximum HST rebate of $24,000 per dwelling. Therefore, the HST payable by the developer —
upon final sale of the units — is calculated as 13.00% of the total potential revenue, less $24,000 per unit.
Therefore, for the purpose of this report, we have deducted $ $195,084,929 in HST payable. The resulting HST
rebate to the builder is approximately $ $34,860,000.
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Market Value Conclusion - Condominium Residential Component

Consequently, based on the development scheme outlined herein, the condominium residential component of the
Subject property development has an estimated total market value “as complete” as follows:

CONDOMINIUM RESIDENTIAL COMPONENT

Residential Unit Sales 2,324 791 $1,050.00 $830,335 $1,929,699,450
Additional Parking Revenue 1,839 parking spaces @ $60,000 $110,340,000
Additional Locker Revenue 2,324 lockers @ $5,500 $12,782,000
Less: HST on Residential Unit Sales $195,084,929
Plus: Development Charge Recovery $15,000  per unit (estimated) $34,860,000

Total Residential Revenue $1,892,596,522
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- Il — Retail & Commercial Analysis (Non-Residential CRU)
Revenue Analysis

As outlined by the development scheme, the Subject development contains approximately 335,234 square feet of
retail and commercial gross floor area — of which approximately 240,581 square feet is considered net leasable
area — broken down as follows:

Retail Space: 219,546 square feet of net leasable area
Office Space: 20,510 square feet of net leasable area

The difficulty with analyzing the rental lease rates for the non-residential space within the Subject development, is
the lack of data within the immediate and surrounding areas for similar asset types. Further, the amount of retail
space within the development is extremely large (when compared to typical retail spaces). Therefore, for the
purpose of this analysis, we have presented a variety of market data in order to conclude at reasonable net rental
rates, vacancy rates and capitalization rates for each asset class.

Retail Component — 219,546 sq. ft. of Leasable Area

The chart outlined below represents a variety of new retail lease transactions within the Toronto area. All the
leases are for individual units, while many of the leases are located within superior areas of the City (i.e.
downtown location). The leases are grocery store and pharmacy leases — considered comparable to the type of
retail that would be in the ground floor of the Subject buildings. Consequently, it would appear reasonable that
the Subject property would realize retail rates within the $32.50 psf (net) and $37.50 psf (net) range.
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As a reasonability analysis, we have also reviewed a Retail Market Study conducted on the Subject property as of
December 2015. The Study, completed by Northwest Atlantic, states that “it is our estimate that average net
rents of $30.00 to $35.00 per square foot can be achieved across the 275,000 square feet of space. Annual net
revenue should be between $8,250,000 and $9,625,000.” The chart below outlines, in further detail, specific
rental rates for different uses within the development:

Therefore, the concluded at rate of $35.00 per square foot (net) appears to be reasonable and supportable —
based on both market comparables and the retail market study.

Office Component — 20,510 sq. ft. of Leasable Area

The chart outlined below represents a variety of new office lease transactions within the Toronto area. All the
leases are for individual units, while some of the leases are located within superior areas of the City (i.e.
downtown location). However, based on the small allocation of office space, the demand will likely be significant
— leading to higher rental rates. Consequently, it would appear reasonable that the Subject property would
realize office rates within the $25.00 psf (net) and $30.00 psf (net) range.
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Based on the rental analysis and in consideration of the Subject property location and building quality /
condition, the following estimated market rents have been concluded:

Retail Space: $35.00 per square foot (net)

Office Space: $27.50 per square foot (net)

These rental figures equate to a potential gross revenue estimate as follows:

Retail Space: $35.00 per square feet. (net) x 219,546 sq. ft. = $7,453,587
Office Space: $27.50 per square feet. (net) x 20,510 square feet. = $547,104
Total Potential Gross Revenue: $9,225,980

Allowance for Vacancy and Bad Debt

General Vacancy: e Based on the anticipated term of the leases and marketing time required for space
absorption, we have included a 3.00% reserve for stabilized vacancy for both the
retail and office space — like market comparable of similar scale.

Collection Loss: e No further collection loss / bad debt has been factored, as concerns which an
investor may have in this regard would most likely be addressed in the selection of
the overall yield.

Operating Expenses

Tax and Operating e Common in the marketplace, leases involving similar type properties are contracted
Expenses: on a net carefree basis, whereby the tenant is responsible for the operating
expenses and realty taxes. No expenses were estimated.

