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PURPOSE

1.

The purpose of this supplement to the Seventh Report (the “Supplement Report”) is to provide the
Court with information and the Monitor’s view on certain matters outlined in the position
submissions to Court pursuant to the Procedural Order granted on October 1, 2025, namely the

submission of Kent Building Supplies, dated October 10, 2025 (the “Kent Submission”).

TERMS OF REFERENCE

2.

The Supplement Report should be read in conjunction with the Monitor’s Seventh Report, including
the terms of reference paragraphs noted therein. Terms not defined within this Supplement Report
have the meaning as set out in the Seventh Report, the Monitor’s application materials and the

Asset Purchase Agreement, unless otherwise noted.

THE KENT SUBMISSION

3.

Paragraph 6 of the Kent Submission states the Monitor did not provide the Court with a complete
list of assets and undertakings and a reliable estimate of values of the assets and undertakings to
be purchased within the Proposed Transaction. Within the Confidential Supplement of the Seventh
Report, the Monitor attached an executed copy of the Asset Purchase Agreement, in which section
2.01 provides a detailed listing of the Purchased Assets (as defined therein). Further, the
Confidential Supplement provided the Monitor’s estimates of the Purchased Assets within the limits
of the financial resources available to the Monitor. To be clear, although certain assets are not
estimated to hold significant value, such as doubtful accounts receivable, contracts and intellectual

property, appraisals are not usually attainable for assets of this nature.

Paragraphs 9 through 12 of the Kent Submission discusses the assumed liabilities of Newco within
the Proposed Transaction. The purchase price and liabilities of the Applicants that are willing to
be assumed by Newco is primarily up to the Private Investor, specifically its perceived value of the
Applicants’ assets and risk versus reward from assuming certain liabilities of the Applicants. Further,
the Monitor understands that reducing the liabilities to be assumed by Newco would not increase

the purchase price within the Proposed Transaction.

Paragraph 13 of the Kent Submission challenges how the potential receivable related to the NL
Government’s expropriation of 146 Ladysmith Dr., Paradise, NL can be conveyed as part of the
Proposed Transaction. The Monitor has estimated potential collections of $50,000 to $100,000 from
the Applicants’ Miscellaneous Receivables after considering factors such as costs of collection such
as continuing litigation in certain cases. The Monitor is of view the release of the partially built
residential property at 146 Ladysmith Dr., Paradise, NL may be one of the more collectible
Miscellaneous Receivables of the Companies. However, considering the value of the partially

completed property as is, and costs such as i) land parcel cost of $65,000 pursuant to the purchase



agreement Karwood Contracting executed with Patrick Street; ii) costs including debt service costs,
and associated risk of construction completion; and iii) the cost of realization such as real estate
commissions; the net benefit to the Applicants or the Private Investor is not expected to be

substantial.

6. Paragraphs 14 through 16 of the Kent Submission discusses the request for the Monitor to investigate
a potential Transfer at Undervalue of a 1.3-acre land parcel located at 166 Park Avenue, Mount

Pearl, NL (“Park Avenue”). With respect to said transfer, the Monitor understands the following:

a. Karwood Contracting transferred Park Avenue to 77592 Newfoundland and Labrador Inc.,
a related party understood to be controlled by Mr. Hussey, for $1.00 on September 12,
2024. A copy of the transfer indenture transferring Park Avenue is attached hereto as

Appendix “A”;

b. on December 18, 2023, Appraisal Associates Limited appraised Park Avenue at $6.8
million as if the development was complete and estimated the value of the land to be
$800,000. According to the Applicants, the development of Park Avenue had yet to
commence at the date of transfer on September 12, 2024. A copy of the Park Avenue

appraisal is attached hereto as Appendix “B”;

c. on April 22, 2024, a mortgage amendment was executed by Moskowitz Capital Mortgage
Fund Il Inc. with respect to a mortgage dated November 21, 2023 and registered in the
Registry of Deeds as registration number 1098210 (the “Moskowitz Mortgage
Amendment”). At the time of the Moskowitz Mortgage Amendment, the secured
mortgage was in the amount of $450,000. A copy of the Moskowitz Mortgage Amendment
is attached hereto as Appendix “C”. The Monitor understands payment terms for the
mortgage are interest only, and the principal balance remains at approximately
$450,000; and

d. on July 8, 2024, a mortgage amendment was executed by Canadian Western Trust
Company with respect to a mortgage dated April 25, 2024 and registered in the Registry
of Deeds as registration number 111675 (the “CWT Mortgage Amendment”). At the time
of the CWT Mortgage Amendment, the secured mortgage was in the amount of $235,000.
A copy of the CWT Mortgage Amendment is attached hereto as Appendix “D”. The
Monitor understands the current balance of the mortgage is approximately $246,000,

including accrued interest to October 15, 2025.

