Closed Session Special Meeting Agenda

&&A BRAMPTON City Council

The Corporation of the City of Brampton

Date: Friday, September 29, 2023

Time: 11:00 a.m.

Location: Hybrid Meeting - Virtual Option & In-Person in Council Chambers — 4th Floor —
City Hall

Members:

Mayor Patrick Brown

Regional Councillor R. Santos Wards 1 and 5

Regional Councillor P. Vicente Wards 1 and 5

Regional Councillor N. Kaur Brar Wards 2 and 6

Regional Councillor M. Palleschi Wards 2 and 6

Regional Councillor D. Keenan Wards 3 and 4

Regional Councillor M. Medeiros Wards 3 and 4

Regional Councillor P. Fortini Wards 7 and 8

City Councillor R. Power Wards 7 and 8

Deputy Mayor H. Singh Wards 9 and 10

Regional Councillor G. Singh Toor Wards 9 and 10

Note:

Attendance by staff at a closed session meeting is limited only to the following persons:

a. Chief Administrative Officer and Department Commissioners (or designates);

b. City Clerk and Deputy Clerk (or designates);

C. City Solicitor and Deputy City Solicitor (or designates);

d. Appropriate City staff and guests with subject-matter expertise, as identified by the CAO
and/or Commissioners; and,

e. Chief of Staff, Mayor’s Office



8.1

Closed Session

Open Meeting exception under Section 239 (2) (c) and (k) of the Municipal Act, 2001:

A proposed or pending acquisition or disposition of land by the municipality or local
board; and a position, plan, procedure, criteria or instruction to be applied to any
negotiations carried on or to be carried on by or on behalf of the municipality or local
board - property acquisition matter

Report titled: Budget Amendment to a Pending Acquisition - Ward 2

Back to Open Session
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The Corporation of the City of Brampton

9/29/2023
Date: 2023-09-25
Subject: Budget Amendment to a Pending Acquisition - Ward 2
Contact: Rajat Ashish Gulati, Senior Manager, Realty Services

Report Number: CAO's Office-2023-833

Open Meeting exception under the Municipal Act, 2001:

Section 239 (2):

(c) A proposed or pending acquisition or disposition of land by the municipality or local
board;

(k) A position, plan, procedure, criteria or instruction to be applied to any negotiations
carried on or to be carried on by or on behalf of the municipality or local board.

Closed Session Direction Recommendations:
1. That the report from Nivenpreet Pannu, Real Estate Coordinator, Realty Services
to the Special Council Meeting of September 29, 2023, re: Budget Amendment
to a Pending Acquisition - Ward 2, be received; and

Open Session Recommendations:
1. That a by-law be passed to approve and ratify the Agreement of Purchase and
Sale executed by the Corporation of the City of Brampton for the acquisition of

property:

() Located at 175 Sandalwood Parkway West, Brampton (approx. 15.74
acres) being all of PINs 14249-0053 (LT) and 14249-0055 (LT), accepted
on September 26, 2023, for $77,900,000 including chattels.

2. That the Chief Administrative Officer (CAO) be authorized to execute any
agreements or other documents necessary for the completion of the City’s
acquisition of the property at 175 Sandalwood Parkway West, Brampton, on terms
acceptable to the Senior Manager, Realty Services and in a form acceptable to the
City Solicitor or designate;

3. That a budget amendment be approved and a new capital project be established
in the aggregate amount of $77,900,000 to facilitate the acquisition of 175
Sandalwood Parkway West, Brampton for future park, sport field, and Processing
Centre for Automated Speed Enforcement use, with funding of $38,950,000 to be
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transferred from Reserve Fund #2 — Cash-In-Lieu of Parkland and funding of
$38,950,000 to be transferred from Reserve Fund #100 — Legacy Fund.

Overview:

e As per the September 20, 2023, Staff report (see attachment 1) and
deliberations at the Committee of Council meeting, Procedural Direction
was given that:

I. Staff be directed to continue negotiations for acquisition of the subject
property at the lowest possible purchase price, with a maximum purchase
price of no more than $78,000,000, as determined by the CAO in consultation
with Realty staff, which may be greater than the Brampton valuation amount,
but no greater than the Colliers valuation, and report back on the negotiated
purchase price, associated closing costs and funding sources.

ii. That staff be directed to report back to Council as soon as possible on likely
City uses for the property, including Administrative Penalty System (APS)
processing centre, should it be acquired.

e Based on the Council direction and as per the guidance of the CAO on
September 21, 2023, the staff submitted a counteroffer of $75,000,000 on
the property owner’s previous submission of $79,000,000.

e Staff revised the Completion Date to 30 days instead of 20 days proposed
by the property owner. The Due Diligence Period was also updated to 60
days instead of 45 days offered by the property owner.

e Staff also added wordings to the agreement stating that the Chattels are
included in the transaction and the owner needs to provide an itemized list
of all furniture and chattels to the City of Brampton (these were omitted in
the previous submission by the property owner).

e The property owner on September 25, 2023, sent a counteroffer at
$77,900,000 and added wordings that they require the Sale must be
completed on or before Monday, December 18, 2023. It was pointed out
that Alectra Utilities may not vacate by that date, but the Owner has
assured that they will provide a letter confirming that Alectra Utilities will
vacate before the December deadline. The City accepted the property
owner’s counteroffer on September 26, 2023.

e Please note, even in the case where Council Approval is received at
September 29 Special Council Meeting and the Due Diligence is completed
in 60 days (by November 29, 2023), Legal Services will have 19 days to
complete the transaction. These are fairly compressed timelines for the
City to execute.
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e This report is being presented at the September 29 Special Council
Meeting given the Agreement of Purchase and Sale (see attachment 2) is
conditional upon Council approval and ratification of the agreement, along
with Council approval of a budget for the acquisition costs.

e Following and subject to the approval of the recommendations in this
Report, the City of Brampton will conduct due diligence studies within the
respective inspection periods provided in the purchase agreement, and
will incur expenses for legal due diligence, site survey, environmental
assessment and other related studies in addition to other costs to the
complete the acquisition. Staff will also bring forward a separate report to
seek a budget amendment to cover costs for the due diligence, payment
of land transfer tax, non-recoverable HST and other ancillary costs.

e As discussed at the September 20, 2023, Committee of Council meeting,
staff will report back on all potential uses for the property. The property is
being considered to be used for the City’s requirement of an automatic
regional ticket processing centre, automatic speed enforcement (ASE)
camera centre along with the rear vacant lands to support Parks and
Recreation usage. Details will be provided at a later date.

e Staff recommend the following funding sources for this acquisition if the
intended use is for parks, various sports fields, and the Processing Centre
for Automated Speed Enforcement:

1. 50% or $38,950,000 from Reserve #2 — Cash-in-lieu of Parkland, and

2. 50% or $38,950,000 through an internal loan from Strategic Reserves,
specifically Reserve #100 — Legacy Fund, to be replenished through
revenues generated by the Brampton-led Processing Centre for
Automated Speed Enforcement.

Background:
As per the September 20, 2023, Staff report (see attachment 1) and deliberations at the
Committee of Council meeting, Procedural Direction was given that:

I. Staff be directed to continue negotiations for acquisition of the subject property at the
lowest possible purchase price, with a maximum purchase price of ho more than
$78,000,000, as determined by the CAO in consultation with Realty staff, which may
be greater than the Brampton valuation amount, but no greater than the Colliers
valuation, and report back on the negotiated purchase price, associated closing costs
and funding sources.

ii. That staff be directed to report back to Council as soon as possible on likely City uses

for the property, including Administrative Penalty System (APS) processing centre,
should it be acquired.
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Current Situation:

Based on the Council direction, as per the guidance of the CAO on September 21, 2023,
the staff submitted a counteroffer of $75,000,000 on the property owner’s previous
submission of $79,000,000 and made the following modifications to the Agreement of
Purchase and Sale:

= Staff modified the Completion Date to 30 days instead of the 20 days proposed by the
property owner.

» Staff updated the Due Diligence Period to 60 days instead of the 45 days offered by
the property owner.

= Staff further added wordings to the agreement stating that the Chattels are included
in the transaction and the owner needs to provide an itemized list of all furniture and
chattels to the City of Brampton (these were omitted in the previous submission by the
property owner).

The property owner sent a counteroffer at $77,900,000 on September 25, 2023,
and added wording that requires the Sale be complete on or before Monday,
December 18, 2023. It was pointed out by Realty Staff that Alectra Utilities may
not vacate by that date, however, the Owner has assured that they will provide a
letter confirming that Alectra Utilities will vacate before the December deadline.

The City accepted the property owner’s counteroffer on September 26, 2023.

Please note, even in the case that Council approval is received at the September 29
meeting and Due Diligence is completed in 60 days (by November 29, 2023), Legal
Services will have 19 days (instead of 30 days) to complete the transaction. This is a fairly
compressed timeline to execute.

This report is being presented at the September 29 Special Council Meeting given the
Agreement of Purchase and Sale (see attachment 2) is conditional upon Council approval
and ratification of the agreement, along with Council approval of a budget for the
acquisition costs.

As explained at the September 20, 2023, Committee of Council meeting, staff is working
on determining all the uses of the property and will report back. The property is being
considered to be used for the City’s requirement of an automatic regional ticket
processing centre, automatic speed enforcement (ASE) camera centre along with the
rear vacant lands to support Parks and Recreation usage. Details will be provided at a
later date.

Page 6 of 126



Corporate Implications:

Financial Implications:

If Council directs Staff to proceed with this acquisition, a budget amendment would need
to be approved and a new capital project established in the aggregate amount of
$77,900,000 for the Purchase Price for the acquisition of 175 Sandalwood Parkway West,
Brampton, with funding of $38,950,000 to be transferred from Reserve #2 and funding of
$38,950,000 to be transferred from Reserve #100.

Staff recommend the following funding sources for this acquisition if the intended use is
for parks, various sports fields, and the Processing Centre for Automated Speed
Enforcement:

1. 50% or $38,950,000 from Reserve #2 — Cash-in-lieu of Parkland, and
2. 50% or $38,950,000 through an internal loan from Strategic Reserves, specifically

Reserve #100 — Legacy Fund, to be replenished through revenues generated by
the Brampton-led Processing Centre for Automated Speed Enforcement

Sufficient funding is available in the following reserves:

Reserve Fund #2 — Cash-in-Lieu of Parkland

Balance as at August 31, 2023 $86,366,209
Less: Winterization of Roselea Park(Council Approved) -$6,813,720
Less: Budget Amendment, subject to Council Approval -$38,950,000

Ending Balance $40,602,489

Reserve Fund #100 — Legacy Fund

Balance as at August 31, 2023 $81,492,543
Less: Budget Amendment, subject to Council Approval -$38,950,000

Ending Balance $42,542,543

If the intended use of this parcel of land changes at a future time, funding sources will be
reevaluated and adjusted as required.

This Legacy Fund drawdown will result in an annual income loss of $1,351,565 on
$38,950,000. Any impact of timing between the revenues generated from the Processing
Centre for Automated Speed Enforcement and taking on the loan will have a temporary
impact of $1,351,565 per year. The timing difference between the loss of investment
income and revenue generated from the Processing Centre will be added to the value of
the loan until the revenue materializes. All Processing Centre revenues over and above
operating costs will be used to repay the loan until such time as the loan is paid in full.
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Other Implications:

Legal Services will review and approve as to form any agreements and documents
necessary to complete the acquisition of the subject property.

Strategic Focus Area:

This report supports the Strategic Focus Area of Health & Well-being. By leveraging the
excess land on the property for recreation and park amenities, it supports citizens’
belonging, health, wellness and safety.

Conclusion:

Given the heightened interest from the City Departments in this property, staff is seeking

council approval and ratification of the agreement of purchase and sale, along with
Council approval of a budget for the acquisition costs as detailed in the report.

Authored by: Reviewed by:
Nivenpreet Pannu, Rajat Ashish Gulati,
Real E_state Senior Manager,
Coordinator Realty Services

Realty Services

Approved by: Approved by:
Bill Boyes, Marlon Kallideen,
Commissioner, Chief Administrative Officer

Community Services

Attachments:

e Attachment 1 — September 20 Committee of Council report.
e Attachment 2 — Agreement of Purchase and Sale
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The Corporation of the City of Brampton

9/20/2023
Date: 2023-09-16
Subject: Update — Budget Amendment to a Pending Acquisition, Ward 2
Contact: Rajat Ashish Gulati, Senior Manager, Realty Services

Report Number: CAO's Office-2023-798

Open Meeting exception under the Municipal Act, 2001:

Section 239 (2):

(c) A proposed or pending acquisition or disposition of land by the municipality or local
board;

(k) A position, plan, procedure, criteria or instruction to be applied to any negotiations
carried on or to be carried on by or on behalf of the municipality or local board.

Closed Session Recommendations:
1. That the report from Gurmeet Singh, Senior Real Estate Coordinator, Realty
Services to the Closed Session Committee of Council Meeting of September 20,
2023, re: Update — Budget Amendment to a Pending Acquisition, Ward 2, be
received; and

2. That staff be directed to proceed with one of the following options;
i) Reject the offer received from the property owner at a Purchase Price of
$79,000,000; or

ii) Continue the negotiations and present a revised offer of up to $76,000,000
or an upset amount as determined by Council; or

iii) Accept the offer received from the property owner at a purchase price of
$79,000,000; or

iv) Council directs staff to terminate the negotiations at this point in time.
Open Session Recommendations:
1. That the CAO be authorized to execute any agreements and other documents
necessary to carry out Council’s direction resulting from this report in a form
acceptable to the City Solicitor or designate.

2. That a budget amendment be approved and a capital project be established in the
aggregate amount of $82,000,000 (inclusive of all taxes, due diligence costs, legal
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fees, and other ancillary costs and applicable HST) for the acquisition of the
subject property for future park and sportfield use with funding to be transferred
from Reserve #2 — Cash-In-Lieu of Parkland.

Overview:

As per the September 13, 2023 Council meeting, Procedural Direction was
given that this item be referred back to staff for further consideration, and
to obtain additional information including available appraisals/valuations
and possible future uses, and report back to Council, if possible
Committee of Council on September 20, 2023. The available information
has been included in Attachments 4 to 7.

The property at 175 Sandalwood Parkway West (see Attachment 1) is
located in the Brampton Industrial sub-market, on the south side of
Sandalwood Parkway West, just west of Hurontario Street and Highway
410 in Brampton. It adjoins the City-owned Orangeville line and is situated
directly across from the City’s Sandalwood facility. The property has good
access to local and regional thoroughfares such as Highway 410 and
Hurontario Street. It is located within an Employment area and is zoned
Industrial (M2 Zoning).

On May 24, 2023, the City’s mandated Broker contacted the Realty Services
Division with an off-market opportunity to acquire the property. The
property is roughly 15.78 acres. Approximately 7.84 acres are improved
with two 170,482 square feet of office and industrial buildings, and of the
remaining 8 acres of land, 5.5 acres can be considered as excess lands for
development.

On May 26, 2023, Realty Services circulated the property to internal
departments and subsequently arranged a staff tour on June 9, 2023. There
was a positive response from several departments to acquire this property
to service a variety of needs.

Historically; the property was owned by the City of Brampton until 2001. In
July 2001, The Ontario Energy Board (OEB) approved the sale of Brampton
Hydro to Hydro One, and it included the transfer of this property as part of
the sale (see Attachment 2). In 2017, Hydro One Brampton was then sold
to the now Alectra Utilities, and the property was further transferred (see
Attachment 3).

In 2020, Alectra carried out a limited bidding property disposal and BVD
Group successfully acquired the subject property for $32.5 million, with
an arrangement for Alectra to lease it back until November 2023 (see
Attachment 5). The current CEO of the BVD Group, Mr. Bikram Dhillon, is
the 2023 Brampton’s Citizen of the Year and has also contributed $10
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million to William Osler Health System and William Osler Health System
Foundation last year.

There is significant gap in the appraisal (see Attachment 6) completed by
the property owner (at $85.18M) and the City’s independent appraiser
valued the property in the range of $65 to 70 million. As per the Staff’s
estimation the 5.5 acres outside storage lands should be valued in the
range of $3.50 to 4.50 million per acre, however, it was valued at 2.80
Million per acre. Staff is of the opinion that a more realistic total property
value is $71 Million. Based on the negotiations, the property owner has
submitted an offer of $79,000,000 for the City’s consideration.

The property owner intends to complete this sale before December 31,
2023, and has offered a Due Diligence Period of 45 days (against the City’s
standard 120 days). Also, the Completion Date is usually 30 days but they
are able to offer 20 days.

Although there are a variety of potential uses, the excess land on the
property is suitable for the development of cricket fields to meet the high
demand (see Attachment 4). It can also be developed for future parks and
the installation of various recreational assets which includes sports fields,
with the option of covering the amenities for year-round programming that
would benefit our residents. The office space of over 67,000 square feet
may be suitable for 8 Nelson Street relocation. Once the acquisition is
completed, further studies will be carried out to detail these plans.

If the intended use is for parks and various sports fields, funding is
available in Reserve #2 for this initiative. If the intended use of this parcel
of land changes at a future time, the recommended funding sources will
be reevaluated and adjusted as required.

Parks Forestry and Maintenance could utilize the indoor and outdoor areas
for storage. The building would be ideal for all equipment that is currently
stored outside in the elements year-round. Parks operations could utilize
indoor space for deployment purposes if space permits.

This property could also serve as the backup Emergency Operations
Centre (EOC) as it will have the required City IT infrastructure and is
geographically separated from the current EOC at Fire HQ, which is
desirable when determining the location of a backup EOC. Moreover, the
property housed the former primary EOC prior to COVID.

Given the heightened interest from the City Departments in this property,
staff is seeking Council direction to proceed with selecting one of the
options noted in this report.
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Background:

On May 24, 2023, the City’s mandated Broker contacted the Realty Services Division
with an off-market opportunity to acquire the property located at 175 Sandalwood
Parkway West, Brampton.

The property (see Attachment 1) is located in the Brampton Industrial sub-market, on the
south side of Sandalwood Parkway West, just west of Hurontario Street and Highway
410. It adjoins the City-owned Orangeville line and is situated directly across from the
City’s Sandalwood facility. The immediate surrounding area is dominated by service
commercial and industrial uses. The property has two access points, one through
Sandalwood Parkway West and another through Railside Drive located to the south of
the property.

The property is roughly 15.78 acres, of which 7.84 acres reside two buildings totaling
170,482 square feet (SF). The north building contains 67,554 SF for office use and
84,228 SF for industrial use. From the total industrial use area, 66,428 SF has a 32-feet
clear ceiling height and 17,800 SF has a 15-feet clear ceiling height. The south building
consists of 18,700 SF with a 20-feet clear ceiling height and. is used for truck recharge.
The remaining 8 acres are currently used as outside storage land, however only
approximately 5.5 acres can be qualified as excess land for future development. The
property is within an Employment area and is zoned Industrial (M2 Zoning) as per the
City of Brampton’s Zoning By-Law 270-2004.

Property Details

GeoWarehouse Address:

175 SANDALWOOD PKY W
BRAMPTON

LTA1J6

PIN: 142480053

Land Registry Office: PEEL (43)
Land Registry Status: Active
Registration Type: Certified (Land Titles)

Ownership Type: Freehold

Ownership

Owner Name:
2779927 ONTARIO INC.
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Property Transaction History

This property was owned by the City of Brampton until 2001. In July of that year, the
Ontario Energy Board (OEB) approved the sale of Brampton Hydro to Hydro One and this
property was transferred as part of the sale (see Attachment 2).

In 2017, Hydro One Brampton was sold to PowerStream, Enersource and Horizon which
later formed Alectra Utilities, and this property was again transferred with the sale (see
Attachment 3).

In 2020, rather than listing the subject property on Multiple Listing Service, Alectra Real
Estate Holdings Inc. carried out a limited bidding property disposal, leading to the
successful acquisition by BVD Group for $32.5 million. The sale included.a condition for
Alectra Utilities to leaseback the property for two years and six months until November
2023 (see Attachment 5). As per the latest information from.Colliers, the property owner
has agreed to extend the Lease Term till December 31, 2023.

The current CEO of the BVD Group, Mr. Bikram Dhillon, is Brampton’s 2023 Citizen of
the Year and has also contributed $10 million to William Osler Health System and William
Osler Health System Foundation last year.

Current Situation:

At the September 13, 2023 Council‘meeting, the report was referred back to staff for
further consideration, and to .obtain additional information including available
appraisals/valuations and possible future uses, and report back to Council, if possible, to
the Committee of Council on September 20, 2023. Additional information has been
included in this report as well as the attachments.

Property Usage:

Based on internal circulation and further site inspection, staff from various departments
showed a lot of interest for the property for a variety of uses, including recreation and
sports field, emergency operations, equipment and vehicular storage, and third-party
temporary campus space lease to Rogers Communications.

Community Services: the property is suitable for cricket fields, which continues to be in
high demand. The rear open space can be developed for future parks and the installation
of various recreational assets, including sport fields with the option of covering the
amenities for year-round programming that would benefit the residents. Attachment 4
details the layout and costing of such implementation.

The office space in the north building may be suitable for the relocation of 8 Nelson Street.
Once the acquisition is completed, further studies will be carried out to detail these plans.
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The indoor and outdoor areas may be used for storage. The south building would be ideal
for all equipment that are currently stored outside year-round. Parks Operations could
utilize indoor space for deployment purposes if space permits.

Fire Services: This property could also serve as the backup Emergency Operations
Centre (EOC) as it will have the required City IT infrastructure and is geographically
separated from the current EOC at Fire HQ, which is desirable when determining the
location of a backup EOC. Moreover, the property housed the former primary EOC prior
to COVID.

Legislative Services: The property might be suitable for a red-light camera processing
centre/Administrative Penalty (AP) System Processing Centre. The office area in the
north building is suitable for meeting the office space needs for setting up.the processing
centre. By bringing the processing in-house, it will allow the Cityof Brampton to
significantly increase the number of infractions, which will generate millions more in ticket
revenue.

Public Works & Engineering: The property can be utilized for.small engine and light
duty vehicle maintenance shop. The south building.can store all the equipment that are
currently outside year-round, including large winter equipment as the area includes a
power supply to plug in the equipment. The yard can be used to store a minimum supply
of lighting and signal poles to ensure that there would be a constant supply that are easily
accessible in the event of an emergency:

Office of the CAO (Economic Development): The buildings be considered by Rogers
for their temporary campus space needs in-Brampton while the Centre for Innovation is
being built.

If the property is acquired, then a multidepartment effort will be needed to collocate the
various potential uses:.identified for this property.

Property Appraisal:

CBRE completed an appraisal study for the property owner in May 2023 for the highest
and best use, which was identified as Industrial at a value of $85.18 million.

The City of Brampton sourced third-party appraiser to conduct a peer review of the CBRE
appraisal study as well as a separate independent appraisal study (see Attachment 6).
The City’s independent appraiser valued the property in the range of $65 to $70 million,
and the 5.5 acre excess land at $2.8 million per acre. City staff further completed an
internal high-level valuation (see Attachment 6) and concluded that the purchase price is
estimated to be $71 million, with the 5.5 acres of excess land valued in the range of $3.5
to $4.5 million per acre.

The peer review identified three main areas of concern in the property owner’s appraisal
report that impacted the appraised value:
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1. Deficiencies within the Income Approach

2. Deficiencies within Direct Comparison Approach: Sales Analysis and
Adjustments

3. Application of Excess Land Valuation

The CBRE appraised report for the property owner lacked contextualization support to
justify the estimated value. The narrative presented is insufficient to result in analyses,
opinions, and conclusions that are credible in the context of the Intended Use of the
Report. The valuation failed to reference the property sale in 2020 of $32.5 million and
address how the property value tripled in two years since the last transaction. While land
value has greatly appreciated in Brampton, there is insufficient market evidence to
support this level of exponential appreciation. The peer review appraiser noted that based
on their review of the report, it can be concluded that the opinions presented within the
CBRE appraisal report were “inadequate, inappropriate and. unreasonable” and the
conclusions are, therefore, “unreliable”.

There is a significant discrepancy in the appraised value of the property. Staff identified
gaps in the property owner’s appraisal of $85.18 million. The City’s independent appraiser
valued the property between $65 and $70 million, and staff internally estimated a
purchase price of $71 million. Based on the negotiations to-date, the property owner has
submitted an offer of $79 million for the City’s consideration.

The Colliers Broker Opinion of Value inAttachment 7 is shared as discussed in Council,
however, it cannot be relied upon to_solely conclude the Purchase Price of this property.
Their report notes that the Colliers. International is not licensed to perform real property
appraisals. Accordingly, this Real Estate Broker's Opinion of Value does not constitute
an appraisal of the Subject Property and has not been prepared in accordance with the
Uniform Standards of Professional Appraisal Practice.

Given the heightened-interest from the City Departments in this property, staff is seeking
council direction with proceeding with one of the following options:

1- Reject the offer received from the property owner at a Purchase Price of
$79,000,000; or

N
1

Continue the negotiations and present a revised offer of up to $76,000,000 or an
upset amount as determined by Council; or

w
1

Accept the offer received from the property owner at a purchase price of
$79,000,000; or

4- Council directs staff to terminate the negotiations at this point in time.

Staff is seeking council direction on this high-value transaction, and given the property
size, previous usage and conditions, concluding a satisfactory building condition analysis,
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designated substance survey and environmental studies will be significant at the due
diligence stage.

The property owner is aiming to complete this sale before December 31, 2023, and has
offered a Due Diligence Period of 45 days. The City’s standard due diligence period is
120 days. Also, the Completion Date is usually 30 days but they are able to offer 20 days.

Corporate Implications:

Financial Implications:

If Council directs staff to proceed with option ii) under Recommendation 2), a new Capital
Project would need to be established for the acquisition of this property in the aggregate
amount of $82,000,000, which includes land transfer tax, estimated due diligence costs,
staff recoveries, legal fees, other ancillary costs and non-recoverable HST, with funding
to be transferred from Reserve #2 - Cash in Lieu of Parkland; subject to Council approval.

This drawdown will result in an annual income loss of $2,845,400. This amount is
equivalent to a 0.002% tax impact on the Region’s portion of the tax bill and will be
included in future operating budget requests, subject to-Council approval.

If the intended use is for parks and various.sports fields, funding is available in Reserve
#2 for this initiative. This drawdown will deplete all available funding and put the reserve
in a negative balance.

Reserve #2 — Cash in Lieu Parkland

Balance as at July 31, 2023 $85,588,277
Less: Winterization of Roselea Park(Council Approved) -$6,813,720
Less: Budget Amendment, subject to Council Approval -$82,000,000

Ending Balance - 3,225,443

Based on a 5 year average, we collect $5,308,000 annually in Reserve #2 - Cash in Lieu
of Parkland. At'the current collection rate (since 2018), the reserve will be replenished
within one year.

If the intended use of this parcel of land changes at a future time, the recommended
funding sources will be reevaluated and adjusted as required.

Other Implications:

Legal Services will review and approve as to form any agreements and documents
necessary to complete the acquisition of the subject property.
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Strategic Focus Area:

This report supports the Strategic Focus Area of Health & Well-being. By leveraging the
excess land on the property for recreation and park amenities, it supports citizens’
belonging, health, wellness and safety.

Conclusion:

Given the heightened interest from the City Departments in this property, staff is seeking
council direction and requests them to select one of the options noted in this report to
acquire the property for the development of Cricket, and enhancement of Recreation and
Parks usage.

