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Aerial Overview; Option 5




TERMS OF SETTLEMENT
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Terms of Settlement Highlights

A Secondary Plan grants approval for up to X million SF of density

A $Xmillion of infrastructure has been identified as a requirement to facilitate the
capacity for~X million SF of densifi?hase | and II)

A To be shared by Developer, York Region (YR), City of Markham (COM) and
Ministry of Transportation (MTO)

A Additional infrastructure in the form of high@rder transit or proven excess road
capacityis requiredfor release ofadditional Xmillion sf(Phase IlI)
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Infrastructure:

i $X million of improvements identified in the Transportation Master Plan (TMP) to support the overall development propbSE) (X
30 individual infrastructure items: roadsighway improvementandtransit¢ (see Appendix for detailed infrastructure breakdown)

Fundingto be secured through various developmegreements with YR, COM, MTO and CF

CF, YR, COM, MTO percent share allocation is fixed (costs subject¢daseg on current market info)

Terms agreed to herein are subject to infrastructure funding and development agreements been exauliiedious parties respective
approvals.

Projected Timing for Infrastructure Funding*:
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S Terms of Settlement Strategic Considerations

DevelopmentLinkages
i Inorder to deliver the Phase | retail K sfa minimum of~XX sbf office must be delivered iconjunction

i 2:1 ratio of retail GLA to office GLA to guide the first phaskewélopment

i 2:1 ratio of jobs to population to guide the first phasedefvelopment

I Atend of Phase I, office land use must meet or exceed 55% of alldendnd therefore;
I Nodevelopment beyond Phas¢€XX MSF) untiX millionsf of officebuilt

T No development beyond Phasé€X MSF) until:

o0 Higher OrdeiTransit*or new advances in mobile technologydemonstration of unused capacity in existing road and transit
infrastructure

T JV Partner Considerations

*Higher Order Transit is defined as rapid transit; separated from general vehicular traffic and therefore able to maihéailevels of speed
(e.g. Bus Rapid Transit proposal for Woodbine¥erk Region)
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Global Assumptions Base Case

A Base Case Overview:

o X0 million sf Total
A Phasd: X million sf 2023
A Phasdl: X million st 2028

0 $X million infrastructure

o0 hTFAOSY dat NBClasg¥BA { dzo dzND I y ¢
A Based on Yonge Corporate Centre

0 Residential: Mid Rise multifamily
A Based on Don Mills

0 Retail: full priced high end
A Based orSherwayGardens Expansion

Allanalysis is at00% cosaindunlevered

Costsincome and returnanalyzedoy asset clas@etail, office and residential) aragregated

Costs and leasing assumptions basaccomparablé€CF precedentsr third party research
Capitabutlay for infrastructure assumeitie sametiming for posting of financiadecurity (201% 2024)

To Do Do Do

Analysisofthé 6 2 @S Y Sy i A 2 yh&sPeen brdken Hito fwd ph&seés, whitdn be found in the followinglides
Additionalalternative solutions included in th&ppendices

To I>



FINANCIAL ANALYSIS
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A Land costassumed to be $XXX(@XX PSF G).fsubjectto valuation) consistent across all uses
o $X.X million per developable acre
0 Assumption 100 acres of developable land*

A Infrastructure cost:
o Phase |l X M SBX M) + site servicing ($XX) are disproportionately allocated across various use types

o Note: The $X M of infrastructure costs have been front ended and absorbed by X M sbbyitésulting in higher
Phase | costs

o Phase IK MSH$X M) consistent across all uses 8K~PSF GLRarking costs assumed to BX K/stallof above and
below grade parking (blended)

A Parking ratioremains consistent with city requirements:

Retail:5.0 stalls per 1,000 SF

Office: 2.5 stalls per 1,000 SF***

Residential:1.55 stalls per 1,008F (1.25 Parking space per dwelling plus 0.25 parking spaces per dwellisgds)
Hotel: 2.13 stalls per 1,000 SF (0.85 parking spaces per suite)

Convention Centre10.32 per 1,000 SF (Rarking space perSMof net floor area (Banquet Hall

In total XX parking stalls will be built

o Parking was conservatively assumed to build structure parking in Phase I, rather than surface parking, leaving
future development sites unencumbered and future phases more viable.