7. Assuming the appraisal performed by Appraisal Associates Limited on December 18, 2023 is similar
to current fair market value of Park Avenue, its value exceeds the secured mortgage debt

outstanding against the land parcel by approximately $104,000. However, after considering the



costs to attack the transaction transferring Park Avenue and potential the costs of realization, the

benefit to the Companies estate would likely be less.

8. The Applicants do not currently have the financial resources to fund the Monitor to take action
against the transaction transferring Park Avenue pursuant to subsection 36.1(1) of the CCAA. The
Monitor does note that subsection 36.1(1) also provides Kent Building Supplies or other creditors of
the Applicants with the ability to obtain an order from this Court authorizing it to take the

proceeding in its own name and at its own expense and risk.

All of which is submitted to this Court on this 23" day of October 2025.

BDO CANADA LIMITED

Acting in its capacity as Monitor of

Karwood Contracting Ltd., Karwood Ontario Ltd.,
Karwood Engineering Inc., and Karwood Design Group Ltd.
and not in its personal capacity.

Per:

y

Neil Jones, CA, CPA, CIRP, LIT
Senior Vice-President
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THIS INDENTURE made at the City of St. John's, in the Province of Newfoundland and
Labrador, Canada, this 12_ day of _§3F‘f_m[-a/ : , 2024,

BETWEEN: KARWOOD CONTRACTING LTD., a body corporate, duly organized,
incorporated and existing under the laws of the Province of

Newfoundland and Labrador
(hereinafter called the "Vendor")

OF THE ONE PART

AND: 27592 NEWFOUNDLAND & LABRADOR INC., a body corporate duly
organized, incorporated and existing under the laws of the Province of

Newfoundland and Labrador
(hereinafter called the "Purchaser")

OF THE OTHER PART

WITNESSETH that for and in consideration of the sum of One Dollar ($1.00) paid by the
purchaser to the said Vendor on or before the execution of these presents (the receipt whereof
on the part of the Vendor is hereby acknowledged) the Vendor, as Beneficial Owner hereby
transfers and conveys unto the Purchaser ALL THAT piece or parcel of land known as Civic
166 Park Avenue, in the City of Mount Pearl, in the Province of Newfoundland and Labrador,
and being more particularly described in the Schedule hersunto annexed and marked "A"
(which Schedule hereby forms part and parcel of these presents) TOGETHER WITH all
buildings and erections thereon TO HOLD the same unto the Purchaser ABSOLUTELY AND

FOREVER.



IN WITNESS WHEREOF the Vendor has hereunto affixed its corporate seal in accordance
with its rules and regulations the day and year first before written.

THE CORPORATE SEAL of KARWOOD CONTRACTING LTD.

the Vendor, was hereunto affixed,
in the presence of:

Se—F Z

A
. — [ hu” PER: ___

GARY F. PEDDLE, MBA, KC Gregory Hussey, Director
Barrister of the Supreme Court of ,

Newfoundland and Labrador
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CANADA
PROVINCE OF NEWFOUNDLAND AND LABRADOR

CITY OF ST. JOHN'S

- TO WIT: -
AFFIDAVIT

I, Gregory Hussey, of the Town of Paradise, in the Province of Newfoundland and Labrador,
Canada, make oath and say that:

1. I am a Director of Karwood Contracting Ltd. ("the Company”), the Vendor making
the within Deed of Conveyance (the “Deed”) and thereby -conveying the property
described therein, or described in the Schedule thereto annexed (the “Property”) and
as such, have personal knowledge of the facts herein set forth.