Authored by: Reviewed by:
Gurmeet Singh, Rajat Ashish Gulati,
Senior Real Estate Senior Manager,
Coordinator Realty Services

Realty Services

Approved by: Approved by:
Bill Boyes, Marlon Kallideen,
Commissioner, Chief Administrative Officer

Community Services

Attachments:

e Attachment 1 — Location map of 175 Sandalwood Parkway West, Brampton

e Attachment 2 — Ontario Energy Board Approves the Sale of Brampton Hydro
(News from 2001)

e Attachment 3 — Ontario moves ahead with sale of Hydro One Brampton (News
from March 27, 2016)

e Attachment 4 — Estimate for developing the cricket field and removal of the rear
building

e Attachment 5 — Summary of lease back arrangement

e Attachment 6 — Property Appraisal details

e Attachment 7 — Broker Opinion of Value

Page 17 of 126



Attachment 1 — Location map of 175 Sandalwood Parkway West, Brampton
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Attachment 2

Ontario Energy Board Approves the Sale of Brampton Hydro
(News from 2001)

BRAMPTON, ON -- - The Ontario Energy Board (OEB) has approved the sale of
Brampton Hydro to Hydro One with the deal taking full effect by the end of September.
While a stand-alone operating subsidiary of Hydro One will assume operation of the local
hydro utility on Aug. 1, the city will not have full use of the money until after a
closing/adjustment period.

The OEB approval was issued on Wednesday, July 11. The agreement with Hydro One
includes a 75-day closing/adjustment period before the transaction is finalized. City
council will then establish a Hydro Stewardship Strategy as part of its 2002 budget
process. The stewardship strategy will determine how the money from the sale will be
reinvested to provide a legacy for future generations.

"When council approved this deal we were was steadfastly committed to three key
principles,” said Brampton Mayor Susan Fennell. The OEB decision stated that the
Brampton Hydro sale was in the best interest of the consumer, to protect consumers from
spiraling electricity costs, protect the jobs of Brampton Hydro employees and make sure
service levels and reliability did not suffer.

The OEB decision stated: "The board finds that, based on the evidence, approval of the
acquisition by Hydro One of an interest in Brampton Hydro Networks through the
acquisition of securities of Brampton Hydro Corporation is in the public interest.”

"Overall, the provincial government initiative to restructure the electrical utility industry in
Ontario has set the stage for this important transaction for the benefit of the City of
Brampton and the public,” said Lorne McCool, Chairman of Brampton Hydro and
Brampton City Manager.
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Attachment 3

Ontario moves ahead with sale of Hydro One Brampton
By Brampton Guardian
Sunday, March 27, 2016

Ontario is moving forward with the sale of Hydro One Brampton.

Mississauga Mayor Bonnie Crombie joined mayors from Markham, Vaughan, Barrie,
Hamilton and St. Catharines March 24 for a signing ceremony to mark a utilities merger
that will culminate in the purchase of Hydro One Brampton from the provincial
government.

When PowerStream, Enersource and Horizon merge to buy Hydro One Brampton, the
amalgamation will create the second largest electricity distributer in Ontario.

It would serve customers in Peel, York, Hamilton, St. Catharines and Simcoe County.

Mississauga, Barrie, Markham, Vaughan, Hamilton and St. Catharines municipal councils
have already approved the merger and purchase.

The City of Mississauga is the majority shareholder of Enersource. Markham is the
principle shareholder of PowerStream and Hamilton and St. Catharines jointly own
Horizon.

Ontario has now executed a Share Purchase Agreement with PowerStream, Enersource,

and Horizon.

The purchasers have agreed to pay $607 million for Hydro One Brampton.
MergeCo is the temporary name of the new utility company that will have head offices in
Mississauga.

“This new utility company will provide the residents of Mississauga with cost savings, new
efficiencies, and improved customer service, along with safer, reliable and clean
electricity,” Crombie said in a statement.

Crombie will sit.on the Transitional Committee and Board of MergeCo.

The transaction and the creation of the new company are subject to certain closing
conditions, including Competition Bureau and Ontario Energy Board (OEB) approval,
expected later in 2016.

The new company has forecast a downward pressure on electricity rates of $40 per year
for an average customer, according to the provincial government.

Hydro One acquired Hydro One Brampton from the City of Brampton in 2001.
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Attachment 4 - Estimate for developing the cricket field and removal of the rear building

As per the Building Design & Construction, rough estimate for demolition of the south building
and south portion of the site at 175 Sandalwood Pkwy W, including soft costs, is about $5.5
Million. Please note that the estimate is based on the ‘work area’ shown in the screenshot given
below. Furthermore, any costs related to the construction of the proposed cricket field are not
included in this estimate.

3 ‘~m

Please note that it may take
2-3 years to complete the
work  based on the
environmental impacts
identified based on the
preliminary review. Also
note that the environmental
work completed previously
at 25 Rutherford Site two
years back costed
approximately $600,000.

We considered using this
figure as a ‘stand-in’ for the
environmental portion of this
work, however, given that
further environmental
investigation will be carried
out at the due diligence
stage, we included a $1
Million allowance for 4 - - .
environmental remediation work in‘the attached estimate.

Parks Planning team has provided the facility fit concept plan for the cricket field as well as the
preliminary cost estimate. Please note that the cost estimate has been calculated at both 50% and
25% contingencies to show a range.
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PROJECT: South Building & Site Demolition (for cricket pitch)

RS Means Line #

Site Demolition

02 4113.17, 5050
02 4113.17, 6100
02 41 13.30, 4210
02 41 19.19 3080
02 41 19.19, 5100

02 41 19.20, 0100

Building Demolition

02 41 16.13, 0100

02 41 19.20, 0100
02 41 16.17, 0440

02 4116.17, 1140, 1200

0241 16.17, 2500, 2620

Allowance
02 41 19.19 3080
02 41 19.19, 5100

02 41 19.20, 0100

Environmental
Allowance
Allowance

Div 31 Earthwork
3122 13.20, 0280
3122 16.10, 1020
3123 16.13 0050
312323.16 0100
3123 23.15, 0020
3123 23.209068
3123 23.17, 0020
3123 23.23,5680

Description

Demolition of asphalt pavement.

Demolition of concrete curbs (cast-in-place).

Demolition of concrete walkways.

Debris handling, asphalt and concrete pavement, machine loading.
Debris hauling, asphalt and concrete pavement, assume 20 mile haul.
Dump charges, asphalt pavement, concrete curbs and walkways

assume 2 tons/C.Y. of asphalt/concrete). It is assumed that approximately 50% of
( p pp y

the demolished asphalt pavement will be hauled offsite for recycling and is not
included here .

Demolition of building, excluding foundations, including machine loading and 20
mile haul.

Dump charges, building structure (assume 0.1 tons/ C.Y., standing volume).
Demolition of concrete slab-on-grade, assume 6" thick w/ reinforcing.
Demolition of concrete footings, assume 2' thick & 3' wide w/ reinforcing.
Demolition of concrete foundation walls, assume 12" thick w/ reinforcing and 6
high.

Demolition of concrete piers (assume 1.3 C.Y. each).

Debris handling, foundations, machine loading.

Debris hauling, foundations, assume 20 mile haul.

Dump charges, concrete slab-on-grade, footings and foundation walls (assume 2
tons/C.Y. of concrete).

An allowance for soil remediation.
An allowance for abatement of designated substances.

Rough grading.

Fine grading.

Excavation for storm collectors

Backfill for storm collectors

Fill, bank run gravel, material cost only (assume 1.5 ton/C.Y.).
Hauling of fill: 35 MPH, cycle 20 miles.

Spread dumped fill, no compaction.

Compaction of fill, sheepsfoot, 12" lifts, 2 passes.

Sep 15, 2023

Subtotal
Inflation
City Index

General requirements

Hard Construction Cost

Contingency

Pre-design Condition Contingency

Consulting Fees

Project Management Fee

Permits

Inspection and Testing
Miscellaneous Soft Costs

GRAND TOTAL (rounded to nearest thousand)

Notes:

1 Itis assumed that six inches of imported fill will required across the southern half of the entire site.
2 It is assumed that 50% of the removed/demolished asphalt pavement will be recycled.

3
4
Additional notes and assumptions to follow.
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Qty Unit Unit Cost Extension Subtotal
26,667 S.Y. 11.90 $317,333
1,540 L.F. 8.71 $13,413
272 S.Y. 18.34 $4,993
6,049 C.y. 29 $175,429
6,049 C.y. 34 $205,676
6,173 Ton 89 $549,366
$1,266,211 $1,266,211
400,000 C.F. 0.59 $236,000
1,481 Ton 89 $131,852
20,000 S.F. 1.45 $29,000
650 L.F. 32.60 $21,193
3,900 S.F. 2.50 $9,734
15 each 350 $5,250
679 C.y. 29 $19,684
679 C.y. 34 $23,078
1,358 Ton 89 $120,819
$596,610 $596,610
1 LS 1,000,000 $1,000,000
1 L.S 50,000 $50,000
$1,050,000 $1,050,000
260,000 S.F. 0.08 $20,184
28,889 S.Y. 1.59 $45,933
1,067 C.y. 12.80 $13,653
533 L.C.Y. 65.28 $34,816
7,222 Ton 17.62 $127,256
4,815 L.C.Y. 10.56 $50,844
4,815 L.C.Y. 2.84 $13,674
4,815 E.C.Y. 0.46 $2,215
$308,575 $308,575
$3,221,396
10.3% $331,804
10% $322,140
$3,875,339
10% $387,533.93
$4,262,873
$4,262,873
10% $426,287
5% $213,144
4.0% $170,515
4.6% $195,257
1.5% $63,943
2.0% $85,257
1.0% $42,629
$5,459,906

$5,460,000 plus HST



COST ESTIMATE

Project: 175 Sandalwood Parkway Cricket Site

Estimate Class: Class D

Item

Cricket Field

Cricket Batting Cages
Junior 7v7 Soccer Field
Electrical Servicing
Water Servicing

Site Grading

Site Planting / Softscape

Contingency (50%)
Contingency (25%)
Consulting (10%)
TOTAL

HST (1.76%)
GRAND TOTAL

Unit Rate

$ 2,600,000.00
$ 500,000.00
$ 500,000.00
$ 250,000.00
$ 400,000.00
S 400,000.00
$ 600,000.00

Unit
L.S.
L.S.
L.S.
L.S.
L.S.
L.S.
L.S.

Quantity

O T = N ==Y
w v n

v n v n

Page 23 of 126

Cricket Field Cost Estimate

Total (50% Contingency)

2,600,000:00
500,000.00
500,000.00
250,000.00
400,000.00
400,000.00
600,000.00
5,250,000.00
2,625,000.00

525,000.00
8,400,000.00
147,840.00
8,547,840.00

$

wvnunmnumvt:ko;,n un

wvnunmnumvmkn

Total (25% Contingency)

2,600,000.00
500,000.00
500,000.00
250,000.00
400,000.00
400,000.00
600,000.00
5,250,000.00

1,312,500.00
525,000.00
7,087,500.00
124,740.00
7,212,240.00
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Attachment 5 - Summary of Lease back arrangement

Alectra Real Estate Holdings Inc. (“ARHI”) sold the property municipally known as 175
Sandalwood Parkway West Brampton ON (“Leased Premises”) to 2779927 Ontario Inc. (the
“Landlord”) on November 16, 2020 and the effective same day a lease agreement was signed
between the Landlord and Alectra Utilities Corporation (the “Tenant”) for a term of two years and
six months together with, if applicable, any extension or renewal pursuant to the provision of the
lease.

The Leased Premises is a combination of 2 PINs; 14249-0053 (LT) and 14249-0055 (LT).

The Base Rent for the Leased Premises was $1,732,500.00 per annum and Leased Premises
was provided on an “as is where is” basis without any representation or warranty. The rent was
to paid monthly. This was net rent to be paid to the Landlord and the Tenant was responsible to
pay all costs and expenses directly in connection with operation, maintenance and repair of the
Leased Premises. In addition the Tenant was to pay Landlord’s insurance with respect to the
Leased Premises, all realty taxes actually levied, utility costs, plus any other costs incurred on
the Leased Premises by the Landlord.

The Tenant was to carry a public liability insurance for the Leased Premises for an amount not
less than $5 Million per occurrence and a general aggregate amount of $5 Million. The
insurance was to include all necessary risk clauses«The Landlord was to carry the same
amount of insurance as well as environmental insurance.

The Tenant was to carry all necessary maintenance, repair or replacement related to the Leased
Premises, Equipment or leasehold improvements and was responsible for all costs. There was
no obligation to remove any leasehold improvements, or any obligation to return the Leased
Premises base building condition or other “make-good” obligation. The Tenant was allowed to
remove any alteration, without limitation, its furniture, equipment, trade fixtures, leasehold
improvements, furniture, inventory, personal property and all other items stored in the Leased
Premises. Tenant is to discharge all liens within 30 days of notice given by the Landlord. The
Tenant was to remove the solar panels and trade fixtures, equipment and chattels from the roof
of the building, in a lawful and:good workmanlike manner.

The Landlord and its agents have the right to show the Leased Premises during the last six
month of the Term for potential dispositions.

Hold over-base rent.is 200%.
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Attachment 6 - Property Appraisal details

a. Estimate of current market value based on the Appraisal commissioned by the City of
Brampton.

September 15", 2023

City of Brampton

Realty Services

2 Wellington Street West
Brampton On

LeY 4R2

Attention: Mr. Gurmeet Singh

RE: ESTIMATE OF CURRENT MARKET VALUE FOR 175 SANDALWOOD
PARKWAY WEST, IN THE CITY OF BRAMPTON

Further to your request, we provide this estimatetof market value to the above-
referenced property (The “Subject Property” or “Subject Site”) for acquisition / internal
purposes.

The effective date of this appraisal is August 315, 2023.

The Subject Site is a slightly irregularly shaped, with approximately #15.78-acrel with
+780 feet of frontage along Sandalwood Parkway West and 150 feet of frontage at
the rear of the site along Railside Drive. MPR has estimated approximately +5.50-acres
of excess land to the rear of the site The subject site has two points of ingress/egress;
one being from Sandalwood Parkway West at the northeast property limit and the
other from Railside Drive at the southeast property limit.

The vicinity of the Subject is generally employment uses and is comprised of industrial-
related facilities, with low-density residential uses located to the northwest.

The Subject Property is improved with a +149,500 SF building comprising industrial
(+60%) and office uses (+40%), with clear heights ranging from 15 to 32 feet. The south
portion of the Subject Property contains +5.50-acres (MPR estimate) of excess /surplus
land, which is improved with a partially enclosed truck recharge building of #18,700
SF.

As a result of our investigation, it is our professional opinion that the highest and best

use for the Subject Property is for an industrial use with an excess 5.5. acres of land
that is suitable for future severance.
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

Value estimate—

Considering the subject's rear location for the excess 55 acres has limited street
frontage, we are of the opinion that the value of the rear 5.5 acres is at a unit rate of
$2,800,000 per acre. This translates to a value of $15,400,000.

In summary, we estimate the portion of the subject site without the surplus land to be
at $350 per square foot of building area. The subject with 149,500 SF of building area
calculates to a value estimate of $52,325,000. Adding the value of the 5.5-acre surplus
land at $15,400,000 indicated a total market value estimate of $67,725,000. Therefore,
it is our opinion that the current estimated market value range.for the subject is
between $65,000,000 to $70,000,000.

The market value estimate is based on the extraordinary assumptions and limiting
conditions referenced within this report.

We trust this report meets your approval.

Yours truly,
MPR ADVISORS INC

— (e —

7

Jay Wong, AACI, P.App,, @;NA, R/W-AC Mark Penney, MA, MCIP, RPP, AACI, P.App., PLE

Real Estate Appraiser Real Estate Appraiser & Land Use Planner
SENIOR DIRECTOR PRINCIPAL

Member Number 700257 Member Number 902100

MPR Advisors Inc. | Planning & 1 2
Appraisal
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

VALUATION MEMORANDUM PERTAINING TO THE CURRENT MARKET VALUE OF
THE FEE SIMPLE INTEREST FOR THE PROPERTY KNOWN MUNICIPALY AS
175 SANDALWOOD PARKWAY WEST, IN THE CITY OF BRAMPTON

SUBJECT PROPERTY

The Subject Property of this appraisal report known municipally as 175 Sandalwood
Parkway West, in the City of Brampton, was legally described as:

PIN:14249-0053 PT LT 13 CON 1 WHS CHINGUACOUSY PT 1, 43R16689 ;
BRAMPTON TOGETHER WITH AN EASEMENI OVER PT LT 7,
CONC 8 N.D.(TOR.GORE) DES PT 24, 43R32980 AS IN.PR1724103
CITY OF BRAMPTON

PIN:14249-0055  PCL 5-2, SEC 43M766; PT LT 5, PL'43M766; PTS 1 TO 3, 43R18018;
S/TARIGHT AS IN LT766081; S/T LT764729, LT786235 BRAMPTON

PURPOSE OF THE APPRAISAL

This appraisal is a current market valuation, the purpose of which is to opine market
value for a fee simple interest for.acquisition / internal purposes. The appraiser does
not intend use of this report for-any other purpose, including mortgage (re)financing,
and any liability in this respect is strictly. denied.

EFFECTIVE DATE OF APPRAISAL
The effective date of appraisal is August 315, 2023.

PROPERTY RIGHTS APPRAISED

The property rights appraised are those of fee simple interest in the real estate
comprising.the Subject Property. The "fee simple" right in land is the greatest interest
one can own in land. It comes closest to the idea of complete ownership in law.

ASSUMPTIONS AND LIMITING CONDITIONS

The value opined in this report is subject to the following extraordinary assumptions
and limiting conditions:

¢ We have not undertaken a detailed soil analysis, and as we are not qualified to
comment on soil conditions, we assume that the Subject Property is clean and

MPR Adyvisors Inc. | Planning 2
&Appraisal
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

uncontaminated. We are unaware of any alleged environmental contamination
on the surface or sub-surface of the site. The sub-soil is assumed to be similar to
other lands in the respective areas and suitable in drainage qualities and load
bearing capabilities to support the existing development.

e To our knowledge, there are no known covenants, conditions and restrictions
impacting the site, which are considered to affect the marketability of highest
and best use.

Extraordinary Assumptions and Limiting Conditions -

¢ We have calculated the building area based on the <client-provided material
and are assumed to be correct.

e Wereserve theright to revise our estimate of value to account for any impact(s)
related to the change in physical makeupof the building and land area

DEFINITION OF MARKET VALUE

Market value is the major focus of most real property appraisal assignments. Both
economic and legal definitions of market value have been developed and refined.

The Appraisal Institute of Canada defines market value as:

"The most probable pricewhich 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:

1. buyer and seller are typically motivated;

2. both parties are well informed or well advised, and acting in what they
consider their best interests

3. a reasonable time is allowed for exposure in the open market

4, payment is made in terms of cash in Canadian dollars or in terms of
financial arrangements comparable thereto; and

MPR Adyvisors Inc. | Planning 3
&Appraisal
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

5. 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.

HISTORY OF SUBJECT

Based on our investigations, the Subject Property was last transferred on November
16th, 2020 for the consideration of $32,500,00 to the current owner; 2779927 Ontario
Inc.

SITE DESCRIPTION

The Subject Site is a slightly irregular shaped parcelwith +780 feet of frontage along
the south side of Sandalwood Parkway West and +150 feet of frontage along the west
side of Railside Drive. According to Geowarehouse, the Subject Property has a total site
area of #15.78 acres. The Subject is positioned. on the south side of Sandalwood
Parkway West, just west of Hurontario Street;in the City of Brampton. Sandalwood
Parkway West, at this location, was four-lane east-west major arterial roadway with
streetlamps, and underground wiring on the south side. Railside Drive was a two-lane
north-south local road with overhead wires'and streetlamps. There are two points of
access on the Subject Site; one being from the south side of Sandalwood Parkway
West at the northeast property limit which contained a signalized intersection, and
the other from the west side of Railside Drive at the southeast property limit. Both
points provide access..to the asphalt paved area surrounding the building
improvements. At the southern portion of the site, MPR has estimated +5.50 acres of
excess land that is accessible either from the surface parking area to the north or the
ingress from Railside Drive.

The registered owner is 2779927 Ontario Inc. The Subject Property's assessment roll
number is211006000108550, and has an assessed value of $15,143,000 (as of January 1%,
2016).

The site receives full municipal services including water, sewers, natural gas, hydro and
telephone. In addition, the municipality provides road maintenance, garbage
collection, along with police and fire protection. We assume there are no easements,
right-of-ways, restrictive covenants, or other encumbrances that would in any way
significantly affect the marketability and/or market value of the subject real estate. The
appraisal has been made on this basis. A legal opinion would be required for certainty.

MPR Adyvisors Inc. | Planning 4
&Appraisal
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

Aerials of the Subject Property are provdied by Exhibit 1and 2 following.

EXHIBIT 1
Aerial Photograph of the Subject Property

el

SUBJECT
PROPERTY

EXHIBIT 2
Aerial Photograph w/ Approximate Excess Land Measurement (MPR Estimate)

N « M NeN

»

SUBJECT
PROPERTY

ApPpPX.
Excess Land
(+5.50 acres)

The Subject Property is improved with a freestanding industrial building containing
+149,500 SF of gross floor area (GFA), constructed circa 1991. The north portion (Section

MPR Adyvisors Inc. | Planning 5
&Appraisal
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

A) of the building contains two-storeys which includes an atrium, and predominately
comprises office uses (i.e., +40% of the total building gross floor area). The central
portion (Section B) of the building comprises single-storey industrial uses. Section B
also includes multiple mezzanines and a basement, which is accessible via stairs and
an elevator. The south portion (Section C) comprises single-storey industrial uses with
multiple mezzanines. Clear heights throughout the building range from 15 to 32 feet.
The Subject Property features 4 drive-in, and 5 truck-level loading/shipping docks.

At the south portion of the site, the Subject is improved with a Truck Recharge Area
(partially enclosed), containing 18,700 SF of GFA and a clear height of 20 feet:

As at the effective date, the improvement condition ranking is considered as ‘Average’.

Provided following is an aerial view of the Subject Property with the building
improvements outlined, followed by various site @nd improvement photographs
taken at the date of inspection.

EXHIBIT3

Aerial Photograph of the Subject Property w/ Building Improvements outlined
N G P

+149,500 SF
(inclusive of Mezzanine
& Basement Areas)

+18,700 SF
(Truck Recharge Area)

n, .
-~
’

Outdoor Storage
Area

MPR Adyvisors Inc. | Planning 6
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

PHOTOGRAPH 1
View of Exterior, Front Office Portion

PHOTOGRAPH 2
View of Exterior, Rear Industrial Warehouse Portion

MPR Adyvisors Inc. | Planning
&Appraisal
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

PHOTOGRAPH 3
View of Interior, Office Areas

PHOTOGRAPH 4
View-of Interior,Industrial Areas

MPR Adyvisors Inc. | Planning 8
&Appraisal
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

PHOTOGRAPH 5

PHOTOGRAPH 6
South Portion of the Cite, View of Truck Recharge Area / Excess Land

MPR Adyvisors Inc. | Planning 9
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

OFFICIAL PLAN

According to the Brampton Official Plan, the Subject Property is situated within an
Employment Area, and designated as “Industrial’ by Schedule A — General Land Use
Designations, where policies provide for the development of light to heavy industrial
uses such as manufacturing, processing, repair and service, warehouse and
distribution. Land use designations are further guided by Secondary Plans.

The Subject Property is further guided by the Snelgrove-Heartlake Secondary Plan,
where it is designated “General Employment 2" by Schedule 1. This designation
permits a broad range of industrial uses including but not limited to warehousing and
storage goods, manufacturing, processing, repairing<and servicing operations,
outdoor storage areas (only as accessory to an industrial use), distribution centres, and
public uses and works, to name a few.

An Official Plan and Secondary Plan land use.map excerpt illustrating the location of
the Subject Property is provided following.

EXHIBIT 4
Brampton Official Plan Excerpt from Schedule “A”" — Land Use

SUBJECT
PROPERTY

B susness CORRDOR N-W BRANPTON URBAN DEVELOPMENT AREA PROVINCIAL HIGHWAY S VILLAGE RESIDENTIAL (3] CORMDOR PROTECTION AREA

DU toTaT SEsOENTIAL orrce B REGONAL RRTAL S coNTRALAREA B8 creevsenr wceno
NOUSTRIAL T crenseace RESIDENTIAL SPECIAL LAND UISE POUICY AREA LB PIA OPERATING AREA
[~ T T GATOR INSTITUTIONAL (100 PARKWAY BELT WEST B Uty [C] speciar stuoy area DEFERRAL

SCHEDULE A GENERAL LAND USE DESIGNATIONS

MPR Adyvisors Inc. | Planning 10
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton

EXHIBIT 5
Excerpt of Snelgrove-Heartlake Secondary Plan Area 1 - Schedule 1

O
!

SUBJECT g
PROPERTY [
SANDALWOODPKY E cpl

B

v LLAUGHUN RD

' EMPLOYMENT

GENERAL EMPLOYMENT 1

E PRESTIGE INDUSTRIAL

ZONING

The Subject Property isssubject to City of Brampton Zoning By-law 270-2004. As
illustrated in Exhibit 6 on the following page, below, the Subject Property was zoned
“M2-680" (Industrial Two, Special Section 680). This zoning code permitted a range of
industrial uses, select. non-industrial uses, and uses accessory to, some of which are

further illustrated below:

 Permitted Uses |
The manufacturing, cleaning, packaging, processing repairing, or
assembly of goods, foods or materials within an enclosed building;

a printing establishment; a warehouse; a parking lot.

Type
Industrial:

Non-Industrial: | a furniture and appliance store; a recreational facility; an animal

hospital

An associated educational use; an associated office use

Accessory.

EXHIBIT 8
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Zoning By-Law Map Excerpt (Subject Property Outlined in Red)

Zoning

Agricultural

I Open Space
- Floodplain
Irstinut
P o o e \
1 . Industria 1
| By N —— )
. Commer
Residential - Single/Semi

Residential - Medium Density

. Rosidential - High Density
. Residential - Other
Roads/Public Ownership

. Development Permit System

DESCRIPTION OF THE SUBJECT NEIGHBOURHOOD

The Subject Property is predominately bounded by employment related uses in the
form of industrial and service.commercial. Low-density residential uses are also in
proximity. A brief overview of the surrounding area is provided below:

North: Sandalwood Parkway West; Multiple large industrial facilities; Low-
density residential neighbourhood (northwest)

East: Employment industrial land (i.e., future Braml10 development);
Hurontario Street.

South: Employment industrial uses predominately in the form of large
facilities.
West Employment industrial uses; Van Kirk Drive.

Exhibit 9 following illustrates the Subject Property and its surrounding uses.
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EXHIBIT 9
Aerial Photo of the Subject Property and Surrounding Uses

<

LN ,(, 4
% "‘
o - . .
A X \ Service Commercial

25 S
Large industrial facilities ARW )

(Brampton Transt, left; Sl oo A rJQ:v‘,v:,

KWE - Kellog, right) %" %

- &

.,ﬁ s’bA 'y
Pl i
>

Q f Future “Bram10”
Industrial Develooment

g

Low-density residential uses

N <, SN /
. ‘A el r
A, '.: ekl ‘f.’v The Brampton Academy
~ Y » OfiMartialArs (AMA)»
NP L . Private s NE

-,

.

B

o L
NN Kaextw Teanowy Sk

~

\

AV Dynamics
¥

8  Employment industrial uses

Retail Plaza 1y »y \' ?‘ ;
B s ' &/

B

MPR Advisors Inc. | Planning
&Appraisal

Page 39 of 126




Valuation Memorandum
175 Sandalwood Parkway West, Brampton
NON-RESIDENTIAL MARKET STATISTICS

The Subject Property comprises an industrial building with an office component. The
most relevant statistics for determining the appropriate adjustment for market
inflation from the date of sale to the date of valuation are non-residential market
statistics, particularly those related to the industrial market.

Provided below is a summary of rental rate, capitalization rates and per square foot
values from direct capitalization for the GTA West industrial market for 2019, 2020, 2021
and 2022 (Q1 to Q3 for capitalization rates) as sourced from Colliers.