Management Fee: e Typically, a management fee between 2.0% and 5.0% is deducted from the Effective
Gross Income. This deductible includes the expenses for management and
maintenance. For the purpose of this analysis, a management fee is not considered

applicable.
Structural e A structural allowance (percentage of the Effective Gross Income) is typically set
Allowance: aside for the replacement of short-lived building components. Given the new build

condition of the Subject, we have applied a structural allowance of 0.0%.

Capital e No major capital expenditures are planned for the upcoming year.
Expenditures:

Capitalization Rate Analysis

The ideal method of arriving at an Overall Capitalization Rate is through an analysis of comparable market sales.
When examining investment transactions, it is important to understand that there are many variables that affect
the ultimate overall capitalization rate. Selected sales are not all directly comparable to the Subject when
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reviewing investment qualities such as location, physical utility, tenant covenant and income characteristics and
therefore must be examined from a more macro level.

Since the retail and commercial component of the Subject property will be an income producing asset, we have
analyzed capitalization rates for both retail and office buildings within the immediate and surrounding areas.
Initially, we have analyzed the most recent capitalization rate summary:

The chart below outlines the retail buildings analyzed:

Toronto Retail Sales

Index No. Address Date of Sale Consideration Building Area  Occupancy Rate (%) NOIPSF
1 725 King Street West (Unit 105) Feb-20 $2,000,000 1,766 100.00% $48.13  4.25%  $1,133
2 454 Yonge Street Jan-20 $11,000,000 6,638 100.00% $82.86 5.00% $1,657
3 2114 Bloor Street West Oct-20 $3,200,000 3,263 100.00% $44.13  450%  $981
4 565 Bloor Street West Nov-20 $7,200,000 4,918 100.00% $5856  4.00%  $1,464
5 482-484 Queen Street West Nov-20 $8,700,000 8,673 100.00% $40.12  4.00%  $1,003

Statistics
Min $2,000,000 100.00% 4.00%

Max $11,000,000 100.00% 5.00%
Ave $6,420,000 100.00% 4.35%

The above presented sales indicate a capitalization rate range of 4.00% to 5.00% - an average cap rate of
4.35%. Consequently, considering the location of the site and the market characteristics associated with similar
properties, we believe the Subject property will realize a capitalization rate within the range of 4.00% and 4.25%.
Based on the new build condition of the building, the leasable area and type, as well as the location of the
building, a capitalization rate at 4.50% was considered appropriate for the Subject property. Based on the
above revenue and expense ratios, the retail space within the Subject development is achieving
approximately $33.95 of net operating income per square foot of NLA. This figure is in line with market
norms and similar retail development transactions — outlined in the chart above.

The chart below outlines the office buildings analyzed:

City of Toronto Commercial Investment

Index Address Date of Consideration Building Occupancy NOI PSF
Sale Area Rate (%)
1 454 Yonge Street Nov-19 $13,650,000 17,000 100.00% $41.35 5.15%
2 197 Yonge Street Jan-20 $4,500,000 5,968 100.00% $32.05 4.25%
3 57 Front Street East Jun-19 $15,650,000 13,278 100.00% $47.15 4.00%
4 2195 Yonge Street May-19 $25,000,000 23,180 100.00% $53.93 5.00%

Unit 107 to 109, 625 Queen Street East May-19 $3,225,000 5,155 100.00% $26.59 4.25%

$3,225,000 5,155 100.00%

$25,000,000 23,180 100.00%
$12,405,000 12,916 100.00%

The above presented sales indicate a capitalization rate range of 4.00% to 5.15% - an average cap rate of
approximately 4.53%. Consequently, considering the location of the site and the market characteristics
associated with similar properties, we believe the Subject property will realize a capitalization rate within the
range of 4.75% and 5.00%. Based on the new build condition of the building, the leasable area and type, as well
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as the location of the building, a capitalization rate at the mid-point of the range and like the average of the
above noted comparable, or 5.00% was considered appropriate for the Subject property.

Based on the above revenue and expense ratios, the office space within the Subject development is achieving
approximately $26.68 of net operating income per square foot of NLA. This figure is in line with market norms and
similar office development transactions — outlined in the chart above.

Parking Analysis — Rental Buildings

Based on our research and comparable retail and office developments within the area, it is evident that parking
spaces are leased out at an additional cost. Discussions with parking operators in the immediate and
surrounding area opined that a reasonable monthly parking rate for retail users would be anywhere from
approximately $100.00 per space to $150.00 per space — location dependent. For the purpose of this analysis,
we have chosen arate of $125.00 per month / per space for the retail component.

For the office component, we have added an additional $75.00 per month / per space — concluding at a
rate of $200.00 per month / per space.