2. The words Matrimonial Home, Matrimonial Asset, Cohabitation Agreement, Marriage
Contract, and Separation Agreement as herein used have the same meanings as
defined in the Family Law Act, RSNL1990, c. F-2. At the date of execution of the

Deed:

a) I was at least 19 years of age;

b) the Property does not constitute a Matrimonial Home or a Matrimonial Asset;

c) no director or shareholder of the Company had at any time cohabited with, or
been married to, any other person who has any claim to er interest in the
Property;

d) no director or shareholder of the Company had at any time entered into a
Cohabitation Agreement, a Marriage Contract, or a Separation Agreement

that involves or affects the Property;

e) there is no ownership of a share or an interest in a share of the Company
entitling the owner to the occupation of the Property; and

f) no other person had any vested rights or any unregistered interest in the
Property save In respect to any easements which may run with the Property.

3. The Company warrants that:

a) there are no leased chattels affixed to or situate in or on the Property;

b) any chattels included in.the sale of the Property are unencumbered; and

c) the Property does not contain Urea Formaldehyde Foam Insulation.

Which warranties shall survive the closing of the purchase and sale of the Property
and notwithstanding such closing shall continue in full force and effect for the benefit

of the Purchaser.



4, The Company has not:

a) operated a commercial venture required to collect or pay a royalty to the

Province of Newfoundland and Labrador;
b) made an Assignment in bankruptcy pursuant to the Bankruptcy and

Insolvency Act; R.S.C. 1985, c. B-3.

5. At the date of execution of the Deed, the Company:

a) was a body corporate, duly incorporated under the Laws of the Province of
Newfoundliand and Labrador;

b) was a resident of Canada within the meaning and intent of the Income Tax
Act of Canada, R.5.C. 1985 (5% Supp.) and has no present intention of

changing this status;
was not in arrears for any tax or other debt Imposed under the Revenue

c)
Administration Act, SNL 2009, c.R-15.01.
6. To the best of my knowledge, information and belief at the date of execution of the
Deed:
a) there was. no underground oil tank located on the Property, and I have never
been aware of any oil leak or any other environmental contamination on the
Property, either before or during the Company's ownership of same;
b) there were no statutory liens of any kind whatsoever charging or
encumbering the assets of the Company or the Property; and
c) there are no outstanding judgments registered with the Office of the. High
Sheriff of Newfoundland and Labrador against the Company.
7. I make this Affidavit conscientiously believing the information contained herein to be

true, and knowing that it is of the same force and effect as if made under oath, and
by virtue of the Canada Evidence Act, R.S.C,, c. C-5 and knowing that it is an offence.
to make false statements in an Affidavit. All Acts of Canada or the Province of
Newfoundland and Labrador referred to herein shall be deemed to include any

amendments to such Acts.

SWORN TO at the City of St. John’s,
in the Province of Newfoundland and Labrador,

Canada, this _I2_day of September, 2024,

before me: 7
e r'yf w&séy, Director
=707 »-

GARY F. PEDDLE, MBA, KC
Barrister of the Supreme Court of
Newfoundland and Labrador



CANADA
PROVINCE OF HEV/FOUNDLAND AND LABRRDOR

CITY OF ST. JOHN'S

TO WIT:
AFFIDAVIT OF VALUE

1, Gregory Hussay, of the Town of Paradise, In the Provinea of Nawfoundiand and Labredor,
hereby meke gath and say as [oliows:

1. THAT I am a Blractor of Karwuod Contracting Lid, (the *Company”), the Vendor af the
property <ltuate at Civic 168 Park Aveaue, In the City-of Mount-Paat, in the Province of
Hewfoundland ond Labrades, and as such, am famiiar with tha lands described In.the

vitthin Deed of Conveyanes; wanlm, bt
a-r! e bk eas Shitenit
THAT to the best of my knowladge, Information and belfef, tha value of the real

2 .
property passing in_the within Desd of Comyeyanca dogs naot exceed the amount of
MWM&————- (§ ¢Spom.% )iand

3. THAT this Affidavit is being filed for the purpose of establishing the appropriats fes far

roglstration 2nd for no other purpose whatscever,

SWORN TO hefore nte in the City of St Joln's
T eravinee of fiewfoundiand tnd Labrador,

this __ day of Septombaer, 2024;

e T f ]
i P eéﬁmd‘?/
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. /ﬁ Appraisal Associates Limited
Appraisal Report SR