TABLE 1
Industrial Market: Rental Rates and Capitalization Rates for Class A, 2019 - 2022
Greater Toronto Area West

Quarter Net Rent PSF*  Avg.Net Annual % Cap Annual % Price PSF  Annual %

Rent PSF +/- Rates ** +/- from +/-
per Annum Direct Cap

Q1-2019 $7.88

Q2-2013 3878 $8.68 - 5.00% - $174 -

Q3-2019 $8.86

Q4-2019 $9.20

Q1-2020 $9.93

- 219 26.3%

Q2-2020 $9.70 $10.01 15.3% 4.56% -8.8% 3 ?

Q3-2020 $10.08

Q4-2020 $1032

Q1-2021 $10.52

Q2-2021 $11.28 $12.02 20.1% 419% -82% $287 30.8%

Q3-2021 $12.62

Q4-2021 $13.64

Q1-2022 $13.97

Q2-2022 $15.22 27.7% 0.5% 271%

1534 421% 365

Q3-2022 $16.84 3 0 ¥

Q4-2022 $17.29
Year-over-Year Annual Avg % +/- 21.0% -5.5% 28.1%
Compounded Annual Avg % +/- 25.6% -5.3% 36.7%

*Colliers Industrial Statistics (weighted average asking rent)
**Colliers Cap Rate Reports

According to the data included in Table 1, the industrial market has escalated at a year
over year rate of 21% and compounded annual rate of 25.6% from 2019 to 2022.
Provided on the following page in Table 10 is the value of building permits in the
Toronto industrial market over the 2020 to 2022 period. There has been an upward
trend in the value of industrial construction over this period, which has an impact on
the average asking rents for new construction referenced by brokers since the
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Valuation Memorandum
175 Sandalwood Parkway West, Brampton
weighted average asking rent includes new buildings with higher clear heights (40

feet).

TABLE 2
Industrial Market: Value of Industrial Building Permits in Toronto

Value of Annual %
Building +/-
Permits ($'000)
2020 340,518 -
2021 568,797 67.0%
2022 1,466,467 157.8%
Yr.-over-Yr. Average N2.4%
Compounded Annual Avg. 165.3%

Source: Statistics Canada

Our analysis applies a slightly lower percentage increase to.5% per annum to account
for the weighted average asking net rent being skewed higher by new construction of
predominantly 40-foot clear height warehouse/distribution buildings at high rents.

The highest and best use of the Subject Property is for Industrial development and
based on the preceding, a time adjustment factor of 5% per annum is appropriate for
time adjusting the comparable sales to the effective date of appraisal.
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HIGHEST AND BEST USE

The Principle of Highest and Best Use is fundamental to the concept of value, and may
be defined as:

“The reasonably probable and legal use of vacant land or an improved property that
is physically possible, appropriately supported and financially feasible and that
results in the highest value.”

In estimating the Subject Property’'s highest and best use, as if vacant, we have
considered the typical highest and best use criteria (i.e. physically feasible, legally
permissible, maximally productive and financially feasible). However, we deem the
following factors to be the most relevant:

The subject property as built has a floor-to-space ratio of 22%. This is considerably
lower than the typical floor space ratio in the marketplace which we have found to be
between 45 to 50%. Hence the subject is considered to have surplus land. However,
the method to calculate the difference to determine excess land would have resulted
in approximately 8 acres of surplus land: The physical location of the existing
improvement would not have yielded as much‘acreage as it would not have resulted
in an efficient severance of this surplusiland. Itis our opinion that the ideal severance
scheme would be a severance of a regular shape parcel which we have identified
below. Our estimate of the regularshaped area is estimated to be about 5.5 acres.

2R bcres v

AR ) ey

5.35 Acres
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HIGHEST AND BEST USE CONCLUSION -

Having considered the above, It is our opinion that the highest and best use for the
front 10.28 acres is its existing improved industrial use. While the highest and best of
the rear 5.5 acre is FOR a future vacant industrial use.

VALUATION ANALYSIS

The following analysis estimates the current market value of the Subject Property, as
of the effective valuation date, based on the application of the Direct Comparison
Approach (DCA).

As previously discussed, we estimate the high and best use of the Subject Property
for the continuation of existing industrial uses in accordance with the in-place zoning
by-law. Further, provided the excess land of +5.50-acres at the Subject ... Therefore, we
examined the market for comparable to provide for an.indication of the front 10.28
acres that is improved as well as the rear excess 5.5. acres of land. —

1. Improved Industrial Property Sales Analysis

Provided following is a comparable sales summary, map, and adjustment chart for
selected improved industrial properties, followed by a brief discussion of the
comparable sales.
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EXHIBIT 10
Summary of Improved Industrial Property Comparable Sales

Location Date of Sale  Sale Price Comments Zoning Clear # of Land Total finished % of Building Time
Registration Ceiling Bay Area Floor office Finished tolLand Adj. Sale

Height Doors (acres) Area (SF) Area ( SF) Office Area Ratio Price

SUBJECT PROPERTY
175 Sandalwood 16-Nov-20 $32,500,000 Two Storey office and maintanennece and storage with outside storage M2-680 26 6 15.78 149,500 60,000 40% 34%
Parkway West, Exclude
Brampton 55 acre
1 175 Sandalwood 16-Nov-20 $32,500,000 This index is the sale of subject in Nov 2020. The subject is improved with atotal M2-680 26 6 15.78 149,500 60,000 40.13% 22% $348
Parkway West, (cash) area of 149,500 which includes 13,000 sf of finshed basment area and 10,500 sf of (23,500 sf
Brampton mezzanine area (15.7% of total area). The front portion is a two storey office or15.7% is X )
component with approx 60,000 sf of area. There is an additional 19,500 sf of finished Ui fdj
covered parking area located to the south of the improvements. The remainder baseme EiE 20
of the site is paved and is utilize for parking and/or outside storage. nt& per
annum
Mezz)
2 111 Van Dirk 23-Jun-22 $52,000,000 This property is improved single storey industrial manufacturing and warehouse M4A-157 28 19 617 141,320 2,000 1.42% 53% $390
Drive, Brampton (cash) (circa 2000 ). This tranaction was part of a two property tranasction (153 van Kirk)
with the same vendor and buyer for both properties. It was also a vendor lease
back tranasction with the vendor still occupying the premises.
3 153 Van Kirk 29-Jul-22 $92,000,000 This property is improved single storey industrial manufacturing and warehouse M4A-157 30 8 9.77 248,000 15,000 6.05% 58% $391
Drive, Brampton (cash) (circa 1996 ). This tranaction was part of a two property tranasction (153 van Kirk)
with the same vendor and buyer for both properties. It was also avendor lease
back tranasction with the vendor still occupying the premises
4 120 Van Kirk 1-Jun-22 $21,000,000 The property is improved with an one storey, multi tenant industrial building. ( M4A-157 22 6 359 69,334 9077 SF 19.29% 44% $322
Drive, Brampton (cash) Circa 2000). The building contains a total gross floor area of 69,334 square feet,
including approximately 9,077 square feet of office space on two floors and
4,295 square feet of mezzanine space. At the time of sale the building was fully
occupied by Total Body Care Inc.and Wilson Tool Canada. The rooftop contains
asolar panel lease. The average lease terms for the two units are 2 years and 3
years respectively, with a weighted average lease term of 2.91 years. According
to the listing info, the net operating income at the time of the sale was $589,925.
This translate to a net rent of approx $8.50 psf.
5 35 Precidio 29-Aug-22 $42,500,000 The property isimproved with asingle storey, single tenant industrial building. M3A 22 6 551 122,442 12244 10.00% 51% $365
Court, Brampton (cash) The building contain a total gross floor area of 122,442 square feet, including
approximately 12,244 square feet of office space. This building was vacant at the
time of this tranaction. It is currently available for rent or for sale at $17.95/ sf or
$44/900,000.
6 50 Precidio 28-Apr-23 $44,257,531 The property is improved with two single storey, multi tenant, industrial M3A 22 8+6 7.02 139,120 16,747 12.04% 45% $324
Court, &100 (cash) buildings. The buildings contain a total gross floor area of 139,120 square feet. (50
Corporate Dr.,, Precide Crt- 79,310 sf, 100 Corporation Dr. 59,810 sf) at the time of the sale this
Brampton property was fully occupied with the existing tenants.
7 190 Summerlea 19-Dec-22 $94,000,000 The property is improved with a single storey, single tenant industrial building. M3A 16 16 24.80 305,000 22,705 7.44% 28% $319
Rd, Brampton (cash) The building contain a total gross floor area of 305,000 square feet.
Low 16 6 3.59 69,334 2,000 1.42% 22% $319
Time Adjj. Per Annum = 5% HIGH 30 19 24.80 305,000 60,000 40.13% 58% $391
Eff. Date = Aug 31,2023 AVG 24 12 10.38 167,817 21,449 13.77% 43% $351
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EXHIBITT
Map of Improved Industrial Property Comparable Sal
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ITEM

Address

Date of Sale

Time Adj. Price PSF of GFA

Size of Improvements SF
Building to Land Ratio

1 Size / Quantum of GFA
2 Location

3 VTB Financing
4Building to Land Ratio
5 Others1

5 Others 2

Summary of Adjustments for Improved Industrial Property Comparable Sales

COMP. 1(SUBJ)

175 Sandalwood
Parkway West,
Brampton

2020-11-16

$348

149,500
0.50
assume no

contributory
surplus land

Similar
Similar
No
Similar

COMP. 2

111 Van Dirk Drive,
Brampton

2022-06-23

$390
141,320
0.53

Smaller
Similar
No
Higher

Vendor Leaseback

Inf Mezz & Bsmt

EXHIBIT 12
COMP. 3 COMP. 4
153 Van Kirk Drive, [120 Van Kirk Drive,
Brampton Brampton
2022-07-29 2022-06-01
$391 $322
248,000 69,334
0.58 0.44

QUALIFICATION

Larger
Similar
No
Higher

Vendor Leaseback

Inf Mezz & Bsmt

Smaller
Similar
No
Higher

Below Market
Rent tenants

Inf Mezz & Bsmt

QUANTIFICATION (ADJUSTMENTS)

COMP. 5

35 Precidio Court,
Brampton

2022-08-29

$365
122,442
0.51

Similar
Similar
No
Higher

Inf Mezz & Bsmt

COMP. 6

50 Precidio Court,
& 100 Corporate
Dr., Brampton

2023-04-28

$324
139,120
0.45

Similar
Similar
No
Higher

Below Market
Rent tenants

Inf Mezz & Bsmt

COMP. 7

190 Summerlea
Rd, Brampton

2022-12-19

$319

305,000
0.28

Larger
Similar
No
Similar

Below Market
Rent tenants

Inf Mezz & Bsmt

Avg
$351

AVG

1 Size /Quantum of GFA - - - - - - 5.0%
2 Location - - - - - - -

3 VTB Financing - - - - - - -

4Building to Land Ratio - - - 5.0% - 5.0% 10.0%
5 Others1 - -5.0% -5.0% 50% - 5.0% 5.0%
6 Others 2- Mezz & Bsmt area - -5.0% -5.0% -5.0% -5.0% -5.0% -5.0%
Net Adjustments 0.0% -10.0% -10.0% 5.0% -5.0% 5.0% 15.0%
Adj. Price PSF of GFA $348 $351 $352 $338 $347 $340 $367

$349
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Discussion of Comparable Sales -

To estimate the current market value of the front 10.28 acres of the Subject Property,
assuming there is no contributory value to the surplus land, we have selected sales of
improved industrial properties in the City of Brampton

The foregoing is a chart summarizing the comparable property sales along with a
location map.

As illustrated in Exhibit 12, after adjusting for time, the comparable sales range from
$319 to $391 PSF of GFA, with an average of $351 PSF. The sales yield a gross floor area
of between 69,334 SF to 305,000 with an average of 167,817 SF.

Comparable #1, with a time-adjusted sale price of $348 PSF of GFA:! It is the previous
sale of the subject which occurred in November of 2020.

Comparable #2, is improved with a single=storey industrial manufacturing and
warehouse (circa 2000 ). This transaction was part of a two-property transaction (153
Van Kirk) with the same vendor and buyer for both properties. It was also a vendor
leaseback transaction with the vendor still occupying the premises. A downward
adjustment is required for this feature as the buyer/seller often builds into these types
of transaction leases that are consistent with the expected rate of return with minimal
risk. Additional downward adjustment is also required for the subject’s overall area
which includes the finished basement and mezzanine area. This area often does not
yield the same consideration ‘as a typical industrial area. After adjustments, this
comparable indicates an adjusted unit rate of $351 per square of building area.

Comparable #3, is improved with a single-storey industrial manufacturing and
warehouses(circa 1996 ). This transaction was part of a two-property transaction (153
van Kirk) with the same vendor and buyer for both properties. It was also a vendor
leaseback transaction with the vendor still occupying the premises. When compared
to the subject, this property has a lower building-to-land ratio and warrants an upward
adjustment. As indicated earlier, a downward adjustment is required for the vendor
leaseback feature as well as the subject basement and mezzanine area. After
adjustments, this comparable indicates an adjusted unit rate of $352 per square of
building area.

Comparable #4 is improved with a one-storey, multi-tenant industrial building. (Circa
2000). The building contains a total gross floor area of 69,334 square feet, including

approximately 9,077 square feet of office space on two floors and 4,295 square feet of
MPR Adyvisors Inc. | Planning 21
&Appraisal

Page 47 of 126



Valuation Memorandum
175 Sandalwood Parkway West, Brampton

mezzanine space. At the time of sale, the building was fully occupied by Total Body
Care Inc. and Wilson Tool Canada. The rooftop contains a solar panel lease. The
average lease terms for the two units are 2 years and 3 years respectively, with a
weighted average lease term of 291 years. According to the listing info, the net
operating income was $589,925. This calculates to a net rent of approx. $8.50 p.s.f. An
upward adjustment is warranted for the below-market rental rate. Downward
adjustment is required for the subject's finished basement and mezzanine area. After
adjustments, this comparable indicates an adjusted unit rate of $338 per square of
building area.

Comparable #5 is improved with a single-storey, single-tenant industrial.building. The
building contains a total gross floor area of 122,442 ‘square’ feet, including
approximately 12,244 square feet of office space. This building was vacant at the time
of this transaction and is currently available for rent or for sale at $17.95/ sf or
$44,900,000. Downward adjustment is required for the subject's finished basement
and mezzanine area. After adjustments, this comparable indicates an adjusted unit
rate of $347 per square of building area.

Comparable #6 is improved with two single-storey,multi-tenant, industrial buildings.
The buildings contain a total gross floor area of 139,120 square feet. (50 Precido Crt-
79,310 sf, 100 Corporation Dr. 59,810 sf) at the time of the sale, this property was fully
occupied with existing tenants. When compared to the subject, this property has a
lower building-to-land ratioand warrants an upward adjustment. Upward adjustment
is warranted for the anticipated below-market rental rate of the existing tenants.
Downward adjustment is required for the subject's finished basement and mezzanine
area. After adjustments, this comparable indicates an adjusted unit rate of $340 per
square of building area.

Comparable#7is improved with a single-storey, single-tenant industrial building. The
building contains a total gross floor area of 305,000 square feet. The scale of this
comparable is considerably larger than the subject and warrants a downward
adjustment. When compared to the subject, this property has a lower building-to-
land ratio and warrants an upward adjustment. Upward adjustment is also required
for the anticipated below-market rental rate of the existing tenant. Downward
adjustment is required for the subject's finished basement and mezzanine area. After
adjustments, this comparable indicates an adjusted unit rate of $367 per square of
building area.
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The foregoing comparable indicates an adjusted unit price range of between $338 to
$367 with an average of $349. per square foot of building area. In our opinion, a unit
rate of $350 per square foot is considered to be reasonable.

Therefore, the value of the Subject Property, assuming there is no contributory value
to the surplus land at $350 PSF is $52,325,000

149,500 SF @ $350 per square foot = $52,325,000

2. Excess Land Sales Analysis

Provided following are a comparable sales summary, map, and a brief discussion of
the vacant industrial land comparable sales.
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EXHIBIT 13
Summary of Comparable Sales for Excess/Vacant Industrial Land

Location Date of Sale Purchaser Sale Price Comments Zoning Offcial Land Area  Sale Price Time Adj
Registration Plan (acres) Per Acre Sale Price

Per Acre
SUBJECT PROPERTY

175 Sandalwood 16-Nov-20 - $32,500,000 Two Storey office and maintanance and storage with M2-680 Industrial 15.78
Parkway West, outside storage 10.28 + 5.5
Brampton
V1 10534 Hurontario 7-Apr-21 $72,500,000 Frontage on Hurontario Street as well as Sandalwood M2-680 Industrial 30.05 $2,412,646 $2,706,184
St (cash) Pkwy- acquired to construct a 459,000 sfand 168,000 SF
indusytrial warehouse facility
V2 N300 Dixie Road, 4-Jul-23 $53,000,000 Vacant Industrial land M4A-157 Industrial 19.25 $2,753,247 $2,775,426
Brampt® on (cash)
V3 NW corner of 12-May-22 $10,920,000 Vacant Industrial Land acquired by Peel Region M1 Industrial 390 $2,802,156 $2,987,409
Dixie Rd & (cash)
Docksteader Rd
V4 Platinum Dr, Miss 14-Jun-23 $6,125000 Acquired for the construction of a self storage facility E2-C3 Employm 2.01 $3,047,264 $3,080,276
(cash)
Low $2,412,646 $2,706,184
High $3,047,264 $3,080,276
Avg $2,699,094 $2,887,324
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EXHIBIT 13
Map of Comparable Sales for Excess/Vacant Industrial Land
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Discussion of Comparable Vacant Sales -

As discussed, the subject’s rear portion may be surplus and available for severance.
We have estimated this area starting from the rear cover parking area to the Railside
Street frontage to be about 5.35 acres. An additional buffer is added to an estimated
potential surplus land that can be severed to be about 5.5 acres.

The foregoing comparable of vacant Industrial land sale transacted at a time-adjusted
value range of $2,800,000 to $3,080,000. It is noted that this surplus land at the rear of
subject has about 148 feet of frontage on Railside Drive and is considered to be inferior
to the foregoing vacant comparable lands above. Considering the subject’s rear
location has limited street frontage, we are of the opinion that the value of the rear 5.5
acres is at a unit rate of $2,800,000 per acre. This translates toa value of $15,400,000.

CONCLUSION

In summary, we estimate the portion of the subject site without the surplus land to be
at $350 per square foot of building area. The subject with 149,500 SF of building area
calculates to a value estimate of $52,325,000. Adding the value of the 5.5-acre surplus
land at $15,400,000 indicated a total market value estimate of $67,725,000. Therefore,
it is our opinion that the current ‘estimated market value range for the subject is
between $65,000,000 to $70,000,000.
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CERTIFICATE OF THE APPRAISER

We certify that, to the best of our knowledge and belief:

The statements of fact contained in this valuation memorandum are true and
correct.

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

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.

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

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.

Our analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the' Canadian Uniform Standards.

We have the knowledge and experience to complete the assignment competently.
As of the date of this report, the undersigned have fulfilled the requirements of the
Appraisal Institute of Canada mandatory recertification program for designated
members.

The certificate pertainstothe property described as 175 Sandalwood Parkway West,
Brampton

We-have estimated the probable market value range of the subject to be between
$65,000,000 to $70,000,000, as of the effective date, August 31st, 2023.

Yours truly,

MPR ADVISORS INC W

Jay Wong, AACI, P.App., PLESR/WA, R/W-AC  Mark Benney, MA, MCIP, RPP, AACI, P.App., PLE

Real Estate Appraiser Real Estate Appraiser & Land Use Planner
SENIOR DIRECTOR PRINCIPAL
Member Number 700257 Member Number 902100
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b. Independent review of the Property Owner's Appraisal Report.
Review of an Appraisal Report

of

175 Sandalwood Parkway West
Brampton, Ontario

as of Effective Date: May 15, 2023

Prepared by:
Vandna Joshi, Sr. Vice President
CBRE VALUATION & ADVISORY SERVICES
For:

Dwijo Banerjie, CFO, President
BVD GROUP

Review prepared by:

Donn Bennett

CLTO B

CONSULTANTS LTD.

For:

Rajat Gulati, Sr. Manager, Realty Services
City of Brampton
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Review of Appraisal Report prepared by CBRE
for 175 Sandalwood Pkwy W, Toronto

September 15", 2023

2 Wellington Street W.
Brampton, Ontario
L6Y 4R2

Attention:  Mr. Rajat Gulati

Dear Mr. Gulati,

Subject: Review of Appraisal Report of 175 Sandalwood Parkway W, Brampton, Ontario
Prepared by CBRE Valuation & Advisory Services

Interest Valued: 100% Fee Simple Interest

Ms. Vandna Joshi prepared an appraisal report as of effective valuation date, May 15, 2023. | was retained
by you (the Client) to conduct a review of said appraisal report. This Review is without an opinion of value
of the Subject Property of the Report under Review.

My opinion on this matter comes from my diversified experience as an accredited real estate appraiser as
well as my extensive working knowledge and familiarity with the Standard Appraisal Practice and
Doctrine. Details of my analysis and findings have been included in this document. Excerpts of the report
have been copied in the body of this review (in Black) with pertinent sections/statements further
highlighted (in Red), as required. After which my comments and justification have been noted (in Blue).

In summary, the CBRE report was well written and for the most part in compliance with professional
standards. However, | have provided my comments based on the tone of the report and issues that would
challenge the valuation position and/or weaken the credibility of the estimate of value.

In providing a credible objective estimate of value, as a professional commercial real estate appraiser, it
is important to be aware of the issues identified within the body of this review and to carefully consider
which valuation.method is most appropriate for the Subject Property.

Of the three commonly used approaches for determining the value of an Industrial property namely, the
Income Approach, Direct Comparison Approach and Cost Approach, Ms. Joshi chose the Direct
Comparison and the Income Approach to Value. However, the report does not provide cogent nor
compelling reasons for including the Income Approach to Value. Therefore, the opinions expressed by Ms.
Joshi are not a reliable basis upon which to make her findings. Any prudent professional real estate
appraiser would have carefully considered which approach was most appropriate for the Subject Property.

There were three (3) main areas of concern found within Ms. Joshi’s appraisal report that have a major
impact on the value conclusion established.
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These areas are:
1. Deficiencies within Income Approach
2. Deficiencies within Direct Comparison Approach: Sales Analysis and Adjustments

3. Application of Excess Land Valuation

It is important to note that some of the issues identified would raise compliance concerns under the
Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) of the Appraisal Institute of
Canada. Based on our review of the report, it can be concluded that the opinions presented within Ms.
Joshi’s appraisal report were “inadequate, inappropriate and unreasonable” and her conclusions are,
therefore, “unreliable”. As such, the Report under Review did not meet the requirements set by its stated
Purpose and Scope of Work (e.g., the “Reasonable Appraiser” test, the relevant Standard, Rules and
Comments).

This review has been performed in compliance with the Canadian Uniform Standards of Professional
Appraisal Practice of the Appraisal Institute of Canada.

Itis my recommendation that sections of the CBRE report be explored further to facilitate a more accurate
reflective value. | am available to discuss this further.

Respectfully submitted,

CLEO B CONSULTANTS LTD.

D RH

Donn Bennett, AACI, M. Appr. Sci., RPA, SRWA, MRICS, CESA, PMP
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GENERAL ISSUES

Page 7: EXECUTIVE SUMMARY > HYPOTHETICAL CONDITIONS

As per Section 3.33 of CUSPAP 2022, Hypothetical Conditions are a specific type of an Extraordinary
Assumption that presumes, as fact, simulated but untrue information about physical, legal, or
economic characteristics of the subject property or external conditions, and are imposed for purposes
of reasonable analysis. This report is subject to no Hypothetical Conditions.

Page 7: EXECUTIVE SUMMARY > EXTRAORDINARY LIMITING CONDITIONS

e We have assumed a site coverage of 43% (which fits within industry norms for a typically site
coverage) for the site which results in an excess land area of 8 acres at.the rear of the site which
has street access that is used for trailer parking. Any change to this assumption will impact the
overall value conclusion.

Page A1l: ADDENDUM A > TERMS OF REFERENCE > Purpose of the Appraisal

The appraisal estimates current market value of the subject property, subject to the Extraordinary
Limiting Condition and Extraordinary Assumption.noted on pages 7 & 8 and the Limiting Conditions
noted on page 7 and in Addendum “A”. The report is a full narrative appraisal and has been prepared
in accordance with the standards set forth by the'Appraisal Institute of Canada.

Reviewer’s Comments:

The treatment of the excess land as a standalone parcel warranted a Hypothetical Condition to be
able to address the Purposeof the Appraisal. However, invoking this Hypothetical Condition weakens
the validity of the final estimate of value.

Page A1: ADDENDUM A > TERMS OF REFERENCE > Definition of Market Value

Market value is defined as follows:

“The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in precisely
revealed terms, for which the specified property rights should sell after reasonable exposure in a
competitive market under all conditions requisite to a fair sale, with the buyer and the seller each
acting prudently, knowledgeably, and for self-interest, assuming that neither is under duress”*.
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Reviewer’s Comments:

Implicit in Ms. Joshi’s definition are the consummation of a sale as of a specified date, and the
passing of title from seller to buyer under conditions whereby: Buyer and seller are typically
motivated.

i. Both parties are well informed or well advised, and acting in what they consider their best
interests;

ii. Areasonable time is allowed for exposure in the open market;

iii. Paymentis made in terms of cash in Canadian Dollars or in terms of finanecial arrangements
comparable thereto; and

iv. The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyoehe associated with the sale.

(Source Canadian Uniform Standards of Professional Appraisal Practice)

In our opinion, the value developed by Ms. Joshi does not represents the normal consideration for
the Subject Property if sold in the open market.

Page A5: ADDENDUM A > ASSUMPTIONS AND LIMITING CONDITIONS

10. The estimate of Market Value, which may be defined within the body of this report, is subject to
change with market fluctuations over time. Market value is highly related to exposure, time
promotion effort, terms, motivation, and conclusions surrounding the offering. The value
estimate(s) consider the productivity and relative attractiveness of the property, both physically
and economically, on the open market.

Reviewer’s Comments:

How did the value estimate(s) consider the productivity and relative attractiveness of the property,
both physically and'@conomically, on the open market? Where was this demonstrated within the body
of the report?
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Page 4: EXECUTIVE SUMMARY > VALUATION SUMMARY > Direct Comparison
Approach Summary & Income Approach

u

Direct Comparison Approach Summary Income Approach

Direct Comparison Approach -Building $45,180,000  Income Approach $80,160,000
Price / SF 5265 (ap Rate 5.25%
Direct Comparison Approach - Excess Land $40,000,000

Price/ Per Ae $5,000,000

Direct Comparison Approach Conclusion $85,180,000

Valuation is subjed fo the Extraordinary Limiting Condition and Extraordinary Assumption noted on pages 7 & 8 and the Limiting Conditions noted in Addendum “A”

Page 7: EXECUTIVE SUMMARY > EXTRAORDINARY LIMITING CONDITIONS

e We have assumed a site coverage of 43% (which fits within industry norms for a typically site
coverage) for the site which results in an excess land area of 8 acres at the rear of the site which
has street access that is used for trailer parking. Anychange to this assumption will impact the
overall value conclusion.

Page 7: EXECUTIVE SUMMARY > EXTRAORDINARY ASSUMPTIONS

e We have assumed a site coverage of 44% (which fits within industry norms for a typically site
coverage) for the site which results in an excess land area of 1.41 acres at the rear of the site
which has street access. Any change to this assumption will impact the overall value conclusion.