Like the retail and office space transactions, we have applied a 5.00% capitalization rate, to both parking
components associated with the respective development type.

Market Value Conclusion — Retail and Commercial Component

Consequently, based on the development scheme outlined herein and the valuation metrics concluded at, the
retail and commercial component of the Subject property development has an estimated total market value “as
complete” as follows:

RETAIL / OFFICE COMPONENT

Retail Capitalized Value $7,453,587 NOI @ 4.50% Cap = $165,635,260
Office Capitalized Value $547,104 NOI @ 4.00% Cap = $13,677,606
Retail Parking Revenue 568 spaces @ $125 per space (month)
4.50% Cap = $18,933,333
Office Parking Revenue 19 spaces @ $200 per space (month)
4.00% Cap = $1,140,000
Total Retail & Office Revenue $198,246,200
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As shown throughout the previous analysis, we have concluded at a market value estimate “as complete” for
each component of the mixed-use Subject property development.
scheme outlined herein and the valuation metrics concluded at, the Subject property development has an
estimated total market value “as complete” as follows:

Consequently, based on the development

Development Statistics

Total Land Area (Gross Acres)
Net Developable Land Area
Total Construction Area

Residential Component
Total No. of Units
Total Gross Saleable Area (Approx.)
Total Gross Floor Area (Approx.)

Non-Residential Space
Total Gross Floor Area (Approx.)
% of Retail / Commercial Area
Retail Space
Total Leasable Sg.Ft. (NLA)
Lease Rate - Net / Sq.Ft.
Resulting Year 1 NOI

Office Space

Total Leasable Sg.Ft. (NLA)
Lease Rate - Net / Sq.Ft.
Resulting Year 1 NOI

Summary of Revenue

6.870 Gross Acres

6.870 Net Developable Acres
2,077,865 square feet of total buildable gross floor area

2,324 Total Residential Units (not including affordable housing units)

1,837,809 Square feet of total above grade gross saleable area

1,837,809 Square feet of total above grade gross floor area (incl. amenity space)

2,077,865 Square feet (not including community centre)

100.00% of total development

219,546  Square Feet of GLA
$35.00 psf
$7,453,587

20,510 Square feet of GLA
$27.50 psf
$547,104

Vacancy Rate
Capitalization Rate

Vacancy Rate
Capitalization Rate

3.00%
4.50%

3.00%
5.00%

CONDOMINIUM RESIDENTIAL COMPONENT

No. of Units  Avg Unit Size PSF of GSA  AVG Unit Price

Resulting Revenue

Residential Unit Sales
Additional Parking Revenue
Additional Locker Revenue

Less: HST on Residential Unit Sales
Plus: Development Charge Recovery

Total Residential Revenue

RETAIL / OFFICE COMPONENT
Retail Capitalized Value

Office Capitalized Value
Retail Parking Revenue

Office Parking Revenue

Total Retail & Office Revenue

2,324 791

1,839 parking spaces

2,324 lockers
$15,000  per unit (estimated)

$7,453,587 NOI @

$547,104 NOI @
568 spaces @
19 spaces @

$1,050

@
@

4.50%
4.00%
$125
4.50%
$200
4.00%

$830,335
$60,000
$5,500

Cap =
Cap =

per space (month)
Cap =

per space (month)
Cap =

$1,929,699,450
$110,340,000
$12,782,000
$195,084,929
$34,860,000
$1,892,596,522

$165,635,260
$13,677,606

$18,933,333

$1,140,000
$198,246,200

Total Potential Revenue

$2,090,842,721
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Expense Analysis

We have deducted the estimated cost to construct the improvements - including, but not limited to, hard and soft
construction costs, site servicing costs, development charge payments, consulting and planning fees, sales &
marketing, development profit, contingency, etc. For the purpose of this analysis, we have relied upon cost
estimates that have been provided by Finnegan Marshall. Although C&W has not allocated independent cost
figures, each of the costs input into the model have been analyzed for reasonability and accuracy. As outlined
within the model, the costs / expenses all appear to be in line with typical mixed-use developments within the City
of Toronto — thus no adjustments were required.

In addition to the costs / expenses outlined by the Cost Report, the Residual Model has deducted an expense for
both development profit and time. Refer to the descriptions provided below — outlining a brief description of each
expense and the respective expense figure.

Financing Expense: We have relied upon the financing expense figure provided by
Finnegan Marshall. The assumptions utilized for the financing
calculations are as follows:

Construction Loan Interest Budget Assumptions:

1. Rate — average 4.70%. Current Prime is 3.95% which leaves 0.75% for loan
rate spread and rate increases.

2. Duration — The loan is projected to commence end of month 3 of schedule as
trade will work for 1 month and expect payment in 45 days and we pushed
their first payment out to 60 days as is often the norm for shoring/excavation
first draw.