Estimate of As If Complete
Market Value

Appraisers Consultants and Advisors

Subject Property Located At
166 Park Avenue, Mount Pearl, NL

Prepared For: Karwood Contracting Ltd
Prepared By:  Appraisal Associates Limited
Effective Date: November 27, 2023

Phone: 709 726-8757

Email: appraisalassociatesnl@outlook.com

‘ Appraisal Institute of Canada

‘ Institut canadien des évaluateurs
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Appraisal Associates Limited

)
A’ REAL ESTATE APPRAISERS, ANALYSTS AND CONSULTANTS

COMMERCIAL / INDUSTRIAL AND RESIDENTIAL APPRAISALS, REAL ESTATE INVESTMENT ANALYSIS FEASIBILITY STUDIES
HIGHEST AND BEST USE STUDIES, EXPROPRIATION APPRAISALS, RESERVE FUNDS AND CONDITION REPORTS

at

TODD PICKETT, P. App, AACI Main Office: 1429 Topsail Road
THOMAS G. CROKE, P. App, CRA TEL: (709) 726-8757
VERNON MILLER, P. App, CRA FAX: (709) 726-3028

Main Road, South River office
TEL: (709) 786-4001

PO Box 4057 Pearlgate Email:appraisalassociatesnl@outlook.com
Mount Pearl, NL A1N 0A1

Appraisal Institute of Canada

Institut canadien des évaluateurs
December 18, 2023 _—

Karwood Contracting Ltd
1108 Kenmount Road, Unit 203
Paradise, NL A1L 1N3

Attention: Greg Hussey

Re: Appraisal of Property Located at 166 Park Avenue, Mount Pearl, NL

As per your request, we have carried out a site visit to the above-captioned property, (“Subject” or “Subject Property”)
and we have completed market investigations and analysis for the purpose of providing you with our opinion of the
Subject’s current market value.

The purpose of the report is to develop an estimate of market value, in unencumbered fee simple ownership for
Conventional First Mortgage Financing only, as further clarified and stipulated in the Terms of Reference section of
this report.

The estimate of market value is as of the effective date stipulated herein and is subject to the assumptions and limiting
conditions on page 15 and the extraordinary assumption and limiting condition as expressly stated on page 14 of this
report and to which the reader’s attention is specifically directed. The enclosed appraisal must be read in its entirety.

No person or party other than the authorized users specifically identified herein can rely on this report without first
obtaining consent from the client and written authorization from the author. Such authorization is at the discretion of
the author and may only be issued with permission from the client of this report. For greater clarity, any person, party
or lender must request, and be provided with a Letter of Reliance from the author, in order to rely on this report and
the decision to provide this said letter is at the sole discretion of the author.

The appraisal was prepared in accordance with the Canadian Uniform Standards of Professional Appraisal Practice
(CUSPAP).

The proposed three buildings to be constructed on the Subject site will be two storey multi-family buildings. The three
buildings will have a total of 33 residential units when complete. The buildings will be constructed on the Subject site
that has an area of 1.30 acres.

Please refer to the Description of Site and Improvements sections in this report.



As a result of our investigation and analysis, which is outlined herein, the “As If Complete” market value of the Subject
Property is considered to be equitably represented at:

SIX MILLION EIGHT HUNDRED THOUSAND DOLLARS
$6,800,000 (As If Complete)

The "As if Complete" value assumes the subject property will be completed with good quality material and workmanship
as per plans and specifications outlined within this report.

We have completed this report on the basis that there will not be any agreements with other parties, government
departments or government agencies that will place restrictions on current or future rents for the Subject Property. This
means we have completed the report on the basis that the Subject Property will be renting at market rental rates as of
the effective date and for the remainder of its useful life.

The effective date of this value estimate is November 27, 2023 .
Should you have any questions or require additional information, please do not hesitate to contact the undersigned.

Yours truly,
) (7 =
[ (' / L/ /(_q’\//

h ,,// i@ ar-d Z*Q/
Todd Pickett, P. App, AACI

N



166 Park Avenue, Mount Pearl, NL
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166 Park Avenue, Mount Pearl, NL

Photos of Subject Property

Photo #1: Front view of Subject Property. Photo taken standing on north side of Riverview Avenue

Photo #2: Front view of Subject Property with photo taken standing on south side of Park Avenue.
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166 Park Avenue, Mount Pearl, NL
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Photo #4: Street view looking generally east along Riverview Avenue.
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166 Park Avenue, Mount Pearl, NL

Photo #5: Standing on paved portion near lower section of site (Riverview Avenue) and
showing natural growth trees. Photo looking towards Park Avenue.