Page 37: DIRECT COMPARISON APPROACH > DIRECT COMPARISON APPROACH >
Estimate of Market Value

Given the subject building size, land size, building quality and location, it is our opinion that a unit
rate of $265 per square foot on the net rentable area is reasonable.

In conclusion,.and based on the above discussion, the subject property’s current market value by the
Direct Comparison Approach is as follows:

Market Value by the Direct Comparison Approach
Component Area Unit Rate Conclusion

Nef Rentable Avea (SF) 170,487 $265 $45 180,000
Current Market Value (Rounded) 545,180,000
Adjustments: Excess Quiside storage Land(Acres) 8.00 §5,000,000 540,000,000
Current Market Value (Rounded) $85,180,000
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Reviewer’s Comments:

In reference to pages 4 and 37, Ms. Joshi separated the property into 2 components:

1. a7.83-acre improved parcel with a 170,482 SF building = $45,180,000

2. an 8-acre parcel (excess land) $40,000,000

Is Ms. Joshi suggesting that both components are basically worth almost the same, i.e., the land rate
per acre of these parcels are $5,674,563 and $5,0000,000, respectively?

Component 1 suggests a reflection of the property's value as it takes into account the value of the
land as well as any improvements on the property. How can a vacant site of similar size be worth the
same as an improved Industrial site with the same zoning? This conflicts with,the Highest and Best
Use as improved.

Ms. Joshi assumed a site coverage of 44% and suggested that it fits within industry norms for a
typically site coverage. This assumption led to her assigning an.excess land area of 8 acres at the rear
of the site which has street access that is used for trailer parking. Any change to this assumption will
impact the overall value conclusion. Ms. Joshi needs to.address the Subject based on its existing site
realities. The site coverage is approximately 20% NOT 43%.

Page 11: PROPERTY OVERVIEW > SITE DESCRIPTION & Conclusion

SITE DESCRIPTION

Site Description
Attribute Details

Address 175 Sundalwood Parkwaoy West
City Brampton
Legal Description (PID) 142490053
Site Area (Ac.) 7.84
Site Area (Ac.) -Fxcess 7.90
Frontage (Ff) 760.55 ft along Sandalwood Pkwy W & 150 ft along Railside Dr.
Topography Generally level and at road grade
Configuration Regular
Access Sandalwood Pkwy & Railside Dr.
Services Full municipal
Ground Cover Partially Paved and Gravel
Refer to the following maps for visual details
Wetlond None
Flood Plain None
Fasement & Encumbrances None noted
Site Improvements Paved and grovel yard, with grass,
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Conclusion

The subject property comprises a +7.84-acre parcel of land that is improved with a 170,482 square
foot industrial building with 8 acres of excess outside storage land. The property has good regional
and local access and is considered to occupy a good location for an industrial use.

Page 12: PROPERTY OVERVIEW > ZONING AND PLANNING > Land Use / Zoning

/| 175 sANDALWOOD PKYW @B

Page 14: PROPERTY OVERVIEW > BUILDING OVERVIEW > Property Overview & Ceiling
Height

Property Overview

The subject is an industrial building with a standard office component. The property was originally
constructed in'1991. Qverall, the building is considered to be in good condition.

Based on information provided by the client, the building has total floor area of 170,482 SF, with
approximately 67,554 SF (40%) of office space. Additional property details are described below.

Area (SF) %
Main Building - Industrial 64,228 49.41%
Office Area 67,554 39.63%
Truck Recharge - Building 2 18,700 10.97%
Total 170,482 100.00%
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Ceiling Height

e 15 feet to 32 feet (smaller of 17,800 SF (10% of the total building area or 17% of the industrial
area). The remaining main industrial area is the higher clear height foot at 32 feet which is
reflective of the remaining 65% of the main industrial area of 66,428 SF. The Truck Recharge area
has a clear height of £20 feet which is reflective of 18% of the industrial area as shown in the table
below:

Area Clear height %

Industrial area main blding 66,428 32t 65%
Lower Industrial main blding 17,800  15f 17%
Truck Recharge Area 18,700 201t 18%
Total Industrial 102,928 100%

Reviewer’s Comments:

Value in Contribution
In the context of real estate, “Value in Contribution” refers to:

"the added worth or benefit that a particular entity‘or factor brings to a property or real estate
project. It acknowledges that certain elements or contributions can enhance the value of a
property beyond its intrinsic characteristics or market conditions”.

Source: Dictionary of Real Estate Térms, 9t Edition,\by Jack P. Friedman., PhD, CPA, MAI, CRE, ASA, Jack C. Harris, PhD, J. Bruce
Lindeman, PhD

If improvements were found to offernsome contributory value to the property, adjustments should be
made to commensurate with this ebservation. All things being equal, a smaller object would normally
command a higherrate compared to a larger object. The same principle applies to real estate. Hence,
based on our/analysis, reflective adjustments would be necessary to the reported prices in order to
equate them toithe Subject. How and where in the CBRE report was this addressed in the adjustment
process?

Pages 26-27: HIGHEST AND BEST USE > HIGHEST AND BEST USE > As Improved

The subject property is improved with a good quality freestanding industrial building that has a
rentable area of 170,482 square feet and was constructed in 1991. The building is in good condition
with ample remaining economic life.

Based on the foregoing, it is concluded that the Highest and Best Use of the subject property “as
improved” is a continuation of its current improvements for industrial use.
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Reviewer’s Comments:

The Highest and Best use (HBU) as improved is a continuation of its current improvements for
Industrial use. Basically, it is an Industrial property with a larger percentage of office space and a
larger site area compared to typical Industrial properties. The treatment of the Subject as distinct
components that can be leased separately is an atypical appraisal practice. Neither Landlords nor
Tenants negotiate lease rates in such a fashion.

Page 5: EXECUTIVE SUMMARY > PROPERTY CHARACTERISTICS > Strengths &
Weaknesses

Strengths

e Strong demand for freestanding industrial buildings in the Brampton market. The submarket
is seeing tight conditions with availability of 1.30% and vacancy of 0.70% as of Q1 2023.

e The industrial space has been well maintained and the recharging station could easily be
converted to be a truck repair facility which is highly sought out.

e The site is zoned M? which allows for outside storage uses which is considered a premium,
which is a great accessory use to the converted recharging station as a truck repair facility.

e The subject property is well located with good accessibility to Highway 410.
Weaknesses

e The subject property isimproved with a 2 storey head office area at +40% of the total building
area which is considered a very high percentage for a typical industrial facility.

Pages 5-6: EXECUTIVE SUMMARY > PROPERTY CHARACTERISTICS > Leasing Market >
Strengths & Weaknesses

Leasing Market

Strengths

e The GTA industrial market has only 0.8% vacancy as of Q1 2023. The vacancy rate in the City
of Brampton was 1.3%, slightly higher than the previous quarter at 0.80%.

Investment Market

Strengths

e Faced with higher vacancies, increasingly fewer office projects have commenced construction
in recent years. Currently 11.2 million sq. ft., the active development pipeline is equal to 2.3%
of inventory and is at its lowest point since 2017.
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Weaknesses

The overall national office vacancy rate increased to 17.7% in Q1 2023 with slight market
softening noted in both the downtown and suburban segments.

Now equal to 3.4% of existing inventory, sublet space in the office market has risen nationally
for three consecutive quarters, however not at nearly the same pace as at the onset of the
pandemic.

Older downtown product with outdated amenities has struggled to attract and retain tenants.
As a result, vacancy in the downtown Class B segment has fully decoupled.from not only Class
A, but also all classes of suburban office space, where employees benefit froma«shorter
commute times.

Amid muted demand levels, national industrial net absorption‘slowed to its lowest level in 11
guartersin Q1 2023 and was outpaced by new supply for the second consecutive quarter. The
national industrial availability rate rose by a modest 30'bps t0.1.9% in Q1 2023 as the market
continues its return to balance.

Cap rates continued to edge higher across nearly all asset classes and markets in Q1 2023.
However, bond yields also decreased over the quarter, widening real estate spreads and
relieving some of the pressure on cap rates.

Industrial Market

Page 10: PROPERTY OVERVIEW > LOCATION DESCRIPTION > Conclusion

Overall, the location is considered good for an industrial use.

Page 20: MARKET OVERVIEWS > TORONTO INDUSTRIAL Q3 2023 > Summary

TORONTO INDUSTRIAL Q1 2023

Toronto’s industrial market remains resilient amidst pressure from lingering economic

uncertainty

1.2% 1.8M 1/.6M ST $380.33

Availability Rate SF New Supply SF Under Construction PSF Avg. Asking Lease Rate PSF Avg. Asking Sale Price

Note: Arrows indicate change from previous quarter.
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Summary

The availability rate remained low with a modest 20 basis points (bps) increase to 1.2%.

Rental rate growth stabilized to more moderate levels, as overall net asking rates increased by
3.4% quarter-over-quarter to $17.77 per sq. ft.

Much of the new supply expected to deliverin Q1 2023 was delayed to early next quarter with
just over 5.0 million sq. ft. of space slated to complete in Q2 2023.

While pre-leasing rates in 2023 are expected to be lower than in 2022, strong demand
continued to drive construction activity in the market as nearly 3.6 million sg. ft. of projects
broke ground in Q1 2023.

Currently there is 17.6 million sq. ft. under construction.

Due to the rise in availability, in addition to less than_ expected new supply, the Greater
Toronto Area (GTA) recorded negative net absorption of 319,000 sq. ft.

Pages 20-21: MARKET OVERVIEWS > TORONTO INDUSTRIAL Q3 2023 > Availability and

Demand

The availability rate saw a modest 20 bps increase to<1.2%, the highest since Q2 2021. The rate

increased in the West, Central and East submarkets, while the North’s remained at 0.7% for the third

consecutive quarter. Despite Toronto East’s quarterly 20 bps increase in availability, it remains lower

than all other submarkets with a rate of 0.5%.

Due to the rise in availability, in addition to less than expected new supply, the GTA recorded negative
net absorption of 319,000 sq. ft. This. is the first time in three years the GTA recorded a quarter with

negative net absorption. While some select tenants are finding it increasingly difficult to justify taking

on extra space at the moment, tenants of 500,000 sq. ft and above with long term business strategies

are likely to continue growing their distribution networks in the GTA. New product delivering should

remain in-demand as some tenants could potentially move to newer, more efficient space, justified

by what is currently a small rental difference between older and first-generation space.
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Page 24: MARKET OVERVIEWS > TORONTO INDUSTRIAL Q3 2023 > Forecasted New
Supply

Avg.Net Avg.

" Availability Vacancy Net ":' Under Asking Asking
Submarket ary Rate Ratc . Construction Leoase Sale
(5F) Absorption Absorption )
%) %) P YTD (5P (5F) Rate Price
{($PSF) _ ($PSF)
Mississauga 163,536,301 1.2% 0.5% 341979 341979 22700594 18.10 474 54
Brampton 89,200,176 1.3% 07% -308,107 -308,107 4935685 19.96 358.81
Caledon 20,529,375 11% D&% 85,295 85,295 1563791 1818 366.40
Oakville 18,606 412 2.0% 043 -132,191 -132,191 A76350 1850 39792
Burdington 21,757,067 15% 063 -55321 -B5.31 105,772 1522 28476
Milton 24 541,639 LB% &% 466,636 456,635 3,496,006 7.7 344.00
Halton Hills 5,888,181 1% 0.8% -15199 -15,199 140,797 13.50 26449
Toronto
— 344,049,051 1.5% 0.8% 382,00 282.0M M.976,4696 18.24 37710
GTA
Total 818,167,745 1.2% 07%  -319208 -319,208 11,636,670 T1.77 380.33

Source: CBRE Resaarch, 012023

Reviewer’s Comments:

CONFIDENTIAL — NOT TO BE CIRCULATED

According to Ms. Joshi, thereds strong demand for freestanding Industrial buildings in the Brampton
market. The submarket is seeing tight conditions with availability of 1.30% and vacancy of 0.70% as of
Q1 2023. The Industrial space has been well maintained and the recharging station could easily be
converted to be a truck repair facility which is highly sought after. The site is zoned M2 which allows
for outside storage uses which is considered a premium and is a great accessory use to the converted
recharging station as a truck repair facility.

As noted inthe excerpt above from page 5 of the CBRE report, | agree that this is an industrial property
and it should be valued as such. The above reference support that the office market is in a slump,
while the Industrial market is still one of the better performing asset classes even though growth has
stabilized.

According to Ms. Joshi, some select tenants are finding it increasingly difficult to justify taking on extra
space at the moment. How was this addressed with the Subject’s office space at 67,554 SF or 39.63%
of total GFA compared to the comparables ranging from 7.21% to 23.16 % of total GFA.

By employing the Income Approach, there are issues in selecting an appropriate Cap Rate, a base
rental rate and Vacancy & Collection lost. No logical explanation nor justification was provided for
using a Cap Rate of 5.25 %, a blended market rent at $15.68 PSF, and Vacancy & Collection lost of 0%.
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(1) DEFICIENCIES WITH INCOME APPROACH

Page 7: EXECUTIVE SUMMARY > EXTRAORDINARY ASSUMPTIONS

e Although the subject property is currently leased on a short term basis, we have assumed an
owner user valuation as this tenant will be vacating and relocating and consolidating offices to
construct a central head office facility.

Page 29: VALUATION METHODOLOGY > VALUATION METHODOLOGY > Income
Approach

The income approach to value consists of methods, techniques and mathematical procedures that an
appraiser uses to analyze a property’s capacity to generate benefits (i.e., usually the monetary
benefits of income and reversion) and convert these benefits into an.indication of present value.

In the Income approach, an appraiser analyzes a property’s capacity to general future benefits and
capitalizes the income into an indication of present value. The principle of anticipation is fundamental
to the approach. Techniques and procedures from this approach are used to analyze comparable
sales data and to measure obsolescence in the cost approach.’

The two methods of income capitalization are direct capitalization, in which a single year’s income is
divided by an income [capitalization] rate or multiplied by an income factor to reach an indication of
value, and yield capitalization, in which future benefits are converted into a value indication by
discounting them at an appropriate yield rate (discounted cash flow, of DCF analysis) or applying an
overall rate that reflects the investmient’s income pattern, value change, and yield rate.’

Pages 39-41: INCOME APPROACH > INCOME APPROACH & DIRECT CAPITALIZATION
METHOD

Page 39

INCOME APPROACH

As previously mentioned, the Income Approach reflects the subject’s income-producing capabilities.
This approach is based on the assumption that value is created by the expectation of benefits to be
derived in the future. Specifically estimated is the amount an investor would be willing to pay to
receive an income stream from a property. This approach has been used to support the value derived
for the subject via the Direct Comparison Approach. The following section details the assumptions
used to create the income used to estimate market value.
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DIRECT CAPITALIZATION METHOD

Direct capitalization involves capitalizing a fully leased single-year net income estimate by an
appropriate yield. This approach is best utilized with stabilized assets, where there is little volatility in
the netincome and the growth prospects are also stable. It is most commonly used in single tenanted
or stabilized properties.

Tenancy

The property is currently occupied by the owner.

Base Rental Revenue

This line item shows the potential base rental income at full occupancy having regard to existing
tenancies and speculative tenancies.

Market Rent Rationale

The subject building is an owner-occupied asset that provides enduring benefit to the owner. The
findings are summarized in the following chart for typical large scale industrial transactions in
Brampton. As the subject property is a unique facility with a large office component and a truck
recharging station along with standard industrial space, we have applied a market rent to each type
of space to conclude at a blended rate.

Traditional Industrial Space:

Industrial Rates

Index Market Property Type Lease Type Approx. Size (SF) Commencement Inifial Base Rent
1 Brompton Warehouse/Distribution Net 353,541 Jn-23 §15.75
2 Brampton Industrial Net 284,240 Jul-23 §15.95
3 Brampfon Warehouse/Distribution Net 134,731 Jun-22 §12.00
4 Brampton Warehouse/Distribution Net 127,940 fug-22 §16.50
5 Brampton Manufacturing Net 125,984 Nov-22 $15.00
6 Brampton Industrial Net 121,138 May-22 §13.50
7 Brampton Warehouse/Distribution Net 110,148 Apr-22 §15.50
8  Brompton Industrial Net 87,217 0dt-22 S14.71
9 Brompton Warehouse/Distiibution Net 80,347 0ct-22 §18.25

Average 142,529 §15.24

The rates shown above indicate a range for net rents from $12.00 to $18.25 per square foot.
Index 3 reflects the low end of the range at $12.00 per square foot, for traditional industrial space

however it is reflective of an older building with less shipping doors. The high end of the range is Index
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9 at $18.25 per square foot which is reflective of newer space with good shipping and truck turning
radius. The subject fits within the low to mid part of the range given its varying clear height and the
number of shipping doors. Therefore, we have estimated a market rent at $15.00 PSF for the standard
industrial space.

Page 40

Truck Related uses:

Truck Related Rafes
Index Market Property Type Lease Type Approx. Size (SF) Commencement Initial Base Rent
1 25 Hale Road, Brampton Industrial - Truck Automotive Net 3,000 Jan-21 §36.16
2 25 Hale Road, Brampton Industrial - Truck Automofive Net 6,000 May-21 $30.74
3 2 Betomat Court, Caledon Truck Related Net 11,666 Jun-22 630.86
4 6855 Columbus Rd, Mississauga Truck Related Net 26,261 Jn-22 §31.00
Average 14,768 $32.19

The rates shown above indicate a range for net rents from $30.74 to $36.16 per square foot with an
average at $32.19 per square foot.

As the rents above are considered a similar use to the subject and are considered comparable to the
subject we have relied upon the average rental rate of $32.00 per square foot as the market rent for
the truck recharge area for the subject.

Office Space:

As there have been limited transactions with Brampton, we have expanded the search to include
Mississauga. Although these rates below are for traditional office buildings, we have searched for
recent transactions in Class B and C space which would be more reflective of the subject’s

improvements.
Office Rates
Index Market Property Type Lease Type Approx. Size (SF) Commencement Inifial Base Rent

1 Mississauga Office Net 3,195 Mar-23 §13.50
2 Mississauga Office -sublet space Net 2,246 Apr-22 $7.00
3 Brampton Office Net 2,824 Dec-22 §12.00
4 Meadowvale Office Net 18,330 0ct-22 513.50
5 Brampton Office Net 7419 Apr-23 516.30

Average 71222 §12.05

The rates shown above indicate a range for net rents from $7.00 to $16.30 per square foot with an
average at 12.05 per square foot. The low end of the range is reflective of sublet space which would
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be the extreme low end of the range, given that the tenant is highly motivated to lease the space out.
The high end of the range is at $16.30 per square foot which is reflective of traditional class B space
which is considered superior to the subject given the amenities within the office building and
improvements made to the space.

As the rents above are considered a similar use to the subject and are considered comparable to the
subject we have relied upon the average rental rate of $12.00 per square foot as the market rent for
the office area for the subject.

Below are the estimated market rents for each category of space with a blended market rent at $15.68
PSF.

Area §/PSF Total
Main Building - 84,228 $15.00 51,263,420
Office Area 67,554 $12.00 5810,648
Truck Recharge 18,700 $32.00 5598,400
Total 170,482 §15.68 52,672,468

Based on the above, we would estimate a rate of $15.68 PSF for the subject space.

Page 41

Market Rental Rates

Itis our opinion that the subject property can achieve a blended market rent of $15.68 per square foot.

Supplemental Revenue Analysis

Outside Storage rents — land rents.

As the subject property has excess outside storage land of +8 acres, we have included out side
storageland rents.

CONFIDENTIAL —NOT TO BE CIRCULATED Page | 17
Page 70 of 126



Review of Appraisal Report prepared by CBRE
for 175 Sandalwood Pkwy W, Toronto

Index Leased Date Zoning Met rent per acre per month
No Size (Acres) Additional rent per acre month
Size (SF) Gross Rent per acre per month
1 299 Crenda Road April-22 MIA-162 $13,500
Brampton 5.00 $2,887
217,800 $16,387
2 68 Eastern Avenue March-22 Industrial $13,478
Brampton 1.15 $1,000
50,094 $14,478
3 68 Eastern Avenue June-21 Industrial $§16,667
Brampton 0.54 $1,000
23,522 517,667
4 20 Trojan Court February-22 M3A $14,000
Brampton 7.55 N/A
N/A
5 115 Crenda Road August-21 Industrial $19,736
Mississauga 1.90 $1,230
82,764 $20,966
6 455 Poercey Rd A June-23 M5 §15,294
Caledon 1.70 $1,013
74,052 $16,307
7 12563 Highway 50 December-21 Mu $12,162
Caledon 0.37 $1,000
16,117 $13,162
Subject 175 Sandalwood Excess Land Area 8 acres

Brampton

The land rents range from $12,162 to $19,736 Net Per Acre Per month. As the subject property is well
located with close proximity toHighway 410, it does reflect a larger parcel of land, therefore we have
estimated the current land lease rent of $15,500 or $16,500 or say $16,000 net per acre per month
reflects the higher end of the range given the current demand for outside storage rents.

Reviewer’s Comments:

The Income Approach.should be an analysis of the actual and/or estimated income potential of the
property, rendered into an estimate of value by a capitalization process. The process provides an
indication of the present worth of the future benefits of the income stream. The Subject is not a multi-
use property. If offered for lease in the open market, it would be to one tenant. The allocation of rent
to the various uses (Traditional Industrial Space, Truck Related uses, Office Space and Outside Storage
rents — land rents) as indicated on page 42 is not how Landlords and Tenants set market rents. This
allocation is unorthodox and against standard appraisal practice and doctrine. Prudent market
participants would apply a rate for the rental of the entire property.

On page 42 according to Ms. Joshi, the Subject Property can achieve a blended market rent of $15.68
per square foot. What adjustments were made to address the 40% of office space almost 40%. Were
the comparable ranges from 10-24%?
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Page 41: INCOME APPROACH > DIRECT CAPITALIZATION METHOD > Vacancy
Allowance Forecast

We estimate the stabilized vacancy and bad debt allowance at 0.00% given that the subject property
is an owner-occupied asset that provides enduring benefit to the owner. For owner occupied or single
tenant properties, the vacancy is either 0% or 100%. This methodology is consistent with the
development of overall capitalization rates of market transactions of comparable income-producing
properties.

Reviewer’s Comments:

Ms. Joshi indicated that the stabilized vacancy and bad debt was 0.00% because the Subject is owner-
occupied or a single tenant. This is contrary to her estimates for the various income streams for the
property. She has assumed an owner-user valuation. Thus, the.nculcation of an Income Approach

was not warranted.

On page 5 Ms. Joshi indicated that The GTA industrial market has only 0.8% vacancy as of Q1 2023.
The vacancy rate in the City of Brampton was 1.3%, slightly higher than the previous quarter at 0.80%.
What is the justification for 0.00%. The appraiser indicated that the overall national office vacancy
rate increased to 17.7% in Q1 2023 with slight market softening noted in both the downtown and
suburban segments. Why wasn’t this advanced'in theiapplication of the Income Approach?

Page 41: INCOME APPROACH > DIRECT CAPITALIZATION METHOD > Operating
Expenses

Based on a net basis, operating costs and realty taxes at 100% occupancy are recovered. As the
subject property is an owner-occupied building, we have relied upon market TMI for Q1 2023 in
Brampton at $4.28 PSF.
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Page 42: INCOME APPROACH > DIRECT CAPITALIZATION METHOD > Net Operating
Income

Forecast on a stabilized basis at $4,208,468 for a typical operating year.

Direct Capitalization Method -175 Sandalwood Parkway W

Effective Date: May 15, 2023

Revenue §/SE S

Year 1 Base Rental Revenue §15.68 170,482 §2,672 468
Plus:Recoverable Expenses §729,663
Plus: Quiside Storage Premium (8.0 acres) 51,536,000
Total Potential Gross Revenue 64,938,131
Less: General Vacancy and Credif Allowance 0.0% S0
Effective Gross Revenue 64,938,131
Expenses

Less: Recoverable Expenses

Less: Total Operating Expenses §729,663
Net Operating Income 54,208,468

Reviewer’s Comments:

On page 42, Ms. Joshi forecasted.on a stabilized basis NOI at $4,208,468 for a typical operating year.
The application ofsthe Income Approach is in direct conflict to the guiding principles of Open Market
advanced by Ms. Joshi in therreport. This pseudo—Income Approach used to determine the value of
the property isinaccurate. A fair construction of the lease is that the rent must have some relationship
to thefair marketvalde of the property. By this application, Ms. Joshi is overestimating the NOI, thus,
the value of the property,-i.e., the sum of the parts is greater than the whole.

Page 44: INCOME APPROACH > COMPARABLE INVESTMENT MARKET TRANSACTIONS
& OCR Rationale

COMPARABLE INVESTMENT MARKET TRANSACTIONS

When comparable investment market transactions are available in the marketplace, more reliance
should be placed on the investment metrics derived from these sales given they reflect the yields
acceptable from investors active in the market.
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The uncertain economic outlook led to a slowdown in capital markets activity among certain segments
of the real estate market. Eight successive interest rate hikes by the Bank of Canada saw the pace of
commercial real estate investment slow in the latter half of 2022. Over this period some institutional
capital returned to a “wait-and-see” approach as they reassessed the market. As a result, there are
few recent transactions to point to, and it is acknowledged that many of the sales in the chart below
were firmed/or closed well in advance of the recent change in market conditions. However, based on
our on-going discussions with market participants active within the investment community, there is
consensus that investment parameters increased over the latter part of 2022 to reflect the higher
level of risk inherent in the current market, as well as the increased cost of financing. This has also
been considered in our review of the transaction evidence below, and in the cap rate selection for the
subject.

OCR Rationale

In assessing the comparable transactions, we considered macro factors(i.e., overall market sentiment
and availability and cost of debt at the time of sale), as well as asset specific factors such as income
profile as well as tenant covenant and physical and locational characteristics.

The chart above provides OCRs for recent industrial property transactions in the Greater Toronto
West markets. We offer the following comments on the most relevant sales identified in the chart
above.

Pages 45-46: INCOME APPROACH > COMPARABLE INVESTMENT MARKET
TRANSACTIONS > OCR Rationale & Adjustments to Value

Page 45

OP Trust GTA West Industrial Portfolio, Mississauga/Brampton — OCR 4.75 — Closing Date:
September 2022

The Portfolio, which transacted in early September 2022, comprised 7 properties constructed
between 1986 and 2002, with clear heights ranging from 18 to 24 feet and square footage ranging
between 19,134 and 79,919 SF. The properties are located within close proximity to Pearson
International Airport with exceptional accessibility to major 400-series highways and arterial roads.
At the time of the sale, the portfolio was 100% leased to a variety of tenants, with a WALT of 2.9 years
and in-place rents approximately 40% below market levels.

IG Investment Industrial Portfolio, Vaughan — OCR 5.50% - Closing Date: November 2022

The Portfolio, which transacted in early November 2022, comprised 13 properties (16 buildings)
constructed between 1982 and 2004, totals 710,389 SF situated on 38.9 acres of Prestige Employment
(EM1) and General Employment (EM2) lands in the City of Vaughan. Each building within the cluster
features proximity to Highways 407 & 400, as well as Highway 7 and MacMillan Yard, the second
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largest rail yard in Canada. The Properties offer proximity to the Rutherford GO train station,
improving access to the entire GTA workforce and solidifying its leasing competitive advantage. At the
time of the sale, the portfolio was 99.8% leased to a variety of tenants, with a WALT of 2.5 years with
in-place rents approximately 48.0% below market and with 56.2% of the portfolio experiencing
rollover within the next three years. Additionally, during the time of the sale, the investment market
experienced upwards pressure on yields with the increase to bond yields/interest rates and the
expectation of a weakened economy and potential recession. This transaction represents one of the
first industrial sales since the rise in rates.