3. Loan Amount is as per source of funds.

4. Average Loan drawn over course of loan is 45% given that 10% holdback
paid at end, plus following industry average ““S” curve with less expenditures
up front and heavier at back-end.

These assumptions appear reasonable.

Developers Profit: Based on the larger scale and high risk associated with the Subject
development in the “raw state” (i.e. not approved, or not yet begun
the development path), a developer's profit would typically be
towards the high end of the range, or 15.00% to 20.00%. However,
based on the likely high demand that would occur if the site were to be
placed on the market, a developer would take a reduced profit to
develop the site — between 10% and 15%. Additionally, if a builder
were to acquire the site, the profit percentage would be less since one
party would be completing the entire development. Lastly, with the
lack of large development sites available within the Greater Toronto
Area — more specifically within the Toronto area, overall profit %'s is
becoming tighter. However, with smaller profit %’s comes larger land
parcels that allow for long term development and revenue streams —
an excellent characteristic for buildings. Consequently, based on the
further advanced stage of development, we have tempered the
development profit % and estimated the developer’s profit at 18.00%
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Discount for Time

of the potential net revenue - or approximately $376,351,690.

It must be noted that this rate considers the approved land use
policy submissions, the timing until development begins and
subsequent lower risk associated with the submissions, for the
Subject property — based on the “as is” state.

We have estimated that full and final planning approvals will require a
time period of approximately 0.5 years — with construction launch
beginning in Q3-2021. For the purpose of this analysis, we have
used a discount factor of 5.00% per annum for a conservative
0.5-year period. It should be noted that the risk with this asset is low,
buoyed by good demand, scarce supply within the immediate and
surrounding area for residential product, continuing low interest rates
(although rising) and stable housing market conditions.

The model on the following page outlines the market value estimate for the Subject property “as is” - via

the Land Residual Model:
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r 1245 Dupont Street, Toron

Development Statistics
Total Land Area (Gross Acres) 6.870
Net Developable Land Area 6.870
Total Construction Area

Gross Acres
Net Dewelopable Acres
2,077,865 square feet of total buildable gross floor area

Residential Component
Total No. of Units 2,324 Total Residential Units (not including affordable housing units)
Total Gross Saleable Area (Approx.) 1,837,809 Square feet of total above grade gross saleable area
Total Gross Floor Area (Approx.) 1,837,809 Square feet of total above grade gross floor area (incl. amenity space)
Non-Residential Space

Total Gross Floor Area (Approx.) 2,077,865 Square feet (not including community centre)

% of Retail / Commercial Area 100.00%  of total development

Retail Space

Total Leasable Sq.Ft. (NLA) 219,546  Square Feet of GLA

Lease Rate - Net / Sq.Ft. $35.00 psf Vacancy Rate 3.00%
Resulting Year 1 NOI $7,453,587 Capitalization Rate 4.50%
Office Space

Total Leasable Sq.Ft. (NLA) 20,510 Square feet of GLA

Lease Rate - Net / Sq.Ft. $27.50 psf Vacancy Rate 3.00%
Resulting Year 1 NOI $547,104 Capitalization Rate 5.00%

Summary of Revenue

No. of Units Avg Unit Size PSF of GSA AVG Unit Price Resulting Revenue

CONDOMINIUM RESIDENTIAL COMPONENT

Residential Unit Sales 2,324 791 $1,050 $830,335 $1,929,699,450

Additional Parking Revenue 1,839 parking spaces @ $60,000 $110,340,000

Additional Locker Revenue 2,324 lockers @ $5,500 $12,782,000

Less: HST on Residential Unit Sales $195,084,929

Plus: Dewelopment Charge Recovery $15,000  per unit (estimated) $34,860,000
Total Residential Revenue $1,892,596,522
RETAIL / OFFICE COMPONENT

Retail Capitalized Value $7,453,587 NOI @ 4.50% Cap = $165,635,260

Office Capitalized Value $547,104 NOI @ 4.00% Cap = $13,677,606

Retail Parking Revenue 568 spaces @ $125 per space (month)

4.50% Cap = $18,933,333
Office Parking Revenue 19 spaces @ $200 per space (month)
4.00% Cap = $1,140,000

Total Retail & Office Revenue $198,246,200
|Total Potential Revenue $2,090,842,721
|Estimated Expenses/ Cost of Development - per Finnegan Marshall Cost Estimate C&W