Photo #6: Standing near frontage with Park Avenue and looking towards Riverview Avenue.
Photo showing natural growth trees.
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166 Park Avenue, Mount Pearl, NL

Civic Address
Property Type

Land Size

Building Size

Zoning

Assessment

Highest and Best Use
Estimate of Land Value

Estimate of Value by Cost Approach

Estimate of Value by Direct
Comparison Approach

Estimate of Value by Income
Approach

Final Estimate of Value
Date of Site Visit

Effective Date of Report

Summary of Facts and Conclusions

166 Park Avenue

Multi-Family Residential building
1.30 acres

Check sizes from plans Square Feet
Apartment (APT)

$527,900 Land only

Three Multi-Family Residential
$800,000

$6,720,000 As if Complete
$6,600,000 As if Complete
$6,950,000 As if Complete
$6,800,000 As if Complete
November 27, 2023

November 27, 2023
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166 Park Avenue, Mount Pearl, NL

TERMS OF REFERENCE

Purpose of the Appraisal
The purpose of this appraisal is to provide the client with an estimate of As If Complete Market Value for the property
located at 166 Park Avenue in the City of Mount Pearl.

Client

The terms of reference and authorization for this appraisal report were communicated verbally and in writing by way of a
Letter of Engagement between Todd Pickett, AACI, P. App of Appraisal Associates Limited, and Greg Hussey of Karwood
Contracting Ltd. It was requested that we prepare an appraisal report estimating the As If Complete Market Value of the
Fee simple interest in the Subject Property.

Property Rights Appraised

The property rights being appraised are Fee simple interest, subject to any encumbrances registered against title of the
Subject Property. The Appraisal of Real Estate, 3d Cdn. ed., The Appraisal Institute of Canada, at page 6.1: “The most
complete form of ownership is the fee simple interest — i.e., absolute ownership unencumbered by any other interest or
estate, subject only to the limitations imposed by the four powers of government: taxation, expropriation, police power,
and escheat.”1

Intended Use of Appraisal
The intended use of this appraisal report is to provide our client with a document estimating the Fee simple interest of the
Subject Property for Conventional First Mortgage Financing.

Intended User
The intended user of this report is Karwood Contracting Ltd. All other users and or parties are denied the use of this
report.

Definition of Market Value
The Appraisal of Real Estate, 3d Cdn. ed., defines market value as follows: “The most probable price, as of a specified

date, in cash, or in terms equivalent to cash, or in other 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 seller each acting prudently, knowledgeably, and for self interest, and assuming that neither is under undue duress.”2

Effective Date of Appraisal
The effective date of the market value estimate contained herein is November 27, 2023, which is the date of site visit.

' The Appraisal of Real Estate, 3d Cdn. ed
2 The Appraisal of Real Estate, 3d Cdn. ed
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IDENTIFICATION OF PROPERTY

Identification
The Subject Property is identified as being located at 166 Park Avenue in the City of Mount Pearl.

Ownership
We have been advised that the Subject Property is now owned by Karwood Contracting Ltd.

Legal Description/Site Plan
Refer to page 26 of this report.

History of Property

The Subject site is currently vacant and will be improved with the three buildings and site works described in this report.
We are not aware of any sale or listings of this property within the last three years. The Subject site was purchased by
Karwood Contracting Ltd on May 18, 2012, for the consideration of $600,000. The property was purchased from the
Eastern School District.

Exposure Time

The Appraisal Standards of the Appraisal Institute of Canada requires the appraiser to estimate the marketing time that
was considered reasonable when estimating the market value of the Subject Property. Marketing time is defined as the
length of time that the property interest being appraised would have been offered for sale in the open market, in order to
consummate the hypothetical sale of the Subject Property. The estimate of marketing time assumes that the Subject
Property will be actively marketed utilizing all available sources. If the Subject Property was marketed free and clear of
any encumbrances, the reasonable exposure time required to achieve the estimated market value quoted herein is
considered to be equitably represented at 180 days.