2150 Steeles Ave E & 8026-8032 Torbram Rd, Brampton — OCR 5.50% Closing Date: January 2023

The property is a highly functional and desirable, multi-tenant industrial complex constructed in 1973,
totaling 191,859 SF situated over 11.13 acres of M2 (Industrial) zoned lands in the City.of Brampton.
The site is improved with two multi-tenant industrial buildings; 8026-8032 Torbram Rd is 92,305 SF
and 2150 Steeles Avenue East is 99,555 SF. Unit sizes range from 2,562 SF to 43,160 SF with clear
heights of 18 feet. The Property benefits from quick and convenient access to highways 407 and 427,
Pearson International Airport, retail amenities, and public transit. As of January 2023, the Property is
100% occupied by 10 tenants at in-place rental rates that-are 45% below current market rents. The
WALT is approximately 2.2, providing investors with a near-term opportunity to increase rental
income as leases expire.

We note that there has been upward pressure on. capitalization rates since Q1 2022 largely in
response to the dramatic increase in bond yields/interest rates and an expectation of a weakening
economy and/or potential recession’in Canada. While trading activity has been thin, we believe that
more weight should be placed onh the most recent transactions as they more accurately reflect the
current economic environment.

In assessing the comparable transactions, we would further note that other variables must also be
considered, including:

e Overall market sentiment for each sector
e The availability of capital for each sector
o/ Income growth profile

e Tenant covenant and physical/locational characteristics

Page 46

As previously noted there has been limited, recent transactional activity. However, based on our on-
going discussions with market participants active within the investment community, there is
consensus that investment parameters have generally increased to reflect the higher level of risk
inherent in the current market, as well as the increased cost of financing.
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Based on the above discussion, it is opinion that an Overall Capitalization Rate of 5.25% is appropriate
for the subject property.

Adjustments to Value

None

Reviewer’s Comments:

Ms. Joshi indicated that a hypothetical Direct Capitalization Method was also utilized in order to
support the valuation of the Subject Building. However, this approach was given minimal weighting

as it was her opinion that the Subject would sell on an owner-user basis. Based on herdiscussions
with brokers familiar with this type of asset and market, she understood that owner-users are often
willing to pay a premium as the investment in owning the real estate.makessense for their businesses.

Ms. Joshi applied a cap rate of 5.25%. How does this rate address the Subject’s larger ratio of office
space in relationship to the 6 comparables selected? The Subject (with 67,554 PSF of office space) is
not consistent with her analysis. The determined cap rate does not include properties with similar
investment profiles as the Subject. The appropriate.rate of return should be fixed by reference to the
rates of return earned on the comparable properties.

The 5.25% applied within Ms. Joshi’s report-was contraryto sections of her highlighted research on
the physical, legal, social, political, economic and/or other factors that could affect the property.
(Please refer to pages above). Ms. Joshi’s conclusions were not supported by market evidence and do
not reflect market participants’ thinking nor actions. What is the rationale/basis for this statement? If
found to be false, this statement would be misleading to the reader of this report.

For 2150 Steeles Avenue E & 8026-8032 Torbram Road, Brampton — OCR 5.50% Closing Date: January
2023 found on page 450f the CBRE report, the in-place rental rates that are 45% below current market
rents. The WALT is approximately 2.2, providing investors with a near-term opportunity to increase
rental incomefas leases expire. This was the most recent market evidence provided by Ms. Joshi. She
noted that there has been upward pressure on capitalization rates since Q1 2022 largely in response
to the.dramatic increase in bond yields/interest rates and an expectation of a weakening economy
and/or potential recession in Canada. While trading activity has been thin. Ms. Joshi believed that
more weight should be placed on the most recent transactions as they more accurately reflect the
current economic environment. How did she get from a Cap Rate of 5.5% to 5.25%.

In addition, to this 5.5% Cap Rate, this comparable was a multi-tenanted asset, which is typically less
risky than a single-tenant investment. The sentiment was supported by Ms. Joshi. declaration that an
Investor would be purchasing the building vacant and would have to take on the leasing risk.
Therefore, the price on a vacant basis wouldn’t be as attractive. She also indicated that under current
market conditions, with increases in costs of funds/cost of debt, the delta in pricing between owner-
user assets and investment assets has widened and this has been considered in the valuation of the
Subject. Within this approach, she assumed that the building was fully leased as at the effective date
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and, therefore, no lease up adjustments were necessary. If lease up adjustments were made, how
would this affect the value?

Page 47: INCOME APPROACH > DIRECT CAPITALIZATION METHOD VALUE CONCLUSION
& ESTIMATE OF MARKET VALUE

Direct Capitalization Method Value Conclusion

Direct Capitalization Method -175 Sandalwood Parkway W

Effective Date: May 15, 2023

Revenue S/SF S

Year 1 Base Rental Revenue 515.68 170,482 §2,672,468

Plus:Recoverable Expenses §729,663

Plus: Quiside Storage Premium (8.0 acres) 51,536,000

Total Potential Gross Revenue 54,938,131

less: General Vacancy and Credit Allowance 0.0% S0

Effactive Gross Revenue 64,938,131

Expenses

less: Recoverable Expenses

less: Total Operating Expenses §729,663

Net Operating Income 94,208 468

Overall Capitalization Rate 5.25%

Market Value Estimate $80,161,295
50

Total Market Value Estimate (Rounded) §80,160,000

ESTIMATE OF MARKET VALUE

Based on an Overall Capitalization Rate of 5.25%, we estimate the subject property’s current market
value using the Direct Capitalization Method to be $80,160,000.

Reviewer’s Comments:

On page 12, Ms. Joshi declared that the Subject Property is currently leased on a short-term basis,
and that she has assumed an owner-user valuation. Thus, the inclusion of an Income Approach was
not warranted. Albeit, this declaration, an application of the Income Approach should be based on
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the premise that properties are purchased for their income-producing potential. An Income Approach
considers both the annual return on the invested principal and the return of the invested principal.
This valuation technique entails careful consideration of contract rents currently in place, projected
market rents, other income sources, vacancy allowances, and projected expenses associated with the
efficient operation and management of the property. The relationship of these income estimates to
property value, either as a single stream or a series of projected streams, is the essence of the Income
Approach.

Ms. Joshi included an Overall Income Capitalization Technique. In the Overall Capitalization Rate
Method, the net annual income which a property is capable of producing is. capitalized by an
appropriate rate in order to form an indication of value. The usual steps of the Income Capitalization
Approach are:

1. Estimatethe annual grossincome which the property is capable of producing, less likely future
vacancies and bad debts.

2. Estimate total annual operating expenses.
3. Derive the net annual operating income.
4. Select an appropriate capitalization methodology and rate.

5. Using the proper procedure, convert the net‘annual income to form an indication of the
capital value of the property.

The application of the Income Approachis.in direct conflict with the guiding principles of Open Market
advanced by Ms. Joshi in the report. This pseudo—Income Approach to determine the value of the
property is inaccurate.

A fair construction of the lease is that the rent must have some relationship to the fair market value
of the property. By this application, Ms. Joshi is overestimating the NOI, thus, the Value of the
property.-i.e., the sum of the parts is greater than the whole. The above sections dealing with the
Income Approach to Valueare problematic on many levels.

The credibility of Ms. Joshi’s opinion of value is weaken by the following:

Page A5: ADDENDUM A > ASSUMPTIONS AND LIMITING CONDITIONS

11. Any cash flows included in the analysis are forecasts of estimated future operating
characteristics are predicated on the information and assumptions contained within the
report. Any projections of income, expenses and economic conditions utilized in this
report are not predictions of the future. Rather, they are estimates of current market
expectations of future income and expenses. The achievement of the financial
projections will be affected by fluctuating economic conditions and is dependent upon
other future occurrences that cannot be assured. Actual results may vary from the
projections considered herein. CBRE Limited does not warrant these forecasts will occur.
Projections may be affected by circumstances beyond the current realm of knowledge or
control of CBRE Limited
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(2) DEFICIENCIES WITH DIRECTION COMPARISON APPROACH

Page 29: VALUATION METHODOLOGY > VALUATION METHODOLOGY > Direct
Comparison Approach

The process of deriving a value indication for the subject property by comparing similar properties
that have recently sold with the property being appraised, identifying appropriate units of
comparison, and making adjustments to the sale prices (or unit prices as appropriate), of the
comparable properties based on relevant, market-derived elements of comparison. The direct
comparison approach may be used to value improved properties, vacant land or land being

considered as though vacant when an adequate supply of comparable salesis-available:’

Page 49: RECONCILIATION OF VALUE > RECONCILIATION OF VALUE

Valuation Summar
Valuation Methodology Conclusion

Direct Comparison Approach §85,180,000
Direct Capifalization Approach §80,160,000
Valuation is subject fo the Exiraordinary Limiting Condifion and Extraordinary Assumption noted on pages 7 & 8 and the Limiting Conditions nofed in
Addendum “A”

Given that the property is an owner-occupied asset that provides enduring benefit to the owner, we
have given more weight to the Direct Comparison Approach. It should be noted that an owner user
would be willingly to pay for this the subject (given its size) than an investor and therefore the Income
Approach is lower than the Direct Comparison Approach.

Based on the information contained within this appraisal, it is our professional opinion that the
current market value of the 100% fee simple interest in the subject property, subject to the
Extraordinary Limiting Condition and Extraordinary Assumption noted on pages 7 & 8 and the Limiting
Conditions noted on'page 7 and in Addendum “A”, as at May 15, 2023 is:

Eighty Five Million One Hundred Eighty Thousand Dollars
$85,180,000

Page A2: ADDENDUM A > TERMS OF REFERENCE > Scope of Work

The following steps were completed by CBRE Limited for this assignment:
e Exterior & interior inspection

e Review of surrounding land uses
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e Research into physical, legal, social, political, economic or other factors that could affect the
value of the property
e Review of land use controls

e Research transactions of land from internal database, subscription databases, provincial land
titles and market participants

e Determine the Highest and Best Use “as if vacant” and “as improved”
e Analyse the data collected using the appropriate appraisal approach

e Consider the effect on value of an assemblage and any anticipated public & private
improvements and there is deemed to be none

e No consideration of any personal property

e Conclude a market value

Reviewer’s Comments:

Definition of Value
Market Value is defined as:

“The most probable price which a pfoperty should bring in a competitive and open market as of
the specified date under all conditions,requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and assuming the price is not affected by undue stimulus.”

Source: Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP)

Implicit in this definition are the consummation of a sale as of a specified date (May 15, 2023). On this
date, the passing of title from seller to buyer under conditions whereby Buyer and seller are typically
motivated:

i Both parties are well informed or well advised, and acting in what they consider their best
interests;

ii. Areasonable time is allowed for exposure in the open market;

iii. Payment is made in terms of cash in Canadian Dollars or in terms of financial
arrangements comparable thereto; and

iv. The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale.

Source: Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP)
According to Ms. Joshi, she applied the process of deriving a value indication for the Subject Property

by comparing similar properties that have recently sold with the property being appraised, identifying
appropriate units of comparison, and making adjustments to the sale prices (or unit prices as
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appropriate), of the comparable properties based on relevant, market-derived elements of
comparison.

If improvements were found to offer some contributory value to the property, adjustments were
made to commensurate with this observation. All things being equal, a smaller object would normally
command a higher rate compared to a larger object. The same principle applies to real estate. Hence,
based on our analysis, reflective adjustments were necessary to the reported prices of the
comparables in order to equate them to the Subject. The Subject has a site area of 15.84 acres with a
site coverage of approx. 20%. The building was constructed in 1991 and contains a total area of
170,482 SF. The office area which is atypical is approximately 67,554 SF or approx. 40% of the GLA.
The derived market evidence must be compared to Subject with the requisite adjustments made.

Page 30: VALUATION METHODOLOGY > VALUATION METHODOLOGY > Methodology
Applicable to the Valuation of the Subject

The subject property is an owner-occupied asset that provides enduring benefit to the owner. The
local market is dominated by owner-occupiers, however given the larger size of the subject property
it could be an investor market as well, however given the unique characteristics of the property and
its outside storage uses, it would likely be an owner user property.

The Direct Comparison Approach is considered to be the‘'most widely used and accepted practice in
the valuation of owner/user industrial‘buildings such as the subject. In this approach, the subject
property is compared to similar properties that have sold recently or for which listing prices or offers
are known and the required adjustments were based on reasonable rationale was deemed approach.

A hypotehtical Direct Capitalization Method was also utilized in order to support the valuation of the
subject building. However, this approach was given minimal weighting as it is our opinion that the

subject would sell on an owner user basis. Based on our discussions with brokers familiar with this
type of asset and-market, we understand that owner-users are often willing to pay a premium as the
investment in'owning the real estate make sense for their business. However, an Investor would be
purchasing the building vacant and would have to take on the leasing risk and therefore the price on
a vacant basis isn’t as attractive to an investor. Under current market conditions, with increases in
costs of funds/cost of debt, the delta in pricing between owner-user assets and investment assets has
widened and this has been considered in the valuation of the subject. Within this approach we have
assumed that the building is fully leased as at the effective date and therefore, no lease up
adjustments are necessary.

The Cost Approach is primarily utilized for new construction or unique improvements in locations with
limited comparable market data. Given that the subject building and improvements are assumed to
be completed, that we have actual construction costs and that there are limited sales or leases of
highly similar improvements in the subject area, the Cost has been utilized.
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In summary, the Direct Comparison Approach is the most relevant approach for the valuation of
owner- occupied buildings and excess land. This approach has been utilized herein and is considered
to be the reliable indicator of value.

Page 32: DIRECT COMPARISON APPROACH > DIRECT COMPARISON APPROACH

The Direct Comparison Approach is applied using the price per square foot of rentable area as the
basis of comparison. In this analysis, we have incorporated the following qualitative adjustments to
reflect variances between the subject property and the market transactions:

e Market Conditions (Timing)
e location

e Building Condition

e C(ClearHeight

e Building Size

e Land Size (Site Coverage)
The sales are identified in the following map with the chart and analysis chart presented thereafter.
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Page 34: DIRECT COMPARISON APPROACH > DIRECT COMPARISON APPROACH >
Analysis of the Sales & Adjustments to Value

Analysis of Sales

Subjed 1 2 3 4 5
175 Sandalwood Parkway West 8069 Lawson Rood 1001 Corpornie Drive 450 Superior Bovlevard 35 Preddio Cowrt 69 First Guif Boulevard
Brampton, Ontorio Milion, Dnforio Burlington, Owtorio Mississauga, Ontorio Brompton, Ontario Brompton, Ontario
Sale Detnils
Date of Sale hpr-23 Feb-23 Dec-22 fug-77 Feb-21 Jul-21
Sale Price (1009 Inssrast) 33,200,000 551,824,169 533,444,185 542,500,000 $30,500,000 529,470,000
Price PSF §253 §22 $346 5347 5261 5115
Proj Details
Yeor Built 1991 1988 1987,/2000 1996-2007 1994 2001 1999
Type Industrial with outside storage ~~ Warzhouse & Disfribusion Indusirial Wiorehouse & Distribufion Industrial Indusrial Industriol
Property Rights Fee Simple Fee Simple Fee Gimple Fee Gimple leosed Fes Fee Simple Fee Simple
Building Size 170482 SF 131,420 SF 231,311 5F 96,772 SF 122,442 5F 117,000 SF 137,043 5F
Land Size (AC) 7.84 AC 700 M 11.95 & 478 M 5.51 AC 7.90 M 6.05 AC
Coverage Ratin 4% 46% 44% 52% 51% 3% 520
Clear Height 1532 2125 W27 30 feet U 18 fest 33 feet
Qualitative Adjusiments
Timing Similar Simmilar Superior Superior |rferiar Inferion
Location Inferior Inferior Similar Similor Similar Similor
Building Similar Simmilar Superior Superior Supesior Superior
Building Size Similar larger Senaller Similor Similar Similar
Site Coverage Similar Similor Infesiar Inferice Superior Inferior
% office Superior Superior Superior Superior Superior Superior
(lear Height Superior Supsrior Superior Superior Superior Superiar
Overall Comparison Inferior Inferior Superior Superior Inferior Inferior
. Above Above Below Below Abave Abaove
Overall Adjesment 5253 s224 5346 su7 5261 5215

The unadjusted sale price is $215 PSF to $347 PSE. Once adjusted all sales are considered somewhat
similar to the subject property.at $230- 285 PSF with an average at $261 PSF. The high end of the
unadjusted sale price range is Sale 4at $347 PSF and Sale 3 at $346 PSF both reflect new construction
and have a lower office component and good clear heights at 24 and 30 feet with no varying clear
height like the subject;although the majority of the space is at the higher clear height as only 10% of
the total building area. The low end of the range reflects Sale 6 at $251 PSF and is considered inferior
due market condition improvements since this sale took place back in July 2021

Adjustments to Value

1. TimeAdjustment — Sales 1 and 2 were completed within the last 3 months. No adjustments
are necessary. Sales 3 and 4 transacted from August 2022 to December 2022 which was the
at the peak of the market and therefore these sales are considered slightly superior in terms
of market conditions. Sales 5 and 6 occurred in early-mid 2021 and pricing has increased since
2021.

2. Location —Sales 1 and 2 are located in Burlington and Milton which are even more west than
the subject and are therefore considered less central than the subject. Sales 3 thru 6 are all
located in either Mississauga and Brampton and are considered similar in terms of location to
the subject
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3. Building condition — The subject was constructed in in 1991. Sales 1 and 2 were constructed
in 1988 and 1987 which are considered similar to the subject. The remaining 4 Sales were
constructed from 1994 to 2001 and are considered superior to the subject.

4. Clear Height — The subject has a varying clear height of 15 feet to 32 feet with a weighted
average at +26.5 feet. The sales range from 22.5 feet to 33 feet as these sales represent one
clear height throughout the building or a minimum clear height of 24 feet for Sale 2, all the
sales are considered superior to the subject. Sale 1 at 22.5 feet is considered similar to the
subject.

5. Building Size — The subject property is 170,482 square feet. Sales 1, 4, 5 and 6 consist of a
similar sized buildings ranging from 117,000 SF to 137,043 SF, warranting no adjustment to
the PSF rate. Sale 3, at 96,772 square feet, is smaller than the subject; a downwards
adjustment is warranted to the PSF rate. Sale 2 at 231,311 SF is.larger than the subject and
therefore require an upward adjustment for size.

Reviewer’s Comments:

Ms. Joshi indicated that the Subject Property is<an owner-occupied asset that provides enduring
benefit to the owner. The local market is domihated by owner-occupiers. However, given the larger
size of the Subject Property, it could be anslnvestor market as well. However, given the unique
characteristics of the property and its outside storage uses, it would likely be an owner-user property.

Ms. Joshi also indicated that the Direct Comparison Approach is considered to be the most widely
used and accepted practice in the valuation of owner-user Industrial buildings such as the Subject. In
this approach, she indicated that the Subject Property was compared to similar properties that have
sold recently or for which listing, prices or offers are known. The required adjustments were
reasonable, rational.and.were deemed appropriate. In summary, the Direct Comparison Approach
was the most relevant approach for the valuation of owner- occupied buildings and excess land. This
approach has/een utilized in the CBRE appraisal and was considered to be the reliable indicator of
value.

On page 32, Ms. Joshi indicated that she incorporated the following qualitative adjustments to reflect
variances between the Subject Property and the market transactions:

e Market Conditions (Timing)
e Location

e Building Condition

e (ClearHeight

e Building Size

e Land Size (Site Coverage)
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It should be noted that comparable properties are never identical to the Subject Property in all
respects and an item-by-item comparison is necessary to make the required adjustments. The
adjustment process is an attempt to measure the reaction in the market to the differences between
the properties. These elements can be physical and/or non-physical. The physical elements which are
normally adjusted for are size, layout, age, style, condition and structural type and quality, functional
adequacy, site and site improvements, plus any other special features which may exist. The non-
physical considerations are terms and conditions of sale, time of sale, neighbourhood and zoning.

Ms. Joshi indicated that the Subject Property is an owner-occupied asset that provides enduring
benefit to the owner. The local market is dominated by owner-occupiers. However, given the larger
size of the Subject Property it could be an Investor market as well. However, given the,unique
characteristics of the property and its outside storage uses, it would likely be anrewner-user property.
Ms. Joshi also indicated that the Direct Comparison Approach is considered to.be the most widely
used and accepted practice in the valuation of owner/user industrial buildings such as the Subject. In
this approach, she indicated that the Subject Property was compared to similar properties that have
sold recently or for which listing prices or offers are known and the required adjustments were based
on reasonable rationale was deemed appropriate. In summary; the Direct Comparison Approach is
the most relevant approach for the valuation of owner- occupied buildings. This approach has been
utilized herein and is considered to be the reliabledndicator of value if applied appropriately.

Ms. Joshi should determine the most probable position of the Subject within her range of value
indications and reach a single point estimate. |n this way, the comparables that are most similar to
the Subject are given the greatest weight. If these indicators are ignored or misread, any market
estimate could be compromised significantly.

Ms. Joshi indicated that It i§ a common»practice to employ both quantitative and qualitative
techniques to identify and.measure adjustments. Quantitative techniques include paired data set
analysis, statistical analysis, graphic analysis, trend analysis, cost-related analysis, and secondary data
analysis. Qualitative techniques include relative comparison analysis, ranking analysis, and personal
interviews. The qualitive adjustments were made to the Subject having a site area of 7.84 acres with
a site coverage of approx. 43%. The building was constructed in 1991 and contains a total area of
170,482 SF. The office area which is atypical is approximately 67,554 SF or approx. 40% of the GLA.
This incorrect discretion led to the incorrect analysis of the Subject’s market value. Please note the
previous excerpt from Page 34: Analysis of the Sales.

The hypothetical severance of 8 acres is contrary to the standard appraisal practice and doctrine. This
is not how market participants negotiate in the real estate market. The Direct Comparison Approach
(DCA) should examine the cost of acquiring equally desirable and valuable substitute properties
indicated by transactions of comparable properties within the market area. The characteristics of the
sale properties should be compared to the Subject. The Direct Comparison Approach is directly related
to the prices of similar, competitive. open market sold properties. In contrast to the Income Approach
to Value, the Direct Comparison Approach involves comparing the Subject Property to similar
properties that have recently sold in the same market to arrive at an estimate of the property's value.
Also, unlike the Income Approach, the Direct Comparison Approach is based on actual market data
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which provides a more accurate reflection of the property's value as it takes the value of the land as
well as any improvements on the property into account.

As previously stated, the Direct Comparison Approach is directly related to the prices of similar,
competitive, open market sold properties which then indicate the value for the Subject. In the present
instance, the Direct Comparison Approach looks at elements of comparison which would warrant
studying the actions of buyers and sellers functioning in the open marketplace when considering the
purchaser of a property similar to the Subject.

The Direct Sales Comparison Approach involves the comparing of the Subject Property with other
similar properties which have sold within a similar time frame to the effective date of the appraisal. If
no actual sales data is available, comparison must be made with similar properties which are‘currently
offered for sale or ones on which an offer has been made. The comparison of similarities does not
necessarily cover only price and physical characteristics but may alsé includepotential benefits or
amenities. This approach is perhaps the best understood and most widely used by purchasers of real
estate. This approach applies to the Principle of Substitution which affirms that'a prudent person will
not pay more for a property than the cost to buy an equally desirable substitute, assuming that no
unreasonable or costly delays are encountered in making.the substitution.

The process of the Direct Comparison Approach is.one of comparing a number of comparable sales to
the Subject Property as a unit. The results are'directly attributable to the quality of the sales data
available and the ability of the appraiser to interpret the data and make adjustments for differences,
as required.

The standard unit of comparison used in:theDirect Sales Comparison Approach for Industrial
properties is selling price per square foot (per square metre) of building area or in some cases selling
price per acre (per ha) of land area.

After her research, review, and analysis, Ms. Joshi identified six (6) comparables. The Comparable
Sales Chart on page 34 of the CBRE report summarized these comparable sales and was followed by
a discussion of the sales.

The Direct Comparison /Approach (DCA) is the most common method of valuation, and in this case,
shouldbe based on.the research and analysis of market transactions involving properties with similar
existing use(s)and/or development potential. This approach is successfully applied where there is a
reasonable volume of transactions having comparable characteristics when compared to the Subject
Property. Are the 6 comparables selected considered to have the best characteristics for comparison
to the Subject? A cursory search of the Brampton market area resulted in three (3) additional
transactions that were single-occupancy and non-portfolio sales. Details of these sales have been
provided on the next page.
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. . N Lot Size Build Size  Office Size . Site ) R .
Address Zoning Year Built  Sale Date Sale Price {in Acres) (in ¥ (inFe) Office % Coverage Price/Ft* Land Price /Ft* Building
1 735 Intermodal Drive M1 2005-2022 Sep-21 $38,000,000 7.19 161,856 18,748 11.58% 50.2% $5,285,118 $234.78
2 35Rutherford Road S M2 1962-2004 Dec-21 $67,000,000 19.50 108,528 25,131 23.16% 11.5% 53,435,897 $617.35
3 314 Heart Lake Road M2 1973 Jan-23 $25,000,000 4.85 101,380 7,312 7.21% 47.3% 55,154,639 $246.57

Page 34

Analysis of the Sales

1
8069 Lowson Rood

3

450 Superior Boulevard

4

35 Preddio Court

Subject
175 Sondalwood Parkway West
Brampton, Ontorio
Sale Detnils
Date of Sale
Sale Price (1009 Inssrast)
Price PSF
Proj Details
Yeor Built 199
Tvpe Industrial with outside storage
Property Rights Fee Simple
Building Size 170,482 SF
land Size (AC) 784 AC
(Coverage Raofio 43%
(lear Height 15-32
Qualitative Adjusiments
Timing
Location
Building
Building Size
Site Coverage
B office
(lear Height
Overall Comparison
Overall Adjustment

Milion, Onforio

Apr-23
533,200,000
5253

1988
Warzhouse & Disfribufion
Fee Simple
131,420 SF
700 A
450
1158

Similar
Inferior
Similar
Similar
Similar
Superioe
Superior
Inferior
Above

5253

Feb-23
§51,824,169
5224

1987,/2000
Indusirial
Fee Gimple
231,311 5F
1195 &
4%
1417 R

Similar
Inferior
Similar
Larger
Similar
Superior
Superior
Inferior
Above

§224

Mississauga, Ontorio

Dee-22
533,444,185
5346

1996-2007
Wiorehouse & Distribution
Fee Simple
96,772 SF
478 M
52%

30 fest

Superiar
Similar
Superiar
Senaller
Irferiar
Superior
Superior
Superior
Below
5346

Brompton, Ontorio

fug- 72
542,500,000
$347

1994

Industriol
lz0sed Fes

122,442 SF
551 AC
51%
Hft

Superior
Similor
Superior
Similor
Inferioe
Superior
Supesior
Superior
Below
Sa47

5 [

69 First Gulf Boulevard 255 Biscoyne Creszent
Brampton, Ontario Brompton, Onforio
Feb-21 Jul-11
$30,500,000 529,470,000
5261 5215
2000 1999
Indusrial Industrial
Fee Simple Fee Simple
117,000 5F 137,043 5F
790 A 6.05 AC
34% 52%

26 fest 33 feet
Idferion Inferior
Similar Similor
Superior Superiar
Similar Similor
Superior Inferior
Superior Superion
Superior Supeior
Infericr Inferior
Abave Above
5261 $215

The Comparable Sales Chart noted above from page 34 has been reproduced and reformatted below

to provide a summary of the comparables’ features. This reformatted chart presents a visual

representation of Ms. Joshi’s narrative.
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Reproduced Comparable Sales Chart

Lot Size Build Size Office Size Site

Address Zoning Year Built Sale Date Sale Price (in Acres) {in FF] {in FF] Office % Coverage Price/Ft* Land Price /Ft® Building
1 8069 Lawson Rd M2A 1988 Apr-23 $54,200,000 13.55 131,420 20,381 15.51% 21.4% $4,000,000 5412
CBRE $33,200,000 6.61 131,420 45.64% $5,022,693 $253
2 1001 Corporate Dr  BC1,GE1 1987-2000 Feb-23 551,824,169 11.95 231,311 55,941 24.18%  44.44% 54,336,751 5224
3 450 Superior Blvd M1-1601 1996-2007 Dec-22 $33,444,185 4.28 96,772 16,822 17.31% 51.91% 57,814,062 $346
4 35 Precidio Crt M3A-366 1994 Aug-22 $42,500,000 5.51 MPAC 122,442 14,191 11.59% 51.01% 57,713,249 5347
5 69 First Gulf M1-678 2001 Feb-21 $30,500,000 7.90 117,000 11,435 10% 34% $3,860,759 $260.68
6 255 Biscayne Cres M2 1999 Jul-21 $29,470,000 6.05 137,043 23,184 17% 52.0% 54,871,074 $215.04
SUBJECT M2 1991 Nov-20 $32,500,000 15.84 MPAC 170,482 67,554 39.63% 19.9%
COSTAR
Property Site Area 7.84 43%
Excess Land 8

According to Ms. Joshi, the unadjusted sale pricesange is'$215 PSF to $347 PSF. Once adjusted, all
comparable sales are considered somewhat similar to the Subject Property at $230 PSF to 285 PST
with an average of $261 PSF. At the high endsof the unadjusted sale price range are Comparables 3
and 4 (at $346 PSFand at $347 PSF, respectively). ‘Both comparables reflect new construction with a
lower office component and good clear heights at 30 and 24 feet, respectively, with no varying clear
height like the Subject. Although.the majority of the space is at the higher clear height as only 10% of
the total building area. The low endyof the.range is reflected by Comparable 6 at $215 PSF and is
considered inferior to the Subject due market condition improvements since this sale took place back
in July 2021. How are these sales reasonably comparable to the Subject? How were the specific
attributes of the individual comps,compared and adjusted to reflect a value for the Subject? In the
CBRE report, how was the larger percentage of office space addressed? The percentage of office space
occupied within the comparables ranges from 20% -24%. The Subject’s actual site coverage is approx.
20%, while the comparables range from 32% - 52%. How did Ms. Joshi address the difference in site
coverage?