Hard & Soft Construction Costs $425.41 psf= $883,949,000

Municipal Charges $75.34 psf= $156,552,000

Design $13.64 psf= $28,339,000

Legal & Administration $5.50 psf= $8,051,000

Marketing & Sales $50.00 psf= $119,448,000

Finance $43.71 psf= $90,831,000

Contingency $33.00 psf= $68,561,000

HST on Deemed Disposition $0.00 psf= $0

Less: Operating Costs & Income $0.00 psf= ($9,569,000)

Total Project Costs - Not Including Development Profit

$1,346,162,000

Developers Profit 18.00%  of Total Potential Revenue $376,351,690
Total Project Costs - Not Including Discount for Time $1,722,513,690
Discount for Time to Develop
Discount Rate: 4.50% per annum
No. of Years: 0.5 years

Resulting Discount for Time:

$8,287.403

Total Project Costs - Including Development Profit & Discount for Time

$1,730,801,093

Resulting Raw Land Value (Rounded)

Resultant Rate Per Square Foot of Buildable GFA (Rounded)

Resultant Rate Per Square Foot of Land Area (Rounded)

$360,042,000
$174.00
$1,203
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After analyzing all revenue and cost / expense inputs, the Subject property has a market value estimate —
via the Land Residual Model — of approximately $360,042,000, or approximately $174 per square foot of
buildable gross floor area (based on the total gross construction area of approximately 2,077,865 square
feet). Consequently, the market value arrived at via the Direct Comparison Approach ($342,800,000)
appears reasonable and supportable.
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DECLARATION PASSING OF BY LAW 1245
1245 DUPONT STREET (GALLERIA MALL), TORONTO DUPONT STREET

Declaration Passing of By-Law - 1245 Dupont Street

i ToronTo e

City Clerk's Office . Secretarial Tel: 416-392-7033
Efen Dexin Fax: 416-397-0111
Toroata and East York Commusity Coundll - e-mail: teyce@tononio.ca
City Hall, 2 Floor, West Wab: www loronto.ca

100 Clusen Strest Wesl
Teronts, Ontaric MaH 2M2

CITY OF TORONTO

DECLARATION UNDER SECTIONS 17 AND 34 OF THE
PLAMNNING ACT

1, Raneisha Hemmings, declare that the Notice of Adoption of Official Plan Amendment 415 (By-
law 1164-2019) and Motice of Passing of By-law 1165-2019 and 1166-2019 to amend former City
of Toronto Zoning By-law 438-86 and 569-2013 as amended, with respect to lands municipally
known as 1245 Dupont Street, 1260 Dufierin Street and 213 Emerson Avenue enacted by the
Council of the City of Toronto on July 18, 2019 was given in the manner and form and 1o the
persons prescribed by Regulations made by the Lisutenant Governor-in-Council under Sections 17
and 34 of the Planning Act.

| further declare that no notice of appeal or objection has been filed within the time limit provided by
the regulations, and therefore, pursuant to the provisions of Sections 17 and 34 of the Planning

Act, By-law 1164-2019 is in full force and effect as of August 15, 2018 and By-laws 1165-2019 and
1166-2019 is in full force and effect as of July 18, 2019,

g Z i E ".ﬁ' Sworn before me at the City of Toronto

Raneisha Hemmingi this 23™ day of August, 2019

£ L

A Commissioner etc.

Elan Veroniea Deviin

& Commissioner, atc., Provines of Ontario
for the Caty of Toronto
Explros barch 14, 2022
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Bill 1148

Authority: Toronto and East York Community Council
Ttem TE33.5, as adopted by City of Toronto Council on
Tune 26, 27, 28 and 29, 2018

CITY OF TORONTO
Bill 1148
BY-LAW -2019
To adopt Amendment 415 to the Official Plan for the City of Toronto respecting the lands
known municipally in the vear 2018, as 1245 Dupont Street, 1260 Dufferin Street, and 213

Emerson Avenue.

Whereas authority is given to Council under the Planning Act, R.S.0. 1990, ¢.P. 13, as amended.
to pass this By-law: and

Whereas Council of the City of Toronto has provided adequate information to the public and has
held at least one public meeting in accordance with the Planning Act:

The Council of the City of Toronto enacts:

1. The attached Amendment 415 to the Official Plan is hereby adopted pursuant to the
Planning Act, as amended.

Enacted and passed on July . 2019.

Frances Nunziata, Ulli S. Watkass,
Speaker City Clerk

(Seal of the City)
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Bill 1149
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