Appraisal Associates Limited 11



166 Park Avenue, Mount Pearl, NL

SCOPE

The scope of this report is comprised of the research and analysis required to prepare this appraisal in accordance with
its stated purpose and function and with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP),
of the Appraisal Institute of Canada. In this regard, the estimate of market value for the Subject Property involved the
following steps:

The Subject Property, neighbourhood and surrounding land was visited by Todd Pickett, P. App, AACI on
November 27, 2023. The description of the Subject Property is based on information obtained during this visit,
as well as from information provided by the current owner.

Area and neighbourhood data, including information relating to an overview of real estate activity is based on a
physical inspection along with published information by the municipality, the Multiple Listings service (MLS),
Companies and Deeds Online (CADO) and Cushman and Wakefield. Realtors knowledgeable of the area were
also contacted.

Verification of Third Party Information: The analysis in this report also relied upon written and/or verbal
information obtained from a variety of sources which is considered reliable. Unless otherwise stated herein, we
did not verify information supplied by Third Parties or our client, which we believed to be correct. The mandate
for this appraisal did not require a report prepared to the standard appropriate for court purposes or arbitration,
so we did not fully document or confirm information supplied herein.

Audits and Technical Investigation: We did not complete technical investigations such as:

- Detailed engineering review of the structure, roof, electrical, plumbing or mechanical system;
- An environmental review of the Subject Property;

- Investigations into the soil bearing qualities.

However, it should be noted that it is not within the appraiser’s area of expertise to comment on engineering or
environmental issues. The appraisal is being completed under the premise that there are no adverse conditions
which would affect the value of the property. In preparing our written report we have:

Identified the property by civic address and deed reference.

Considered the purpose and intended use of the appraisal.

Prepared a brief history of the property.

Stated the current definition of market value and exposure time.

Determined the property rights being appraised as the Fee Simple interest in the property.

Discussed and analyzed to the extent appropriate, the demographic data in the area surrounding the
subject; including population characteristics, employment data, income characteristics, and other
amenities.

o Described the neighborhood surrounding the subject, including the location and uses of notable
properties.

Discussed and analyzed the physical attributes of the property.

Analyzed the Highest and Best Use of the property.

Identification of location characteristics and overall trends

A detailed condition report of the property has not been completed.

Noted the observed condition of the property being appraised.

Appraisal Associates Limited 12
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o Visually reviewed the occupancy and or status of the property.
o Visually surveyed/observed adjacent land uses and comparative properties in the area.

Planning and Land Use

We have not completed a formal land use review. The only inquiries made to municipal planning and engineering
departments are the ones specifically stipulated in this report. Our scope of work is limited to the consideration of the
zoning and official plan regulations and documents provided to us by our client relating to the property and where possible
such information has been confirmed.

Market Survey and Forecast
A market survey that was completed included a review, consideration and discussion of/with:

l. Industry participants

Il. Lenders

. Investors

V. Analysis of sales/leases for similar properties

V. Competitive listing.

VI Forecasts herein relating to income are based upon a rational approach to net income and cash flow

from the perspective of a third party.

Valuation

The valuation herein considered the relevant approach to value where relevant. The final estimate of value considered 1)
exposure time; 2) outlook; and 3) liquidity. We also considered all three approaches to value and determined which
approach or approaches were applicable, given the nature of the assignment and the characteristics of the subject

property.

Title

A title search of the property has not been completed as part of this appraisal. Surveys, legal descriptions and plans
provided by our client are assumed to be correct and title is good and marketable. Unless specifically stated, the final
estimate of market value stipulated herein is contingent on their being no encumbrance that would negatively affect the

value.
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Hypothetical Conditions, Extraordinary Assumptions and Extraordinary Limiting Conditions

Hypothetical Conditions
A hypothetical condition, as defined

in section CUSPAP is, “a specific type of 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 the following

hypothetical condition:

o The “As if complete” value estimated in this report is based upon the Extraordinary Assumption that the
proposed project, as further detailed in the Building Description section of this report, is actually completed as of
the effective date of the appraisal, but in actual fact it has not been complete. We critically note that construction
has not vet started on the Subject Property. Details of this project were obtained from our client and
documentation provided by said client. This appraisal report and the final, as if complete value estimate, are
contingent upon the project being completed as per the scope of work that is supposed to be completed, as
outlined in this report. Should, at some point in the future, this prove not to be the case, this report and the final,
as if complete value estimate may need to be amended.