Based on PSF of building area, none of the CBRE comparables were considered relevant.

Overall, on a land value basis (including buildings), the six comparable sales identified by Ms. Joshi
resulted in a rate of approximately $3,860,759 to $7,814,062 per acre of land.

The price per acre of land rate of comparison is considered most relevant in the case of the Subject
Property due to the low site coverage whereby the underlying land value accounts for most of the
market value.

The Comparable Sales chart summarizes the details of the comparable sales identified in the CBRE
report. The sales have been analyzed on the basis of price per sq. foot of building (psfb). Should be a
different unit of comparison, say a Price per acre of land, have been entertained/considered? The

CONFIDENTIAL —NOT TO BE CIRCULATED Page | 35
Page 88 of 126



Review of Appraisal Report prepared by CBRE
for 175 Sandalwood Pkwy W, Toronto

Direct Comparison Approach is based on the Principle of Substitution, in that the appraiser must
consider other properties that have been sold or are listed and are considered to be desirable
substitutes for the Subject. The Principle of Substitution is fundamental in determining the options
that exist in the local market area, i.e., current market rates set the range for suitable alternatives.
Current rates provide an adequate substitute, i.e., the typical purchaser would pay no more for a
comparable property when a less expensive alternative exists. The basis of the assignment should be
to look at suitable substitutes similar to the Subject. In our opinion, Comparable 1 located at 8069
Lawson Road and our additional comparable located at 35 Rutherford Road S are the most similar to
the Subject in its most essential features and, thus, should be given the most weight.

The above sales (namely, 8069 Lawson Road from Ms. Joshi’s report and 35 RutherfordsRoad S
identified as part of this review as a viable additional comparable) are maost'similar to.the Subject
Property, thus, warrant strong consideration.
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(3) APPLICATION OF EXCESS LAND VALUATION

Pages 35-36 and Page 37: DIRECT COMPARISON APPROACH > DIRECT COMPARISON
APPROACH > Excess Land Value

Pages 35-36

The sales below represent the best data available for comparison with the subject and were selected
from Brampton and Mississauga. we have assumed that the excess land area is 8.00 acres based upon
rough calculations and estimated site coverage.

We have identified eight important differences upon which to assess each transaction:
Time of Sale

e The sale date, particularly the negotiated sale date, is an important factor to consider as well
as the prevailing marketing conditions at the time the sale was negotiated.

Financing

e Financing terms provided by a vendor can have an impact on the purchase price. For example,
more favourable financing that might include a-Vendor Take Back mortgage at a lower than
market interest rate tends to have a positive influence on the price.

Location

e Location is also a major factor affecting value, primarily due to its influence on land use,
development timing and exposure/views.

Scale

e Asthereis generally aninverse size/rate relationship, larger scale parcels typically trade at a
lower rate and vice versa. Smaller development sites are generally considered more attractive
given the reduced exposure to market risk, and the smaller amount of required capital.

Topography

o  Topographical features tend to vary widely, particularly amongst large land tracts, with
extreme topographical features such as valley lands and environmentally sensitive areas,
having a negative impact on achievable development yields overall. Sales of lands with
significantly higher proportionate areas affected by irregular topographical features tend to
result in lower gross unit values. This factor is more applicable to greenfield parcels, as
opposed to urban properties.

Site Character

e Intrinsic features of each property are recognized such as: configuration and site conditions
affecting the construction cost, street and highway access, the nature of adjoining
properties, important views to and from the potential buildings being built, and market
demographics.
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Page 36
Land Sales
Index Address Zoni
No. City Size (Acres)
Province Size (SF)

1 1085 Cardiff Boulevard September-22 M2 $5,909,500
Mississauga $5,909,500 1.00 $135.66
Ontario Industrial 43,560

outside storage permithed

2 7351 Bramalea Road February-22 E2 $4,412,162
Mississauga $6,530,000 1.48 $101.29
Ontario Industrial 64,469

Limited outside storage uses

3 7100 Pacific Circle August-21 E3 $5,140,845
Mississauga $3,650,000 0.71 $118.02
Ontario Industrial 30,928

outside storage permithed

4 33 Deerhurst Drive October-21 M3-1565 $4,259,259
Brampton $6,900,000 1.62 $97.78
Ontario Industrial 70,567

outside storage permithed

5 46 Simpson Road April-23 MP-30% $4,608,772
Caledon $13,135,000 2.85 $105.80
Ontario outside sterage permithed 124,146

Subject 175 Sandalwood Parkway West
Brampton Excess Outside 8.00
Ontario Storage land 348,480

Page 37

Given the subject building size, land size, building quality and location, it is our opinion that a unit

rate of $605 per square foot on the net rentable area is reasonable. As noted in the Sales Comparison

Approach we haverallocated the land value at $5,700,000 per acre for the excess land.

Reviewer’s Comments:

Ms. Joshi indicated that the sales for the excess land component represent the best data available for

comparison with the subject and were selected from Brampton and Mississauga. She had assumed

that the excess land area is 8.00 acres based upon rough calculations and estimated site coverage.

The 8.00 acres size was based upon the appraiser’s rough calculations. This hypothetical parcel is not

a contiguous standalone parcel but, but rather a part of the 15.83-acre parent site. Any analysis borne

out of this assumption would be riddled with deficiencies.

Excess Land typically refers to land that is not currently needed or used for its intended purpose. It

may arise in various situations, such as when a property owner possesses more land than necessary

for their operations. Excess land is considered surplus to immediate requirements, but it may still have

potential future uses or value.
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By applying a rate of $5,700,000 per acre, Ms. Joshi is suggesting that there would have been willing
buyers or sellers for this 8-acre hypothetical parcel. Thisis contrary to standard appraisal and doctrine.
Within the same report, Ms. Joshi estimated an excess land rate per acre of $3,000,000 for the
property located at 8069 Lawson Rd. Her argument was that the zoning allowed for outside trailer
parking of which she had assumed +7 acres and, therefore, adjusted the purchase price to exclude
the excess trailer parking area to reflect a rate of $3,00,000 per acre resulting in an adjusted price of
$33.2 million or $253 PSF. However, no support was provided for this rate. There is a huge variance
in Ms. Joshi’s concluded excess land rate per acre for Industrial lands, i.e., from $3,000,000 to
$5,700,000 per acre.

This problem is compounded throughout Ms. Joshi’s application of the Direct Comparison Approach.
Can she expand on her rational for the $5,700,000 per acre rate used to develop excessdand value?
This conclusion was not based on market data. What factors were considered in.the development of
this rate? Ms. Joshi’s approach injected an unwarranted degree of subjectivity into the analysis. Most
readers of the report do not have the data, tools, training, or éxperience toe decern if this type of
hypothetical assumption is reasonable. Based on my 30+ _years of appraisal experience, it is my
professional opinion that her unorthodox approach used in valuing the determined excess land
component is contrary to standard appraisal practice. Indirectly, theiinherent assumption being made
is that excess land provides additional value to thejproperty.Keep in mind that it Is also possible that
a downward adjustment could be warranted in an excess land scenario, i.e., the application of a
negative adjustment. Where is Ms. Joshi’s support for her position that the excess land adjustment
should be positive? Any adjustment to the value should be strictly a function of market valuation. In
the present instance, it is unknownsif there is to be an upward or downward adjustment, or any
adjustment at all until a market analysisshas been performed.

| recognize that appraisers routinely make adjustments to market data to account for differences
between comparable properties te arrive at an opinion of value of the Subject Property. By using
development land salesito.estimate the excess land value in contribution to the property incorrectly suggests
that the land is worth $5,400,000 per acre. This is contrary to the above principles presented. Having
excess land may be negative.as well as positive. A larger than average site which is developed or so
shaped that it cannot be put to a higher or more variable use may result in a lower unit value per acre.
The areain excess,of normal use is usually valued at a lower rate than the rest of the site; hence, the
lower rate perwunit overall.

The corollary.to Ms. Joshi’s proposition, is that it lacks reliable market data supporting a difference in
value for the Subject’s excess land, the low ratio of site coverage and the larger percentage of office
space compared to typical industrial properties.

By way of market examples presented below are 2 sold industrial properties that had excess. Both
sales transactions are for Industrial properties that include excess land which was reflected in the
transaction price.
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Lot Size Build Size  Office Size Site

Address Zoning Year Built  Sale Date Sale Price (in Acres) (n FE) (nFe) Office % Coverage Price/Ft* Land Price /Ft’ Building
1 8069 Lawson Rd M2A 1988 Apr-23 $54,200,000 13.55 131,420 20,381 15.51% 21.4% 54,000,000 5412
2 35Rutherford Road S M2 1662-2004 Dec-21 $67,000,000 19.50 108,528 25,131 23.16% 11.5% $3,435,897 $617.35

Ms. Joshi indicated that a survey of market evidence for sites with similar employment land
characteristics to the Subject Site with transaction dates at, or close to the effective date of April 1,
2023, was conducted. Six (6) comparables were identified after research, review, and analysis.

There seems to be a difference in the effective date - April 1, 2023 or May 15, 2023.

Based on the scope of this assignment, this an incorrect application of the.Comparative Approach for
land valuation. The application of this approach is not deemed most appropriate for valuation of the
Subject’ excess land component.

CONCLUSION

Reviewer’s Comments:

This was a typical valuation assignment forwhich Ms. Joshi prepared a narrative report. However, the
adjustments were aspects that needed to be described and expanded on. An in-depth credible report
would provide the sufficient level of details of the results of analyses, opinions and conclusions
advanced within and, in turn, adequately satisfy the purpose of the report and properly accommodate
the intended use of the report. The actual written content to explain and justify the estimate of value
developed was lacking. The narrative presented within the report is not sufficient enough to result in
analyses, opinions;:and conclusions that are credible in the context of the Intended Use of the Report.
It goes without saying that the more unique the Subject is, the more complicated the appraisal report
should/would be.

Again, itisimportant to note that some of the issues identified would raise compliance concerns under
the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) of the Appraisal Institute
of Canada. Based on our review of the report, it can be concluded that the opinions presented within
Ms. Joshi’s appraisal report were “inadequate, inappropriate and unreasonable” and her conclusions
are, therefore, “unreliable”. As such, the Report under Review did not meet the requirements set by
its stated Purpose and Scope of Work (e.g., the “Reasonable Appraiser” test, the relevant Standard,
Rules and Comments).

It is my recommendation that sections of Ms. Joshi’s report be explored further to facilitate a more
accurate reflective value.
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The Income Approach is based on the theory that value is the present worth of the income stream
which a property is capable of producing when developed to its Highest and Best Use.

In our analysis, an assumption was made that the Subject, like similar properties on the market, would
be encumbered by a net type lease making the estimate of the annual net operating income straight
forward. In the present instance a reliable estimate of the gross annual income for the Subject
Property was not developed.

The market evidence used to develop the Overall Capitalization Rate was not very strong, i.e., market
data representing what prudent investors are requiring and obtaining for similar competitive
properties in the current market.

The Direct Comparison Approach is an excellent test of market value as it reflectsithe actions of buyers
and sellers in the marketplace. The comparable property sales selected did not. demonstrate similar
physical attributes such as building size, condition, lot coverage and % of office area. Properties of
similar type to the Subject are usually purchased by owner-operators. Hence, it is my professional
opinion that the estimate of value as developed by the Comparative Approach of Ms. Joshi’s report
resulted in an inaccurate and unreliable indication of value for the Subject.

The results of the analyses contained within the CBRE do not correlate well. If done properly, the
variance should be within the margin of uncertainty inherent in appraisal analyses.

In order to validate the valuation conclusions:reached, Ms. Joshi should reference the 2021 sale of
the Subject at $32,500,000. See Sales History from\page Al on next page. Our evidence was that this
was a Bonafede sale and was akin to.the market value at the time of the sale. The challenging question
that needs to be addressed is how a market sale from 2 years ago resulted with the value of the
Subject being almost tripled.over this period? The Principle of Substitution and good old common
sense is paramount in the@analysis within the Direct Comparison Approach.

SALES HISTORY

Page A1l: ADDENDUM A > TERMS OF REFERENCE > Ownership and Property History

Ownership and Property History

Subject History
Transaction Type EGS
Sale within the last 3 Years Yes -$32,500,000

Vendor(s) / Purchaser(s)  Alectra Real Estate Holdings Inc. / 2779927 Ontario Inc. BVD Group

Listing within the past 12 months Nof listed

Agreement, Contract, Option or ~ Yes - short term lease - tenant is vacating - owner user assumption
Lease within the past 12 months

Current Owner 2779927 Ontario Inc.
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c. City's internal estimation of the Market Value.

City’s Internal High-Level Market Valuation of 175 Sandalwood Parkway West

The subject property is located along the south side of Sandalwood Parkway West, flanked by
Hurontario St to the east and McLaughlin Road to the west. The subject site spans an area of
approximately 15.78 acres, which includes an estimated 5.5 acres of excess land. The subject
building has a gross floor area of 149,500 SF with approximately 23,500 SF of basement and
mezzanine space. The herein enclosed valuation is two-part in nature, with a value assigned to
the building and surrounding 10.28 acres of land and a second value assigned to the 5.5 acres of
excess land.

Building + 10.28 Acres of Land:

A review of the market was completed and a total of 11 sales were selected in estimating the
market value of the subject improvements. A time adjustment of 5% per annum was applied to
the improved sales. Once adjusted for time, these sales indicate a sale price range of $239/SF to
$389/SF. The average time-adjusted sale price is $319/SF and the median closely follows at
$320/SF.

Excess Land

A review of comparable land sales was completed and a total of 8 sales were selected in
estimating the market value of the subject’s 5.5 acres of excess land. A time adjustment of 5%
per annum was applied to the land sales. The sales indicate a time-adjusted sale price range of
$2,763,429/acre to $4,644,301/acre. The average sale price among the sales is $3,714,218/acre.
Notably, comparable 3 shares the same. zoning as the subject property and sold for
$3,952,357/acre. It is larger in size at 10.1 acres, which warrants an upward adjustment for
differences in size. It is superior in development timing as the site is shovel ready with site plan
approval in place, which would result'in.a downward adjustment to the time-adjusted sale price.

Valuation Summary
Following a review of the market, the market value estimate of the building + 10.28 acres ranges
from:

Range Per SF High-Level Value Estimate
Low End $315 $47,092,500
Midpoint $320 $47,840,000
High End $325 $48,587,500

Following areview of the market, the market value estimate of the 5.5 acres of excess land ranges
from:

Range Per Acre High-Level Value Estimate
Low End $3,500,000 $19,250,000
Midpoint $4,000,000 $22,000,000
High End $4,500,000 $24,750,000
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Based on the above figures, the market value estimate of the subject property ranges from:

Range Building Excess Land High-Level Estimate Total
Low End $47,092,500 $19,250,000 $66,342,500
Midpoint $47,840,000 $22,000,000 $69,840,000
High End $48,587,500 $24,750,000 $73,337,500
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Effective Date[1-Aug-23

Monthly Time Adj. [0.42%

Year Site Size Site Building Sale Sale Sale Price No. Total TASP
No. Address Built (SF) Size (Acres) Size (SF) Date Price Per SF of Months Adj. TASP Per SF Zoning
1 50 Precidio Crt & 100 Corporation Dr, Brampton 1999 305,748 7.02 139,759 28-Apr-23 $44,257,531 |$317 3.1 1.27% $44,821,298 $321 M3A
2 190 Summerlea Rd, Brampton 1986 1,079,852 24.79 305,000 19-Dec-22 $94,000,000 $308 7.3 3.04% $96,858,317 $318 M3A
3 450 Superior Blvd, Mississauga 1996-2007 240,016 5.51 96,772 19-Dec-22 $33,444,185 |$346 7.3 3.04% $34,461,143 $356 E2
4 2085 Hurontario St, Mississauga 1988 54,886 1.26 106,000 2-Dec-22 $33,660,000 $318 7.9 3.27% $34,761,898 $328 01-11
5 8001 & 8003 Weston Rd, Vaughan 1989 103,673 2.38 100,907 1-Nov-22 $27,000,000 |$268 8.9 3.70% $27,998,521 $277 EM1
6 35 Precidio Crt, Brampton 1994 240,016 5.51 122,442 29-Aug-22 $42,500,000 |$347 10.9 4.55% $44,432,665 $363 M3A-366
7 153 Van Kirk Dr, Brampton 1996 424,274 9.74 248,000 29-Jul-22 $92,000,000+. |$371 11.9 4.96% $96,561,692 $389 M4A-157
8 111 Van Kirk Dr, Brampton 2000 268,765 6.17 141,320 23-Jun-22 $52,000,000 $368 131 5.45% $54,834,758 $388 M4A-157
9 69 First Gulf Blvd, Brampton 2001 344,124 7.90 117,000 2-Sep-21 $30,500,000 |$261 22,6 9.44% $33,378,383 $285 M1-2678
10 255 Biscayne Cres, Brampton 1999 263,538 6.05 137,043 7-May-21 $29,470,000 [$215 26.4 11.01% $32,715,381 $239 M2
11 Subject Property 1999 687,377 15.78 149,500 16-Nov-20 $32,500,000 |[$217 321 13.35% $36,840,278 $246 M2-680
Minimum 1.26 96,772 $215 $239
Maximum 24.79 305,000 $371 $389
Average 8.37 151,249 $303 $319
Median 6.17 137,043 $317 $321
175 Sandalwood Pkwy W (PINs 142490053, 1991 687,333 15.78 149,500 16-Nov-20 $32,500,000 $217 M2-680
142490055)
*plus 23,500
of basement
& mezz
space
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Effective Date[1-Aug-23

Time Adj. [0.42%

Site Size Site Sale Sale Sale Price No. Total Adj. TASP
No. Address (SF) Size (Acres) Date Price Per Acre of Months TASP Per Acre Zoning
1 11300 Dixie Rd, Brampton 838,530 19.25 4-Jul-23 $53,000,000 |$2,753,247 0.9 0.37% $53,196,006 $2,763,429 M4A-157
2 Platinum Dr, Mississauga 87,556 2.01 14-Jun-23 $6,125,000 | $3,047,264 15 0.64% $6,164,431 $3,066,881 E2-C3
3 Hwy 50, Brampton 439,956 10.10 9-Feb-23 $39,000,000 |$3,861,386 5.7 2.36% $39,918,803 $3,952,357 M2
4 10 & 14 Mansewood Crt, Halton Hills 380,889 8.74 15-Jul-22 $35,887,000 $4,104,186 124 5.15% $37,735,224 $4,315,556 RU-EMP
5 NW corner of Dixie Rd & Docksteader Rd 169,884 3.90 12-May-22  |$10,920,000 |$2,800,000 14.4 6:01% $11,576,624 $2,968,365 M1
6 1555 Matheson Blvd E, Mississauga 152,460 3.50 13-Dec-21 $14,595,099 $4,170,028 19.3 8.05% $15,770,575 $4,505,879 E3
7 33 Deerhurst Dr, Brampton 70,567 1.62 1-Oct-21 $6,900,000 |$4,259,259 21.7 9.04% $7,523,767 $4,644,301 M3-1565
8 8925 Torbram Rd, Brampton 679,972 15.61 19-Oct-20 $48,000,000 $3,074,952 32.9 13.72% $54,587,771 $3,496,974 M3A
Minimum 1.62 $2,753,247 $2,763,429
Maximum 19.25 $4,259,259 $4,644,301
Average 8.09 $3,508,790 $3,714,218
Median 6.32 $3,468,169 $3,724,666
175 Sandalwood Pkwy W (PINs 142490053, 239,580 5.50 M2-680

142490055)

(Excess Land)
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Property Overview

175 Sandalwood Parkway West, Brampton, ON
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Property Highlights + Characteristics

Strengths: Product Type: Industrial
e Rare freestanding building in highly sought-after Building Area: +/-170,482 SF
market
e +/-8acres of excess land Office Area: +/- 67,554 SF
e Industrial zoning that permits outside storage
. Easy accessibility to Highway 410 Warehouse Area: +/- 84,228 SF (+ 18,700 SF industrial bldg)

e 2 access points to site

' ) ing +/- 8. .
Land Area: 15.74 AC (including +/- 8.0 acres of outside

Opportunities: storage land
e Limited purchase opportunities currently Year Built: 1991
available in Brampton
¢ Record higiibroperty V89 Shipping 5 Truck level, 4 Drive-in
Challenges: Clear Height 15'-32
e High office component within existing building
Zoning: M2

PT LT 13 CON 1 WHS CHINGUACOUSY PT 1, 43R16689 ;
BRAMPTON TOGETHER WITH AN EASEMENT OVER PT LT
7, CONC 8 N.D. (TOR.GORE) DES PT 24, 43R32980 AS IN
PR1724103 CITY OF BRAMPTON

Legal Description:

Broker Opinion Of Value | August 23", 2023 Page 3
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Comparable Building Sales

The market value approach to value is determined by comparing the subject property to similar properties
which have been sold or offered for sale. Adjustments are made for differences in date of sale, age, condition,
size, location, land/building ratio, local tax policies, and other physical characteristics and circumstances
influencing the sale. The adjusted blend of those sales considered most comparable (based on physical
appearance and condition) establish a range of values for the property.

Square . .
Address q Sale Price Price / SF Sold Date
Footage
1 1950 Meadowvale Blvd, Mississauga 160,650 $41,500,000 $258 06/19/2023
2 | 7070 Mississauga Rd, Mississauga 244,128 $72,350,000 $296 05/01/2023
3 6355 Viscount Rd, Mississauga 89,301 $22,000,000 $246 04/28/2023
4 | 75 Courtneypark Dr W, Mississauga 69,372 $22,500,000 $324 04/13/2023
5  008&80 Courtneypark Drw, 161,569 $52/000,000 $322 04/13/2023
Mississauga
6 2085 Hurontario St, Mississauga 105,000 $33,660,000 $321 12/02/2022
7 | 8001 Weston Rd, Vaughan 76,205 $23,238,000 $303 11/01/2022
8 8925 Torbram Rd, Brampton 202,000 $48,000,000 $238 10/19/2020

Average Size (SF): Average Sale Price: Average Sale Price PSF:

138,528 $39,406,000 $289

Broker Opinion Of Value | August 239, 2023 Page 4
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Comparable Land Sales

The market value approach to value is determined by comparing the subject property to similar properties
which have been sold or offered for sale. Adjustments are made for differences in date of sale, age, condition,
size, location, land/building ratio, local tax policies, and other physical characteristics and circumstances
influencing the sale. The adjusted blend of those sales considered most comparable (based on physical
appearance and condition) establish a range of values for the property.

# Address Size (Acres) Sale Price Price / Acre Date

1 11 Highway 50, Brampton 10.10 $39,000,000 $3,680,622 02/02/2023

2 600 Harrop Dr, Milton 3.89 $17,200,000 $4,435,276 09/22/2022

3 2524 Cawthra Rd, Mississauga 1.46 $5,280,000 $3,606,557 09/15/2022

4 1H?”§‘ 1 WIS ERE) G, (R er 8.74 $35,887,000 $4,104,185 07/15/2022

5 2388 Meadowpine Blvd, 1.77 $7,175,000 $4,053,672 07/14/2022
Mississauga

6 1555 Matheson BIvd E, 3.50 $14,595,099 $4,165,268 12/13/2021
Mississauga

S S ST 17.60 $66,000,000 $3,750,000 Available
Pleasant Way, Milton

g  JamesSnow Pkwy & Mount 35.00 $140,000,000 $4,000,000 Available
Pleasant Way, Milton

9 LR 58.00 $247,000,000 $4,200,000 Available
Mississauga

10 Airport Rd/Mayfield Rd, Caledon 15.00 $60,000,000 $4,000,000 Available

Average Size Average Sale Price Average Price per Acre

15.51 Acres $63,213,710 $3,999,558

Given current market values, commercial land in Brampton would be worth:

CONSERVATIVE PROBABLE OPTIMISTIC

$3,750,000 / Acre $4,000,000 / Acre $4,250,000 / Acre

Broker Opinion Of Value | August 239, 2023 Page 5
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Valuation

After analyzing the market, the comparable site analysis indicated a vacant sale value within the range as
follows:

Building Valuation:
Low: 170,482 SF x $250 = $42,620,500
Mid: 170,482 SF x $255 = $43,472,910

High: 170,482 SF x $260 = $44,325,320
Excess Land Valuation:

Low: 8.0 acres x $3,750,000 = $30,000,000
Mid: 8.0 acres x $4,000,000 = $32,000,000

High: 8.0 acres x $4,250,000 = $34,000,000

Total Property Valuation:

We have taken into account the additional acres this land sits on and valued this accordingly:
Conservative = $42,620,500 + $30,000,000 = $72,620,500
Probable = $43,472,910 + $32,000,000 = $75,472,910

Optimistic = $44,325,320 + $34,000,000 = $78,325,320

Broker Opinion Of Value | August 239, 2023 Page 6
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This is not an appraisal: This Real Estate Broker's Opinion of Value is intended for the sole and exclusive
use of The Client and may not be relied upon any person or entity other than the Client for any purpose
whatsoever. This Real Estate Broker's Opinion of Value represents only the opinion of Colliers International
as to the value of the Subject Property, subject to the assumptions and qualifications set forth herein.
Colliers International is not licensed to perform real property appraisals. Accordingly, this Real Estate
Broker's Opinion of Value does not constitute an appraisal of the.Subject Property and has not been
prepared in accordance with the Uniform Standards.of Professional Appraisal Practice. The Real Estate
Broker's Opinion of Value set forth herein is'specifically qualified by, and based solely upon, the relevant
facts, circumstances, and market conditions that exist as of the date of this Real Estate Broker's Opinion of
Value, and we undertake no obligation to update, modify, or supplement this Real Estate Broker's Opinion of
Value to the extent that such facts; circumstances or market conditions subsequently change.