O O O o o

A Development Chargesxclude any potential rebates
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Base Case Assumptioggop Down vs. Bottom Up

anuanay

Default Calibrate
Assumptions Costs

Imagined Rigourous
Income Assumptions

Intelligent Right Size
Income Revenue




TYPES OF LEASES

UTILITIES |TAXES |INSURANCE | MAINTENANCE STRUCTURAL
REPAIRS

GROSS Landlord Landlord Landlord Landlord Landlord
SEMI Tenant ?7? ?? Landlord Landlord
GROSMET

DOUBLE Tenant Tenant Tenant Landlord Landlord
NET

TRIPLE NET Tenant Tenant Tenant Tenant Landlord
ABSOLUTE Tenant Tenant Tenant Tenant Tenant

NET

14



Right sized Revenue

LEASES
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Project ReturnRetail + Office + ResX M SF Residential Returnxm sr

Residential

Unleveraged IRR*

Profit

Leveraged IRR

Breakout: Phase | Project RetuRetail + Office + ResXX M SF

Retail Office Residential Combined

Yr. 3 ROI
10 YrIRR

Breakout: Phase Il Project RetyRatail + Office + ResXX M SF

Retail Office Residential Combined

Yr. 3 ROI
10 Yr. IRR
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Base case hard cogsfvs terminal cap rate

Base case hard cogsfvs Blended rent rate
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Appendix A Site Servicing Cost Estimate

Site Servicing Cost Estimatddreakdown
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Appendix B Infrastructure Breakdown
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Appendix B Infrastructure Breakdown Cont.
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AppendixCc Alternative Scenarios
1. Phase | Scenario
T Assumes market only allows for Phase | - lag between | and future phases
2. Base Case Retail
I Off-Price Retail
3. Base Case Office
T Suburban A Office
4. Base Case Residential

T High Rise Multifamily
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Overview

RETAIL SALES IN CANADA

A In2015, retailers sold an estimated $515.3 billion in goods and services in Canada (location based retail).

A Less than a 2% increase from 2014.

EMPLOYMENT

A wSilrAf aSOG2NI Aa /IylFTRIQa fFNBSad SYLX 28SNXP» mMuHOp: 2F /[ Fyl |
RETAIL SPACE IN CANADA

A 542 million SF of Shoppigntregaverage size 186,000 SF)

A 169 million SF of Pow&entresaverage size 323,000 SF)

A 236 power node (PoweEentresplus nearby Shoppingentre3. Aimost 40% located in Ontario

RETAILERS IN CANADA

A Top 100 Retailers in Canada control over 70% of the market share.

A pm: 2F /FYITRFQa fSFRAY3 NBGIFIATSNE FNBE F2NBA3IY 26ySR | yR 21
LANDLORDS IN CANADA

A ¢2L3 o [FTYREt2NRQa oO0YlIAyfteé& tSyaizy CdzyRao O2y iNRf I|fY2ad cp

SourceTriovestRealty Advisors
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AppendixD ¢ Retail Market Research

Canadian ShoppingentresProductivity

National:
$732 PSF
(+1.6%)

ton: (-7.1%) Montreal: ’?
(-5.0%e

% 9%) * Ottawa: (+1.8%)

® Tovantn®
(+5.6%)
Note: Al data seasonally adjusted at an annud rate except metro Weak Strong
markets (no adjustment). Growth rates on a year-over-year . .
basis. Currency Is in Canadian dollars.
British Alberta: Prairies: Ontario: Québec: Atlantic:
Columbia:
S867 PSF $710 PSF $641 PSF S803 PSF S560 PSF S564 PSF
(+6.4%) (-8.8%) (+1.9%) (+5.1%) (-2.8%) (+6.9%)

Source: ICSC
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AppendixD ¢ Retail Market Research

Development Opportunity due to Aging Inventory

30% -

Almost 80% of retail inventory is more than 20 years old

25%

20% -

15% -

10% -

5%

0% -
1950s 1960s 1970s 1980s 1990s 2000s

m Toronto mOntario

Source: Cushman and Wakefield
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AppendixD ¢ Retail Market Research

New Supply Under Construction in 2017

A Regional malls and retail imbedded in mixed use projects are dominating the market

# REGIONAL MALL*

E MIXED USE

# COMMUNITY CENTRE

M POWER CENTRE

M OUTLET CENTRE

1 NEIGHBOURHOOD CENTRE

*Redevelopment

Source: CBRE Research
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AppendixD ¢ Retail Market Research

Impact of Consolidation due tc@ommerce WavesClass B+ and above malls stay strong

Source: Cushman Wakefield