Broker Opinion Of Value | August 239, 2023 Page 7

Page 105 of 126



Colliers

At Colliers,
we are
enterprising.

We maximize the potential of property to
accelerate the success of our clients and
our people.

Our expert advice to property occupiers, owners and investors
leads the industry into the future. We invest in relationships to
create enduring value. What sets us apart is not what we do,
but how we do it. Our people are passionate, take personal
responsibility and always do what's right for our clients, people
and communities. We attract and develop industry leaders,
empowering them to think and act differently to drive
exceptional results. What's more, our global reach maximizes
the potential of property, wherever our clients do business.

colliers.com

lOomy « 0O

This document has been prepared by Colliers for advertising and general information only. Colliers
makes no guarantees, representations or warranties of any kind, expressed or implied, regarding the
information including, but not limited to, warranties of content, accuracy and reliability. Any interested
party should undertake their own inquiries as to the accuracy of the information. Colliers excludes
unequivocally all inferred or implied terms, conditions and warranties arising out of this document and
excludes all liability for loss and damages arising there from. This publication is the copyrighted
property of Colliers and/or its licensor(s). Copyright © 2023. All rights reserved. This communication is
not intended to cause or induce breach of an existing listing agreement. Colliers Macaulay Nicolls Inc.

Accelerating success.
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AGREEMENT OF PURCHASE AND SALE
{Uio ¥Apreetment®)

BETWEEN '

2775927 ONTARIO INC.
{the Vendory

-and-

THE CORFORATION OF THL CITY OF BRAMFPTON
(e "Purchaser)

(tho Vendor and the Pisrchser ars horelnafer collecilvely reforred to as the “Parfles”)
WHEREAS:

A. The Vondor ls the rezistered owner of PT LT 13 CON 1 WHS CHINGUACOUSY PT 1,
LR16689; BRAMPTON; TOOBTHER WiTH AN BASEMENT OVER PT LT7CONC3E

RIGHT AS IN LT766081; S/T LT764729, LT786235 BRAMPTON, in the City of

N.D, (TOR.GORE) DES PT24, IR32980 AS INPRI724103; CIT" ¥ OF BRAMPTON, City
of Bramplan, ln the Reglopal Munlclpality of Pee} and comptising il of PRY 14249.0053
{M/ {LT) and PCL 52, SEC 43M766; PT LT 5, PL A3M766; PTS 1 TO 3, 43R18108; 8T A

wito M

THoVSATY

Braoplon, in the Reglona! Munlelpality of Peel and comprlsing all of PIN 14249.0055 L),
containing approxtmately §5.74 acres (with & total bullding aren of 170,482 square feel;
comprislogof67,554 square feet Offico Area, 84,228 squaco Feel Warchoute Area snd 18,700
square fect Indusidal Bulldlng), as funther desadbed in Schedolo "BY stisched hereso, as
showm In bold cuttine on the Plans 43R 16689 and 43R 18108 attacliedbereto as Seheduls o

{the "Property”);
qo0 0%

B. The Purchaser wishes to purchass the Propesty from the Veador; end
NOW THERERORE, subject to the teyms and conditions of this Apseement, the Purchases hereby

e Offerata purthase frow the Vendor the Properiy for the purchase kcnaw \N{/'
[EEVENTFIYVEA76-009:000)| 1 5*"‘!:"7' AL
l LV BT Pty EEYERTY—OMNE ¢ MILLION CANADIAN DOLLARS

D) (the “Parefisse Price),

I Gohedvles® Reclaly, Tho Parties ackuowledge and agrea that the forepolug vecilals ars rus
, and accurate and together with Schedulos A #B", “C', and “D" attached hereto shafl form
part of this Agreerment,

2, Degosll, Purcheser ehalt submit, upon aceept of this Ags snd ts recelpt of an
cxeculed copy of thls Ageeament, the TWO MILLION AND BIGHT HUNDRED
THOUSAND CANADIAN DOLLARS (52,800,000 CDN) on account of the Purchase
Prles {the “Depasit*™) payable by ehequa to the Vendoz's sollellor In trust, as & 1efundadle
depasleto be held by the Vendor's solieltor in trust pending explry of the conditlons sat aut
hereln In Scetlon 2 and 3 of Schedule "A" to this Agreemont, 1€ elther the condition set
out in Seotion 2 of Schedule “A” (o ths Agreement Is niot swalved or satisfied or the
condition In Scetlon 3 of Schedule “A™ (o this Agreement is not walved or satlsfied, the
Deposlt shatl bo retumed fortlwith to the Purshasec in full without sny dnterest eamed and
withott deduction or s¢t off. T€ the sald condilion Is waived or satlsfied, the Dagosit shall
coptinué fa be held by the Veador's solleltor In frust pending Completion of the subject
{ranssation contemplated by this Agreoment or other tsrmination of this Agreement, and
shall be yofundable (o the Purchuser fn full If (ke lansaction does ot olose of the
Agreemant fa terminated for any reason wh . Ifthe fr lon contempleted by
this Agreement is completed, then the Deposit shal bo credited 1o the Purchaser on the
Statement of Adjustments on Completion and epplied agalnst tho purehase price for the
Propecty,

3 Dalance, Purchaser agrees to pay the balarce of ths Purchass Prlce fo Yerdor on fhe
Completion Dato (as dofined ln Schedule A" 10 this Agreoment), by bank diaf or eentificd
chieque, subject (o the usual adjustments, Inchiding without Hmltation, ihose slipulated hereln,
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10.

Jmyocabiilfy, This offer shall ba irzavocable by Puschssar unlll 4:30 pnu en the Irevocable
Dalo (as defined In Sehiedule "A" to this Agreement), afler which flne, if not rocepled, this
offecshall b nulf and vold,

nte,, This Ageeement shatl be completed no Jater than 5:00 pm on the
Completion Data (as defined In Schedvla A" 16 this Agreament), with vacant possession to
be glven to Purcheser on Complellon of same unless olhervwise provided I (hls Agreement.

ST, I the sals of the Property Js subject to Hamenlzed Sales Tax (HST"), then such
{ox shall bo lo additlon 1o the Pucchase Price. ‘The Vendor shall not collect HST ¥ the
Puchaser provides to the Yeados a wareanty that the Purchaser Is reglstered under tha
Exelse Tax Al (Cauada) (the "Act™), an underieking that ths Purchasee shall self-assess
and remit the HST payablo and & ¢ L of the Purchasee f0 indemnify the Vendor in
1espect of any HST payable ss a vesult of the Vendor's fathure to collect HST from the
Purchaser on the Completlon Date, The foregolng warranty, underaking and fudemnlty
shall be [na form satlafectory to the Purchases, IF the sale of the cotlre Property is not
subject to HST, Vendor agrees {o dellver such writien coctlfleate and stalutory deelaration
on ot befors the Completion Date (ns defined in Schedulo “A” to thls Agresment) ceclifylng

fhat the fransaotfon Js not subject to HST, Any HST on chattels, if applicable, is not
{ncluded fn the Purchase Price,

f . Purcheset shall beresponsible for ths peymaent of Land Transfer Tex and
réglsiration foes and any offter taxes and fess payeble In conuesilon with the reglstration of
1he Transfer of the Propexty, ,
‘Pils Seatch, Porchiaser shail ba slfowed unilt the Requisition Dale (ps defined In Schedule
“A™ to this Agrecment) fo exeming tha Hils 1o ths Property at [1s own expénss; and until the
earller of: (J) thisty (30) days from tha laler of the Requisition Date of the date on which the
conditions to tuls transastion aze fulfilled or otherwlso walved oi; (H) five (5) days prior fo
Completion Dete, 1o satisfy Hself (hat theye are ho onlstanding munlalpal work orders or
deficlenoy notlcas affecting the Propedly, hat Ita presen{ use may be Jawfully contlnued sd
that the prircipal bullding may be insuzed againat risk of fice, Vendorlrereby consents to the
munlelpality or ofher governinental agencles relcaring lo Paschase delails of all ouls!and::ﬁ
yvork orders and deficlensy notlees afteoling the Property, and Vendor agrons lo execule
deltver such fudther suthocization In hls 1epacd as Purchaser mey reasonably require,

Putur Use, Vendar and Purchases agreo that thefe Is no condlilon, express of fmphied,
repeescntation or wairenty of any kind 1hat the future Infended ute of the Properly by
Purchaset Is ot will be lnwful except as may be speclfieally siipulated hereunder,

Title, Provided that titte to the P y is good and macketable fres from all 1eglstered
restrictions, charges, llensand wes axceptes atherwlso spealfically provided inthis
Agreement and savo and except for; (2) any reglstered vesiccllons or covensnts that rua with
the fand provided that such are ud\dlh'(b?my glsteced muntolpal sgreements and
1egistered ogresiments with publlely xe wilities providing such have been complled
with, ov secarity has been posted to easure compllancs and Completlon, as evidenced from
1lys zelovant munlcipelity oc regulated willity; (o) any minor essements for the of
domestlp utility or telephons scrvices to the Pro or edjecent propedy; end (d) ray
easements for drslnage, storm or sanituy sewers, wiitity lines, tefepbons Hues, cable
television llnes or other services, provided nono of the foregolng excepllons (a) tiraugh (d)
msterially affest the present uso of the Praperty ot that Intended by tho Prrchaser in Ifs sols
asd unfetered oplnion, 1€ within tho speclfied tine xeferced 10 In parsgraph 8 any valld
objeetion to thle or o sny oulslanding munleipal work order or deficlaioy nolice, orfo the
fact tho seld present wsoor that Inteaded by the Purchaser may rol lavully be continued or
comntersed, of that the pnclpal bullding tmay xot bo Diswred agolost slsk of Gire I3 yoade In
witing to Vondor and which Vendor Is wisblo to remove, remedy or saltisfy and which
Purchazer will not waive, thls Agreement nolwithstandlog say {nfermedinle mots or
negofistions In respect of such objections, shall ba at an end and 1) monles theretofore pald
shall be renumed Without Snterest o7 deduction and Vendos and Purthasee shell mot be Hable
for wiy cosls o damages, Saveas o any valid objéstion so mads by such day end except for
any abjestion going to the root of the thle, Puzchaser shall bo conchusively deznred fo iave

2
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11,

13,

15.

16,

sccepted Vendor's title to the Property,

Closing Amangements, Where each of Vendor and Purchaser retain a solicitor to complete
the Agreement of Purchase and Salo of the Property, and whete the transaction will be
completed by electronlc reglstration pursuant to Pact 1t of the Land Registration Reform Act,
RS8.0. 1990, o, L, 4 and the Blecironfc Regisiration Act, S.0. 1991, Chapter 44, and any
amendments therelo, Yendor and Purchaser acknowledge and sgree that the exchange of
closing funds, non-registrable documents and other items (ihe “Requlsite Deliverles) and
the release thereof to Vendor and Purchasce will (8) not occur contemporaneously with the
registration of the Tranafer (or eny other documents intended to be reglstered In connection
writh the completion of this transaction), and (b) bé subject to conditions whereby the solicitor
receiving any of the Requisite Deliveries will be required to hold same in trust and not releass
same except In accordanco with the terms of a document registration agresment between the
said solicitors, Vendor and Puschaser imrevocably instruct the sald zalicitors to be bound by

the document reglistration agreement which is recommended from time to time by the Law
Society of Onterlo,

Documents and Discharge, Purchaser shall not call for the production of any title deed,
ebstract, survey or other evidence of title to the Property except such as are In the possession
or control of Vendor, Vondor sgrees that it will deliver any skelch or survey of the Property
In {ts possession or within its control to Purchaser ks soon a3 possible and prior to the
Requisition Date. In the event thata discharge of any mortgage or chargo held by a corporation
incorporsted pursusnt to the Priust and Loan Companies Act (Canads), 8.C,, 1991, ¢, 45,
chartered bank, trust company, credil unlon, calsse populalre or insurance company and
which fs notto be assumed by Purchaser on the Completion Dato (as defined in Schedule A"
to thls Agreoment), is not avallsble in registerable form on the Completion Dato (as defined
In Schedule "A" 1o this Agreement), Purchaser sgrees to sceept Vendor's solicitor’s personal
undertaklog fo obtain, out of the closlog funds, & Discharge of Charge/Mortgage in
registerable form and ta register same on title within sixty (60) days after the Completion Date
(as defined in Schedule “A” ta this Agreement), provided that on or before the Completion
Dale (as defined Jn Schedule "A” to this Agicement), Vendor shall provide Purchaser &
morigage stalement prepared by the mortgagee setting out the balance required to obtain the
discharge, and, whote & real-time electonlo clearance funds transfer system |3 not being used,
u directlon executed by Vendor directing paymeat to the mortgages of the amount required to
obtain the discharga out of the balance due on the Completion Date. All olher morgages,
charges, assignment of rent(s) and other encumbrances shxll be discharged from title to the
Property on or beforc Completion,

Inspection, Yendor acknowledges that Puschaser has not had the opportunity 1o inspect the

Property and understands thal upon aceeptance of this Agreement there shall be a conditional
Agreement of Purchase and Sale between Purchaser and Veador.

Insurance, All buildings on the Property and sl other things belng purchased shall bs and
remaln until the Completion Date (as defined In Schedulo “A" to this Agroement) st the risk
of Vendor. Pending completion, Vendor shall hold all Inxurancs policles, if any, and the
proceeds thereof in trust for the Partles as thelr interests may sppear and in the event of
substential damage, Purchaser may either tenminate this Agreement rnd have ell monles paid
returned without intereat or deduction or else take the proceeds ofany Insuranca end complete
the purchase. No Insurence shall be transferred on the Completion Date (as defined in
Schedule "A" to this Agreemeat),

Planning Act, Provided that thls Agreement thall be effective to creats en inferest in the
Property only if the subdivislon control provisions of the Planaiig 4ct, R.S.0, 1990, ¢, P.13
are comaplied with by Vendot on or before the Completion Date (88 dofined in Schedulo *A"
to this Agreement) and Vendor hereby covenants to proceed diligently at his and hee expense
to oblain any necessary conseat on or before the Completion Date (as defined in Scheduls
“A” to this Agreement). Notwithslanding same, Vendor acknowledges that Purchaser, iz &
munfelpal corporation, end a transfer to Purchacer is exempt from the subdiviston contre}
provislons of the Planntng Act, R.8,0.1990,¢,P.13,

Document Preparation, The Trenafer shall, save for the Land Tranafer Tax Affidavils, be
prepared in registerabls form at the expense of Vendor, and-the Charge/Mortgage, if any, at

3
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7.

18.

19.

20,

21

23,

the expense of Purchasee, If requested by Purchasee, Yendor covenants that the Transferto be
delivered on the Completlon Date (a5 defined In Schedule “A" to this Agreement) shall

contain the statements contemplated by clauses 50{22) and of the Plamiing Acl, R.S.0. 1990,
¢ P13,

Residency, (&) Subject to (b) below, Vendor represents and warrants that Vendor Is not and
on the Completion Date shall not be a non-resident under the non-resideacy provisions of the
Income Tax Act which representation and warranty shall survive and not mesge upon the
Completion Date (as defined in Schedule “A” to this Agreement) and Vendor shall deliver to
Puschaser & stetutory declocution that Vendor is not then a non-resident of Canada; (b)
provided that if Vendor is a nen-resident undes the noneresidency provisions of the fncome
Tax Act, Purchssec shall be credited towards the Purchase Price with the amount, ifany, which
it shall be necessary for Purchaser (o pay to the Minister of Netional Reveoue in ordes to
satisfy Purchaser's liability in respect of tax payable by Vendor uader the non-resldency
provisions of the Jncame Tax Act by reason of this sale, Purchaser shall not olaim such credit
§f Vendor dellvers on the Completion Date (as defined in Schedule “A” to this Agreement)
the prescribed certificate.

Any rents, morigage Interest, realty taxes including local Improvement rates
and unmeteted public or prvate ulllity charges and unmeteced cost of fuel, ss applicable, shall
be apportioned and allowed to the Completion Date (as defined in Schedule “A” to this
Agreement), the Completion Dae itself to be apportioned to Purcheser. The parties hetelo
acknowledge and agree that the Purchase Price of the Property is based upon the acea of the
property belog 15.74 acres (with & total bullding arca of 170,482 square feel). Prior to the
Completion Date, the Purct shall at lts expease provide to the Vendor a floor area
certificate and a Jand area certificate by a qualified Surveyor/expen, setting forth the exact
area of the property, and If such area shall be either more of less than the tofal screage of the
property and the total squaze foolage of the bullding then the Puschase Price shall beincreased
of decreased accordingly.

. Veador and Purchaser hereby scknowledge that the Province of Ontario
has implomented curent vafue assessment and propedtles may bo re-assessed on an annual
basls. Vendor and Purchaser sgree that no clalm will be made against Vendor or Purchaser,
for any changes in property tax a1 a result of re-sssessment of the Property, save and excepl
any propecy taxes that sccraed prior to the Completion Date (s defined in Schedule “A™ (o
this Agreement).

Time shell in all respeets be of the essence hereof provided that the Gme for
doing or completing of any matter provided for heseln may be extended or abridged by an
agreement inwriling slgned by Vendor and Purchaser or by thelr respecilve sollcitors who are
hegeby expressly appointed in this regard.

Tender, Any tender of docments or money hereunder may be made wupon Vendor or
Purchaser or thelr respective solicitors on the Complete Date (as defined In Schedulo “A” to
this Agreement). Money may e tendered by bank drafl or cheque cedified by a chartered
bank, trust company ot Province of Ontar{o Savings Office.

La Vendor tepresents and warrants thal no consent to the fransaction
contemplated pursuant to this Agreement is required pursuant to Subscetion 21(3) of the
Famlly Law Act, R8.0, 1990, CF.3, as amended, unless each Vendor's spouse has
exceuted this Agreement consenting thexcto, and that ejther: (i) the Transfer shall contain
a statement by each Vendor as required by Subsectlon 21(3) of such Act which Isto be
supported by an affidavit; or (i) the spousc of ezch Vendor shall exceule the Transfer lo
consent thereto,

UEFL, Vendor represents snd warranis to Pucchases that duriug the time Yendor has owned
\he Property, Vendor has not caused any bullding on the Properly to be insulated with
[nsulation contalning urca-formaldehyde, and that to the best of Vendor's knowledge, no
bullding on the Propexty contains or has ever contalned insulation that contalns urca-
formaldehyde, This warranty shalk survive and not merge on the Completion Date (a8
defined In Schedule "A" to thls Agreement).
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24,

25,

27

28,

29,

for with Colliers Macautay Nicolls Inc,

Successors and Assigns, The helrs, executors, adminfsteators, suctessors and assigns of the
undersigned are bound by the terms hereln.
Entire Agreement, Interpretation, This Agr tincluding sny schedules sttached hereto

shall constitute the entire agreement between Purchaser and Vendor, If there is a conflict
between the provisions set out heroin and the provisions set out in Schedule “A” to this
Agreement, the conflict shall bo resolved in favour of the provislons set out in Schedule “A”
to this Agreement, Thero Is no represeutation, warranty, collateral sgreement ar condition,
whether direct or collateral or expressed or implied, which induced any Party bereto to enter
lato this Agreement or on which rellance Is placed by any such Party, which affects this
Agreeruent or the Property or supported hereby other than as expressed o referred 1o hereln,
This Agreement shall be read with all chenges of gendec or number required by the context,

Caunterpants. This Agreement moy be exceuted i any number of counterparts aod all such
counterparts shall for all purposes constitule one sgrocment, binding on the parties herelo,
provided each party hercto has executed at least ona counterpart, and each shall be deemed to
bo sn original, notwithstanding thal all paries are not signatory to the same counterpart.
Delivery of an execited copy of this Agreement by faesimile or by electronic transmission fn
portable document format (.pdf) or other slmilar electronic means In a3 effective ns delivery of
en original theeeof, The Parties agree to exchange original coples of this Agresment no Iater
than two (2) business days prior to the Completion Date,

Time and Date, Any reference 1o a time and date In this Agreement hatl mean the time and
date where the Property Is located,

Chattels, Fixtures & Renta Jtams. The Purchase Price shall include the Chattels and exclude
the Fixtures and Rental Items listed in Scheduls *D", Unless otherwise stated in this
Agreemenl or any Schedule hereto, Vendor agrees to convey all fixtures and chattels Included

in the Purchase Prce free from all lens, encumbrances or claims affecting the sald fixtures
and chattels, !

Commisslon. The Vendor represents and confirms that the Vendor has not signed any
listing, representation or commission sgreement with amy realtor the! may require a
commission payment as a result of the executlon or completion of this Agr nt, except

[THE REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK]
[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF the Partles bavs duly exceuted this Apreement on the dates sct out

below,
26t B [pnie] .
Executed by the Purchasec mss-.:.y of [ 2. V&é"

/ THE CORPORATION OF THE CITY OF
ARAMPTON
Authorization By-law Vioflon Ealliolen

2162017, as amended Cfiof Admlfistratlve Officer

1/We have anthority to bind the Corporation.

Agpeoved uy Approved 34
1o form tecomient
Legal Services Reafry Senlees

08 24 2000| | B A i3

b

Excouted by the Veadorbis X0 day o SEATE MGG,

2779927 O IN
Pert
Bi i President
Pers

L/'We have suthority to bind the Corporstion.
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SCHEDULE “A»

SUPPLEMERTARY TERMS & CONDITIONS

1. Defined Texms

1n thls Agreemont, the following terms shall have the followlag meanings;

®
&)

| ©@

@

o
®
&

o

®

O
@)

©

“Bustness Day" mueans auy day which Jsnota Sahuday or 8 Sunday or a stalutory
holldey in the Cliy ¢f Eramplan, Provines of Onlario}

“Completlon” mesns the completion of the transection contemplaled
Agrecinent on the Compledion Dale;

“Completlon Date” means tho dale which is sk
from the duto that the Purchaser glves written nollcs ih

at oll of the DueDlilgence
Requirements (a3 dofluzd heceln) havo been satisRed or mivw \
Dato fulls on a Seturdny, Swidsy ot & statutory hoflday in Ontesio day
eleatronlo reglstration services are not avallable in the Peel Land Registuy Office,

the Completton Date shalt be the next Businzss Dey that suchelectronforeglsication
services am nyallable, T subacor ehallhave thodah busotlos-in

2

L

LI L tireiin SiL
fd&mﬂmﬁﬁuﬁﬁ%ﬂ&vme}mﬂwm' eshdrbynatice
reafiiagtotheMender-opthe-Yanlors sollelior-lo-eitenthe-Conpletten-Dnte
{orafirhierpetod-roro-eieesdshaly- {00 bays;

“Contamirant® means and inclydes, withont Jimilelion eny texlo substancey,
pollutants, asbestes, vermleulite, wrea fomaaldehyde, polychlodinated biphenyls,
mdiomstlve subsiances, dongerous goods or subslances, Hquld wastes, liazsrdons
wasles, hazardous materlals, hezardous substsaces or confaminants or sny olher

matter Including aay of the foregolng, as defined or described as sush pursuant o
any Bavlronmentaf Law;

“Condraots” has the meanlng ascxibed thereto In Sectlon 6 of this Schedude A

Comnell Apptov;l Condition! has the mesning asczlbed theretq da Seotion 2 of
this Scheduls “A";

“Dye Dillgence Date” has the mezning aseribed therele Ju Seetlon 3 of this
Sohedule “A™

“Bus Ditigense Requirements” have the meaning ascdbed thansto in Sectlon3 of
this Schedile “A"

“Tyne Plligense Perod hes the meanlug aseslbed thereto in Section 3 of thla
Bcheduls “A%;

“Bnvironmental Aclivify” means and includu: without limilation, any past,
present or fatuse aclivity, event or clreumstence inrespect of g Contaminant;

“Enyironmental Laws” means eod includes, without limitstlon, any and alt
spplicablo federal, provinetal, state, munlelpal o¢ focal lnws, stalutes, regulntions,
(ceatics, orders, Judgmenis, deccces, ordinanced, officjal dlreotives and all
aulborizaticns tolating to [he environment, ocupstional bealth and safely, oc any
Enviconmenisl Aniivity.

"Eiret Condlifional Date” hes the meaning asexfbed thersta In Section 2 of (s
Soheduls “A;

"Taitial Condiflonsl Perlad” has the meanlsg ascribed thereto In Seetlon 2 of this
schd"le "W All;

“rrovacablo Date” mans fiva (5) deys from the date that this Agreoment 5
exeeuted by the Purchaser ar a date to bowmulually agrezdupon between tho Panles;
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{0)  “Leass Documents” has the meaning aseribed thereto in Secilon 6 ol thls Boheduts
1" AI 'i

()  ‘Property Documents” has the meaning aseribed thereto In Scotion 6 of fhis
Sohedule "AY;

(@  “Requbsltion Dato” means izn (10) days pilos (o the Completion Date,

Counell Approval Condliton

Pucchaser’s abligations nder thls Agreement ere conditions! for & perlod of shuts-hiny
(6520) days following the date of acteplance of this Agreement (the "Initinl Condilonnl
Perlod") (the lest day belng referred (o heceln as the “Biest Conditlons) Dale"), upon the
Purchaser obtelnlng, from Counoll of the Purchoser, approval and railficalion of this
Agrecowent and the approval of a budget fo fund all nc‘ﬂuisilion costs for the Propery
Includlng the Purchase Pdes paysble on completion of thls transaction, HST and all due
dillgence costs (the “"Couaell Approval Condlflon")-Ripvidedthn-forile-sventahat-the \J('
Purehaserisnag IHM«HMWGOMdl-ﬁnml-@ﬂndltleﬂ«lilﬂmh&ﬂﬂai-@a:!dhiwal\‘
londh

Pl ePurehaser-shnt-have-the-Hpht-by-nele-tmvalilngtodhe-Vendorar-Mindos
WMHRH:HMHmMmMWHaHMMHHW
0)days,

The Counel] Approval Condition s inserted for the sola bensfit of Purchaser and msy ba
waived by tho Purchaser at any Iimo prioc (o the explry of the Initha! Condlilonal Period,
Purobasor shall notify Yendor or Vendor's sollcllor in wrlilng on or pilor to the Birst
Conditional Dats, whether ths Counoll Approval Conditlon has been sallsficd or walved,
Nolwithstanding that the Purchaser notlfles Yondot or the Vendor’s solickor within the
Initial Coodlitonal Perlod that the Counell Appraval Condltion hes bean setlfied orwalved,
this Agreement shell conllaue to bo conditionsl on the remalning Due Diligence
Requlrements set out In Sectlon 3 of this Schedulo "A¥, Tf Purchaser falls to so nollfy the
Yendor or Vendor's soliolioz within the Inltlal Corditional Perod or notifies Vendor or
Vendor's sollcilor within the Inltlal Condltionsl Peciud thet \he Cotmell Approval
Condlilon bas nat been sotfled, then thls Agrcoment shall thereugon bs wutoratizatly
tenmivated sad all cbiigatlons and Msbllltlus of the Parties to the other hall b 2t an end
(oxeept for the confidentlullty provisions In Scetion 23 of thiz Schedulo “A"und the Deposit
shall be retumed forthwith 10 the Purchaser withoul Inlerasl and without dediction or setoft
sud the Purchaser shall bs refeased from all M:rllaﬂlli; hezeender,

Igence Perlod : :
- ETCTN e i
(®  Purchaser's obligations under this Agresf
of une-tnidred-ad-4 ety days (the "Dua Diligence
Perlod”) following the date that the Purchaser'nalifies the Yendor or Verdor's
golicltor In wrting that the Counell Approvel Condition Is satlsfled of walved (ihe

last doy of such ene-hund; b ¢ (1204500 day petiod being—- 3
soferred to herein as the “Due Dhigencs Date™), upon Pucchaser ssllsfying Iuself,
in 13 sole and unfeticred disccetion, with respeet [0 ¥ mspects of (ha Proptity (upun

) od Phass | o nwi iln

for & further pariod

il L AN
but not Hmlted foy
enlshn
)  thecondillon of the Progerty lucluding the environmental condition of the
Property;

@) thesultabllity of the Propedy b all oiherzespeals (Ineluding, but not limited
to, o}l applicable costs, geolechnical, soll conditlont sad conservation
lssues) for Putchaser's proposed use of the Property; and
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4,

B,

®

¢i)  thoresulis ofall of Purchaser's other duadiligence searches, !nvlesdgallons,
fests and juspeotions with respect to the Propecty;

(collectively, the “Due Vitigence Requirements™?,

provided however, that If Purchaser condusls any soll, groundwaler ar other
fuvasive tests, Inspectlons or investigailons, fuctoding drilllng boreholes, on the
Property, then Purchascr agrees to réinstale the Property fo its original conditlon,

&3 much as reasonably posaible, sfter nnderioking eny such tests, nspeotlons and
Investigations.

‘Tho Pue Dillgence Requirements azo Inserted for the sole benofit of Pruchaser ono
or mare of which may bs waived by the Pucchaser al any time prior (o the explry
of the Duo Dlligence Perlod, Putchaser shall notify Yendox or Vendor's solicltor fn
writlng o3t or pelox to the Due Dlligence Date, whother any or all of the Dus
Dillgence Requitements have been sallsfied or walved, If Pacohoser notifles
Vendor or the Yeador's sollolor within the Due Ditlgeace Perlod that e}l the Due
Ditigence Requicements have beon satisficd or waived, then this Agreement shall
be unsonditlonal, If Putchaser falls 10 so notify the Vendor or Vendor's eoltellor
within the Dus Diligence Peclod or nolifies Vendor or Vendos's solioltor within the

. Dus Diligence Perlod that all or any of tha Due Diligenca Requirements hevo not

been satisfied, then tbis Ageeemnnt shell thersupon be aulomatically termlinated and
all abligations and Usbilitles of the pertles hereto Lo the other shall be at nn end
(extep\ for {ho confldentlality provisions in Seetlon 23 of thls Sehaduls YA™) and
the Deposit shall be retumed to the Pusct without Inferest and wilhout
deduction and the Purchaser shatl be yelessed from all furthey Unbilisy hereender,

Right fo Bnter

®

®

Upoa seceplence of 1his Agreement, Purchaser, its employess, agents and
contreclors, together with their vehioles, cquipment and supplies, shall have the
right to enterthe Propecty upon providing twenty-four (24) hours' wrtieanoticoto
Vendor or Vendor's sotlaltor, for the foltowing purposes:

) o lnspect the Propesty and el sleuohues, lmprovements and fixiores
hereon;

)  tozurvey the Property;

@) to dury o en environmental sudit of 1he Property, Includlng without
limitation those Inspeations, Ingulries and sclivities desedbed In Seation
3(a) and Sectipn 5; and

() 1o condnct such olfier investipations and lests as may secim necessary and
appropriate fo Purchaser,

Purchaser shall indemnify and save barmless Vendor of and from aoy and all
olalems, demands, actlons, causes of wetion, Mability for damages snd mssoclated
costs and expenses (locludlog, without Jircdation, reasonablo Jegal fees and
disbursements) brought sgalnst Yendor or for which Yendot becones liable a0 a
xesult of pecsons] injusy, Ineluding personsd Injury causlng death or pmperty

* damsge suffered by any person adsing out of anything done by Pureheser, its

employees, agents and contrrelors In the course of the exerclso of the above tlgit
of enfry, save and except sny damage lo the property of Vendor which is the

* feascrinble and necessary consequence of the exarclse of this zight of enlry, oc
viitoh is erused by or contsibuted to by the wilflll o negligent 2ot or cmlsslon of
Vemdor of those $or whom In Jaw it 1s zesponsible,

Euvlropmentst Iavestigations

@

The Parlies ecksowiedgo thet Parchaser may cany oul a Phass I, Phase 1 and
sdditional Braviconmental Site A is of ths Property dwing the Due
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Difigenco Perlod st lis own expenss, Insluding attendance on the Property by the
Purchaser snd i3 servanls, agents, sonsulianis, contractors, worken and
repesonlatives on such numbar of ocenslone s may bo required to completo
I ions, (oke samples and underleko lests of the surfecs and sub-surfuce soll

waler and fucluding the making of borehioles, fustaltatlon, imgteshn and
removal of monllorlog equipment nod underteking sush other inspecilons,
investigatlons, excavations arid lesis ss may be required to complete such
assessmenls, ‘The Purchaser ogrees (o pay all cosls of any repairs required to be
inade 19 the Property a5 aresult of the aforcsald lospections, audits acd tests so thal
the Property Is restored (o the eondition that exjsied Immediately prlor 1o such
Inspections, audits or tests,

In the eyent that the Purchaser notifies Vendor oc Vendor's sollcllor that the Dus

Dlligence Requiremenls have been saflsfied or waived In accordance with

subparsgraph 3?:) hereof, nclilier of such nolles(s) or the Completion of thls
¥

tantnction by the Puzchaser shall be consldered n walver of & breach of any
envivoomental warranty glven by Veador, )

&  Veodor's Cooperntion and Dacument Delivery

Vendor shall defiver to Pucohaser within founeen (14) days of oxecuilon of this Agreement
by 1ba Pariles, all relevant information with respect to the Property, to the extent within fls
postesslon or coulrol, Inolwdlng but not mited (o1

@

@

@

0

o

@®

wt Authorizallon pnd Direotlon, on Purcheser's form, aufhorleln g all governmentat
egencier and bodles having Jurisdicilon 1o telesse all infoimation In thelr files
selutiog fo the Properly provided such sutbordzalion and dlceotion shal) specifioaily
prohibit any Inspestlons of the Property; .

coples af all surveys, plensing studtes, zonlng or offlolal plan amerdnient
applicatlons, environmental teports, ecologleal reports, enviconmenal
assexsmente/andlls relatlng to the Propenty, Ineludl g8y |ospections,
Investigations snd (ests, feeslbility studles, engioeering reports, and any notlees,
otders, dircetives and oll other docwments and repors relallug Lo tha Property;

® copy of nny lease andfor vecbal leas agrecment pacticulars, inoluding the pame
of the tenant, date of Iease andlor verbal loase agreeoent, all rent parilculars, term
of leass sndfor verbal lease agresment, renswalloxtension partioulars, snd
deposlis/seurity partleulors, sad oll notlces of rent Increasss, most secent utifity
and s¢rvice accounts for rented premises snd other snclliery documents thereto (the
‘Lense Dotuments”);

& list of and copies of any execuled contrecls and warrantles with thid parties
efleoting the Proporty, T any, coples of mostrecent ullilty end servico aceounts for
the Peopocty and coples of any contracts for equlpment which has been nffixed to
the Property, is rented and nol included {n \ke Purchase Price ("Coatrnels” ;

caples of any plans or drawlngs for say struchices on the Property, inoluding
clectreal, mechandeal and structurat and sny drawings end plans related to any
alterations or addiions conteraplated;

oulstanding sppllestions or eppeals and ordere issued concomlug roal Property
taxss for the Property; and

wuch ofhier materal dosuments, reports or fnformation relating (o the Praperty as
may ba ressanably required by Putchaser and a3 may be jn Vendor's possesston or
control,

{colleaiively, the “Property Docvmenta),

7. Addittone) Representstfons sud Warrantles of Vondor

Vendor also represents and warrants {o Purchasee that esoh of fo Following representatlons
&nd warrantles are true and correct on the dals of this Agreement:
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©

@

©

Ommarship & Corpornte Authority, Vendor is the owner of titlo to the Property,
Is & corporation duly Incorpotated and subslsiing undes the lnvs of the Proviice of
Qntarin nad hes the carporate and contraoival power, authority, right and capacity
(o enfer into, exeoute and deliver this Agresment and 1o carmy out the transactions
condl;mp!nladhyﬂ\iakgr tin th templated by this Agresment for
itself,

Right of First Refusel. Mo person has any zight of first refusat or opllon to pucchase
or othes dght to porchass or lease any pact oftha Proparty of Intezest tiereln

Contraols, All Coalracts are in good standing and Vendax is not aware of any
malotlal defaulis thereunder, none of the Contracts shall impose any finmelal or
othet obligation on e Burchaser after Completfon and all such Contrasls may bo
sssumied by the Purohaser at s option and may be terminated without pslor nofics
orpenalty.

Environmental Compliances

() tothe knowledge of Vendorandussnay-bedlselosed by the-Veniirto-tho
Hoge AN o romm

&:W&

8, the Property complles In il material respects with s}t applicable
Bavitonmental Lavws;

L. no portlon: of the Property hae been utilized as waste disposal site,
landfill slto or cometazy;

. no bullding, stucturs or Improvement located on the Eropesty
conlalns & Contaminant or any other hazardous, regnlated or
controlled substance vnder applicable Bavirenmentsl Laws;, nor are
thore mow nor have there ever been any aboveground of
undetground storage tankes Iooated on tho Property;

d.  thkeco does not now extst in, on or undes the Property, arisiog from
any current oy previous use of the Property or from sny cther soures
whalsaevar, & patent oc lalent Contaminant thet Iz likely o cause
1nmedialely, or el some fitaro tine, haem to or degradation of the
coviromneat or sisk to buman health for safety as defined In or
pursaant to applicable Eavironmental Laws now or hereafice In
exislenca relating to tho protection of the enviconment and yublle
heslth end safety; and

e, the Property has not been wilized for any pucpose which would
require pemlssion, spproval, authosity or flosnce from the Miulstry
of ibe Bavicornent or any ofber mithority baving jusisdfstlon for any
fituze development of the Property; and

thezs 1s no ashestes, yemnicylite, polychlorinated byphenyls (PCBs) or
radiogotive substance located on the Property and during the timo the Vendor has
awned the Property, tho Property has not been wsed for the growth sndlor
roanufichus of Aoy filegal subsiancs and to the best ofthe Vendor's kaowledge and
bellef, tho Fropzrty hag nevee buen used for the growih sndlor manufacivre of any
{llcgel substance

No proceedings, Vendorhas not been fssued orsgeelved, nor hasanyope on bobalf
of Yeudor reczived, sny notice with respect to any by-lnw chango, governmental
proceedings, expropsistion (by sny party other than the Purchaser), envlronmental
contaminstion or Jmpaimuent, deficitncy nottee, work order, orany other nolles o
order affecting the Propedy om}aunﬁ?‘w tiweatensd or pending condentnation
o¢ expropistion (by any party othee (han the Purchaser) of the Propedy from eny
governmentel depsttment, branch, ageney, offico or othee sulhorlly which has not
been fully satisfled by Vendor prior fo tho data of this Agreement,
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10.

(8 Lltigation, There 1s no liigation, claim or proceeding, appeals and applications for
review, in progress or pending which affeet the Property or the use thereof or
entitlement to receive reveaue therefrom bofore any court, commlssion, board
bureau or agency or arbitration panel, nor has Vendor received wrilten notice of
any such Jitigation or othier proceedings which are thicatened.

(@)  Indebtedness. Thero is no Indebledness to any person, firm or corporation which
on or afler the Completion Date may constitute & len, charge or encumbrasce on
the Property or which would affect Purchaser's right, from and afler the Completion
Date, to own, occupy and oblain rovenue therafrom.

(h)  Leazes, There are no leases, offers to lease or other tlghta of use or occupation
affecting the Property.

()  HST. The Vendor Is now and on Completion will be registered pursuant to the
provisfons of Paxt 1X of the Exclse Tax Act (Canada),

1)) Environmental Reports, efe, Coplos of all reports periaining to eny eavironmentat
sssessments/audits yelatlog 1o the Property, including any Inspeclions,
investigalions and tesis releting to the Property oblalned by, or In the possession or
control of, or carried oul on behalf of, Vendor or its represenlatives have beea or

will be provided to Purchaser pursuent to Section 6 of this Schedile “A™ as pactof
the Property Documents,

()  Insurance. Vendor malmtalns, and Is In good siending In respect of, such fire,
boller, public Habllity, property damage and rental Insurance coverlng the Property
a3 would be maintained by a prudent owner of & simllar property and as required.

() Consents, There are no conscnls, approvals, notlces, relesses or assumplion
sgreements required or necessary to Implement the terms of this Agreement or the
agreements contemplated hereby except as will be obtalned by tho Vendor,

(m) Property, The Property Is owned by the Vendor with good and marketable
beneficial and Jega) title ihereto, Vendorhas no knowledgs of any bulldings, fences
or other structures an adjoining lands which encroach on or over the Property and

there fs no oulstanding dispute with respect to the boundary of the Lands with any
abulling owner,

(®)  Property Documents, The Property Documents are true snd complete and do nol
contaln any material misstatements, Inacewracles or omlssions. Vendor will
continue to disclose or update the Property Documents as Vendor becomes aware
of any chunges or modifications thereto,

Maragement of Properdy Un¢it Closing

Vendor covenants to continue to manage and melntain the Property uatit Completion fna
mannce consistent with its current practice, including, making all necessary day-to-day
repalts and malntenance asmay be reasonably required. Upon the Completion, the Property
shall be substantially the same condition as on the date of this Agreement,

Reloase

Vendor covenants and sgrees to produce and reglster, on or before Completion, valid
discharges of all exlsting morigages, charges or encumbrances whatsoever affecting title
to the Property, and, fo discharge, or otherwise remove from tlile all easements, rght-of-
way, restrictions, or any other matter affecting the title to the Property or the use thereof
which are not specifically peemitted pursuant to the provisions of this Agresment,

Closing Deliverles of Vendor
On or before Completion Vendor shull afso deliver 16 Purchaser the following docurnents!

(® = Transfer/Deed of Land, in registrable form, Jn respect of the Property to the
Purchaser or as it may direct, to be duly executed by the Vendor and contaln the
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®

(@)
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statements by Vendor and its solicitor under scetlon 50(22Xs) and (b) of the
Planning Act (Ontario);

direction and acknowledgement snd gny re-direction to Purchaser segarding
payment of the balance of the Purchase Price, to be dellveced to Puechaser by
Vendor st least five (5) Business Days prior to the Completion Date;

originat coples of all Contracts and coples of all files and documents relating to the
Property In possession ar control of Veador;

coples of the registeced discharges, postponements and other instruments as
required by the terms of this Agreement;

& certificate as provided in Section 6 of this Agreoment i€ the sals of the Property
is not subject to HST;

an nssignment aud transfer of Vendor's interest in any outstanding guarantecs,
warrantics and indemnities with respect to the Property as well a3 any permits or
Yiceanses required to operate the Property;

a satutory declaration of Vendor confinning that the representations, warmanties

and covenents contained hereln are true, correct and fulfilied as of ths Completion
Date;

a declaration of possession of the Vendor in form and content to the teasonable
satisfaction of the Purcheser's solicitor;

a Matutory declaration nltesting to the fact that Vendor Is not at the time of the
sxeoutlon of the aforesald statutory declaration and will not at the Completion Date
\be & non-zesident within the meaning of the Mucome Tax Act (Canada);

& statement of sdjustments, to be delivered to Puschaser by Vendor at least five (5}
Buslness Days prior to the Complstion Date and to have annexed 1o It detalls of the
calonlations used to arrive at all deblts and credits on the statement of adjustments;

an undertaking to re-adjust atl ftems set out in the statement of sdjustments if
necessary;

where any transaction Is to be completed by electronic repistration, the Document
Reglstration Agreement, executed by Vendor's solicitor, {n the form tecommended
from tlme to time by the Law Soclety of Ontarlo, amended to conform to this
Agreement; and

a non-merget agreement; and

such other dociiments and items ss Purcheacr may reasonably require fo easure
Comptetion of the purchese contemplated by this Agreentent,

Closing Deliverles of the Purchaser

On or before Completion, Purchaser shall deliver to Vendor the following!

=)

®
©

@

Q)

2 direction regarding the manner In which Purchascr wishes to take titic to the
Propesty;

the balance of tho Parchasa Price 88 adjusted [n accordance with this Agreement;

an undertaking to re-adjust all ftems st out in the statement of adjustments, if
LECESSArY;

a warranty, undertaking and Indeonity with rospect to HST as provided in
parsgraph 6 of this Agreement, if applicable;

where any transactlon is to bo cornpleted by electronie registration, the Docunent
Registration Agreement, executed by Purchaser, In the form recommended by the
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13.

14,

15,

Law Soclety of Ontario, smended 1o conform to thia Agreement; and

(D such other documents and items 82 Vendor may reasonably require to ensure
Completlon of the purchese contempleted by (s Agreemont,

Tax Appests aud Refunds

Vendor shall be entitled 1o continue any pending realty fex appeals or reasscsaments for
the petiod prlor to the Completion Dats, Purchaser sprees to cooperate in any such appeals
Of reassessments 1o a ¢ felly re bl extent without expenditure of money,

party out-of-pocket expenses in conducting any such appeal or reassessment, including any
commissions payable to sgents or consultants) shall be readjusted as of the Completion
Date after the conclusion of any assossment appeal. Vendor sgrees o notify Purchaser and
consull with it ln connection with ol malerial matters, declsions, negotistions and
selllements of such appeals or reassessments,

Indemnifiention

Vendor hereby lademnlfies and saves harmless Purchaser, its elected offiolals, employees
and any other person for whom it Is in law responsible, from any kind of labllity, sut,
claimn, demand, fine, action or proceeding of any kind which roay be brought agalnst it, and
from and agalnst any and all fosses, costs, demsges, or expenses (includi nj reasonsable legal
fees) suffered or {ncurred by the Purchaser, howzoever caused, arising from any breach of
Any representation and warranty contained In this Agreemen!, This fndemnity shall not
marge but shall survive the Completion of the tansection confemplated by this Agreement,

Notlces

Any and all notices required to be glven or a3 may bo given pursuent to this Agreement
shall be deemed sufficlently glven or made and shall be deemed to have been recelved by
the addressee or their respective soli citors: (i) on the date of dellvery if delivercd personally
to the address specified below or (ii) on the date of fransmission if delivered by email, or
IF such day I3 not a Business Day, on the next Busingss Day thereafler or (i) on the 5#
Business Day following the date of mailing If sent by 1egistered mall provided that the
postal services have not been Interrupted in which case notice shall only be glven by
personal delivery;

In the case of Purchaser to:

‘The Corporation of the Clty of Brampton

2 Wellington Street West, 9 Floor, West Tower,
Bramplon, Ontaric LEY 4R2

Altention: Sentor Manager, Realty Services
Email: managemesltyservices@brampton,ca

Inthe case of Vendor to:

2779927 ONTARIQ INC,

Attentlon: Blkram Dhillon, President
Bmail: bikrem dhillow@bydpotroleum.com
130 Delta Park Blvd,

Bramplon, Ontario L6T 557

or such other addrese a3 tho Partics herelnaficr may fn writing advise,
Headings

‘The beadings contained heroin are for convenlence only and shall not affect the mesning
or fnlerprotation thereof.,
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18.

19,

20.

25,

23.

Amendments

Any amendmeat, supplement, rodification or termination of this Agtecment shall be jo
wiriting and signed by the parties,

Legal Rees

Yendor and Puzchaser shall be tesponsible for thelr respective legal fees in connection with
the review of this Agreement and the (ransaction that is the subject of this Agreement,

Applicable Law

This Agr L shall bo construed In accordance with the laws of the Province of Ontario
and the laws of Canada applicable In the Province of Ontsrlo and shall be treated Ju alf
respecis s an Ontario contract.

Severability

If any provision of this Agreement ox foy part of any provision of this Agreement is held
to be invalid, illegal or unenforceable by a court of competent jurisdicion, such provision
or part shall not affeet the valldity, legality or enforceability of any other provislon of this
Agrecment or the balance of any provision of this Agscement absent such part and such
invalid, iliegal or unenforceable provislon or part shall bo deented to be severed from this
Ageeement and this Agreement shall be construed snd enforeed as if such {nvalld, illcgal
or uncnforceable provision ot pert had not been included In this Agreement at the time it
had become invalid, illegal or unenforceable,

Walver

Mo waivee of any provision of this Agreemeat shall be deemed to constitute & waiver of
sy other provision, whethee or not slmilar, nor shall such walver constitute & continuing
walver unless otherwlse expressly provided. No forbearance by any party 1o seek aremedy
for any breach by any other party of any provision of this Agreement shall constitute &
walver of any sights or remedies with respect to any subscquent breach.

Survival

The representations and waren {es contalned In this Agrecmeat shallnot merge onolosing
but shall survive and continue In full force and effect for the benefit of the party catitled
thereto.

Asslgnment

Purcheser shall have the right to gsslgn its interest n this Agreement L0 any affiliated
company or entity, provided that the ignes of this Agreement agrees In writlng to be
bound by, carry out and fulfill the tenvs and conditions heceof. Upon any such assignment
and assunption, Purchoser named hereln shall bs released from lts obligations, covenants
and llabllities under this Agreement. Purchasee shall not otherwvise be ntitled to asslgn its
intezest In this Agresment without the prior written consent of Vendor.

Confidentiniity and MFIPPA

The Vendor and Purchasez speee to take all necessary precautions lo malntain the
confidenlatity of the terms and eondilions contalned hercin. The parties acknowledge that
this Agrecment and any Informetion or documents \hst are provided hereunder may be
seleased pursuant to the provisions of the Munfclpal Freedom of Informatlon and Protecilon
of Privacy Aet, RS.O. 1990, ¢.M.56, as smended. This acknowledgment shall not be
construed as A walver of any right o object to the release of this Agteement of of any
information or docurments.

Municipal Diseretion

Nothing In this Agreement derogates from or interferes with or fettes the exercise by the
Purchaser, or its officers, employess, sgents, representaliyes of clecled and appointed
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officials of 1] of its rights as o munlcipality, or imposes any obligatlons on (he Purchaser,

or lts officers, employees, agenls, representatives or elected and appolated offlclals, in Its
roleasa mualcipality,

Independent Legﬁl Advico

The Vendor ecknowledges that the Purchaser and the Pucchaser's solicitor have not
fepresented and do not represent the legal or flnanciat interests of the Yendor, and do not
provide and haye not provided any lega), financial or other advice 1o the Vendor, The
Vendor acknowledges that his fnterests can only bo propecly protected in this transaction
If ho obtains Independent legal end financial advice, and the Purchaser has afforded the
Vendor sufficient time ang Opporunity 1o do so, In exccuting this Agreement, the Vendor

oblain Independent tegal advice, and has clected to execute this Agreement without the
benefit of independent logal and financin) advice,

[THE REMAINDER Op THIS PAGE IS INFENTIONALLY LEFT BLANK]
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SCHEDULE *B”*

LEGAL DESCRIFTION OF THE PROPERTY
PIN 14249 - 0053 (LT)
PTLT 13 CON 1 WHS CHINGUACOUSY PT 1, 43R16689; BRAMPTON; TOQETHER WKTH
AN HASEMENT OVER P¥ LT 7 CONC 8 N.D. (TOR.GORE) DES FT 24, 43R32980 AS IN
PR1724103%; CITY OF B
PR 14249 0055 (LT)

PCL 5:2, SEC 43M166; PTLT 5, PL 43M766; PTS 1 TO 3, 43R18108; 5/T ARIGHTASIN
LT766081; /T LT764729, LT786235 BRAMPTON
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SURVEYOR'S REAL PROPERTY REPORT
PART 2 — SURVEY REPORT i

PLAN OF
= DESCRPTION
B T MBS, i | AONGESBION 1. WH.S.

PART OF LOT &, REGISTERED PLAN 434705, DESIGNATED AS PARTS |, 2 ARD 3,
PFLAN 43R-78018

AND
CTY OF BAANPTON PART OF LOT 5
FECOL MCFALTY OF PEEL ) REGISTERED PLAN 43M—-766
- MCAHAE ASIVNT 0 BT CE e
PIN 14240-0035(LT) — SUBLECT 70 EASIMIENT OVER PART 2, FLAN «R—18018 CITY OF BRAMPTON
AS SET OUT M INST. NO LT785235, REGIONAL MUNICIPALITY OF PEEL
~ SUBECT T0 EASENENT OVER PART 3, PLAN &XR- 8078 P a—
5 SET QUT N INST. NC LT7G80KT AND NO LTI64728. ————
— DG COMPLUSCL WDl WAsOPL [One fr-Liee

SCALE 2
METRICS DISTANCES SHOWN HEREON ARE IN METRES ANO

MR VBT w S o Furomd

CAN BE CONVERTED TO FEET BY DMDING BY 0 3043,
N iy NOTE:
— MONUMENTS SHOWN AS “WIT™ ARE WITNESS WONUMENTS AND ARE NOT AT THE
PRCPERTY CW‘E: GUDO PAPA SURVEYING — A DIMISION OF LD DARNES LIMITED |S NOT LABLE
- s ey FOR USE OF THIS REPOAT BY ANY PARTY OR PARTES FOR FUTURE TRANSACTIONS
- 46 Yo OR FOR ANY UNRELATED PUI
TS REPORT REFLECTS

3,

CONDITIONS AT TIME_OF SURVEY. UFDATING WAY BE REQUIRED
SSUE ADDMONAL COPIES SUBSEQUENT T0 DATE OF SURVEYOR'S CERTIFICATE.

PiN. 14249-0089(LT)

wegmin

FAHT
P:‘Aﬁ!:‘i?—ﬂ"' i
OUF W WED MO ACAART - s [
L T-sosL) s g .
-
-
¥ PIN. 14249-0098(LT}
T .
v i s S 77 % HR
e

| 4249-0053(LT)
n

PN
o 14749-005507)

o~
&

s

-

i e s e %

80
U

N A A TN AR TS A NN o e
(DR RNICEIS) [ (e L R G eRilS

PIN. 14249-011(LT)

A Tk o1 oo, REGSTERED LAY SURVEYOR'S CERTIFICATE: (el 2 G Fucs Sarrrs - & Bpen o 43 Bateey Lvies
m@ o oo DBWTES  SURVEY WOMLMENT FOLND a6y - D MelEAN OLS. AT
LAND SURVEYDRS . MENT FLANTED 922 . v 1. THIS SURVEY AND PLAN ARE GORRECT AND IN ACCORDANCE
g SURVEY MONU SCUERFER DZALIOY BENNETT LD, QLS.
SUSSON S5 . STANDARD IRON e - Wil FENTON L0, 045 WITH THE SURVEYS ACT AND THE SURVEYORS ACT AND THE - Couvevive
2041425 : ST STHOAD IRON 48 m A 65 g oL REGULATICNS. MADE UNDER THEM GUIDO PAPA SURVEYING [ "0
L . ROCX FLUG DUNCAN ASHWDRTH SURVEYING LTD, OLS 2 THE SURVEY WAS COMPLETED QN THE A Dlvision of .D. Barnes Limited .
i : i oy By, 0t
_é_ w . CRIGN UNKNCWN CHAN UNK FENCE - 7
e S S usonmang speET R S U . VOO L e
N . : HAONTARD STRE PNt i - BT e ST e s
e > PN 4R-88 - NORTH ST, EAST, wesT Bacian T T G BT, REERENGE N
In xvoracncs wim 3 ] PLAN 43R-21848 PLLR MAENT ST LF. DAP. 18-16-240-00
o e ) Conn @. [ Es s
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SCPAROULE “D”

Gﬁhﬂm;muw ATD RENTALITEMS

Y, 2&/@/

{. CHATTBLS INCLUDED! mM
ahatigtaye [mo Vendor 0 provide uuﬂemuenstammmm chattels)

2, FILTURES EXCLUDED: Hosno
3, RENTAL ITEMS: Tone
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