Extraordinary Assumptions

An Extraordinary Assumption, as defined in CUSPAP, is an assumption directly related to a specific assignment, which, if
found false, could materially alter the opinions or conclusions relating to the Subject.

Extraordinary Limiting Conditions

An Extraordinary Limiting Condition,

as defined in CUSPAP, is a necessary modification or exception of a Standard Rule

which may diminish the reliability of the report. This report is subject to the following Extraordinary Assumptions and

Limiting Conditions:

Title

Survey

Environmental

Financing

Hypothetical Condition

We did not search title for this assignment and therefore, title is assumed to be good
and clear and vested with a single owner, which for this purpose is assumed to be our
client.

We have relied upon the survey plan included in this report.

For the purpose of this report, the property being appraised is assumed to be free,
clean and clear of any environmental contamination of whatsoever kind.

For the purpose of this report, we have assumed the property is free and clear of all
financing.

This report is limited by the assumption that the hypothetical assumption included
above. In summary, it states this report is prepared “as if the improvements have
been completed”. We note that construction has not started, so our estimate of value
is based on hypothetical improvements existing on the land.

Photographs were taken on the date of site visit, which was November 27, 2023.

Appraisal Associates Limited
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ASSUMPTIONS AND LIMITING CONDITIONS

The certification that appears in this report is subject to compliance with the Personal Information and Electronics
Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal Practice (“CUSPAP”) and the following
conditions:

1.

This report is prepared only for the client and authorized users specifically identified in this report and only for the
specific use identified herein. No other person may rely on this report or any part of this report without first obtaining
consent from the client and written authorization from the authors. Liability is expressly denied to any other person
and, accordingly, no responsibility is accepted for any damage suffered by any other person as a result of decisions
made or actions taken based on this report. Liability is expressly denied for any unauthorized user or for anyone who
uses this report for any use not specifically identified in this report. Payment of the appraisal fee has no effect on
liability. Reliance on this report without authorization or for an unauthorized use is unreasonable.

Because market conditions, including economic, social and political factors, may change rapidly and, on occasion,
without warning, this report cannot be relied upon as of any date other than the effective date specified in this report
unless specifically authorized by the author(s).

The author will not be responsible for matters of a legal nature that affect either the property being appraised or the
title to it. The property is appraised on the basis of it being under responsible ownership. No registry office search has
been performed and the author assumes that the title is good and marketable and free and clear of all encumbrances.
Matters of a legal nature, including confirming who holds legal title to the appraised property or any portion of the
appraised property, are outside the scope of work and expertise of the appraiser. Any information regarding the
identity of a property’s owner or identifying the property owned by the listed client and/or applicant provided by the
appraiser is for informational purposes only and any reliance on such information is unreasonable. Any information
provided by the appraiser does not constitute any title confirmation. Any information provided does not negate the
need to retain a real estate lawyer, surveyor or other appropriate experts to verify matters of ownership and/or title.

Verification of compliance with governmental regulations, bylaws or statutes is outside the scope of work and expertise
of the appraiser. Any information provided by the appraiser is for informational purposes only and any reliance is
unreasonable. Any information provided by the appraiser does not negate the need to retain an appropriately qualified
professional to determine government regulation compliance.

No survey of the property has been made. Any sketch in this report shows approximate dimensions and is included
only to assist the reader of this report in visualizing the property. It is unreasonable to rely on this report as an
alternative to a survey, and an accredited surveyor ought to be retained for such matters.

This report is completed on the basis that testimony or appearance in court concerning this report is not required
unless specific arrangements to do so have been made beforehand. Such arrangements will include, but not
necessarily be limited to: adequate time to review the report and related data, and the provision of appropriate
compensation.

Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent conditions (including,
but not limited to: its soils, physical structure, mechanical or other operating systems, foundation, etc.) of/on the
subject property or of/on a neighbouring property that could affect the value of the subject property. It has been
assumed that there are no such conditions. Any such conditions that were visibly apparent at the time of inspection
or that became apparent during the normal research involved in completing the report have been noted in the report.
This report should not be construed as an environmental audit or detailed property condition report, as such reporting
is beyond the scope of this report and/or the qualifications of the author. The author makes no guarantees or
warranties, express or implied, regarding the condition of the property, and will not be responsible for any such
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conditions that do exist or for any engineering or testing that might be required to discover whether such conditions
exist. The bearing capacity of the soil is assumed to be adequate.

8. The author is not qualified to comment on detrimental environmental, chemical or biological conditions that may affect
the market value of the property appraised, including but not limited to pollution or contamination of land, buildings,
water, groundwater or air which may include but are not limited to moulds and mildews or the conditions that may
give rise to either. Any such conditions that were visibly apparent at the time of inspection or that became apparent
during the normal research involved in completing the report have been noted in the report. It is an assumption of this
report that the property complies with all regulatory requirements concerning environmental, chemical and biological
matters, and it is assumed that the property is free of any detrimental environmental, chemical legal and biological
conditions that may affect the market value of the property appraised. If a party relying on this report requires
information about or an assessment of detrimental environmental, chemical or biological conditions that may impact
the value conclusion herein, that party is advised to retain an expert qualified in such matters. The author expressly
denies any legal liability related to the effect of detrimental environmental, chemical or biological matters on the market
value of the property.

9. The analyses set out in this report relied on written and verbal information obtained from a variety of sources the
author considered reliable. Unless otherwise stated herein, the author did not verify client-supplied information, which
the author believed to be correct.

10. The term “inspection” refers to observation only as defined by CUSPAP and reporting of the general material finishing
and conditions observed for the purposes of a standard appraisal inspection. The inspection scope of work includes
the identification of marketable characteristics/amenities offered for comparison and valuation purposes only.

11. The opinions of value and other conclusions contained herein assume satisfactory completion of any work remaining
to be completed in a good and workmanlike manner. Further inspection may be required to confirm completion of
such work. The author has not confirmed that all mandatory building inspections have been completed to date, nor
has the availability/issuance of an occupancy permit been confirmed. The author has not evaluated the quality of
construction, workmanship or materials. It should be clearly understood that this visual inspection does not imply
compliance with any building code requirements as this is beyond the professional expertise of the author.

12. The contents of this report are confidential and will not be disclosed by the author to any party except as provided for
by the provisions of the CUSPAP and/or when properly entered into evidence of a duly qualified judicial or quasi-
judicial body. The author acknowledges that the information collected herein is personal and confidential and shall
not use or disclose the contents of this report except as provided for in the provisions of the CUSPAP and in
accordance with the author’s privacy policy. The client agrees that in accepting this report, it shall maintain the
confidentiality and privacy of any personal information contained herein and shall comply in all material respects with
the contents of the author's privacy policy and in accordance with the PIPEDA.

13. The author has agreed to enter into the assignment as requested by the client named in this report for the use specified
by the client, which is stated in this report. The client has agreed that the performance of this report and the format
are appropriate for the intended use.

14. This report, its content and all attachments/addendums and their content are the property of the author. The client,
authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no permission is expressly or
implicitly granted or deemed to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape,
database scrape, exploit, reproduce, decompile, reassemble or participate in any other activity intended to separate,
collect, store, reorganize, scan, copy, manipulate electronically, digitally, manually or by any other means whatsoever
this appraisal report, addendum, all attachments and the data contained within for any commercial, or other, use.
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15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

If transmitted electronically, this report will have been digitally signed and secured with personal passwords to lock
the appraisal file. Due to the possibility of digital modification, only originally signed reports and those reports sent
directly by the author can be reasonably relied upon.

This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by AIC members in good
standing. Use by any other person is a violation of AIC copyright.

Where the intended use of this report is for financing or mortgage lending or mortgage insurance, it is a condition of
reliance on this report that the authorized user has or will conduct lending, underwriting and insurance underwriting
and rigorous due diligence in accordance with the standards of a reasonable and prudent lender or insurer, including
but not limited to ensuring the borrower’'s demonstrated willingness and capacity to service his/her debt obligations
on a timely basis, and to conduct loan underwriting or insuring due diligence similar to the standards set out by the
Office of the Superintendent of Financial Institutions (OSFI), even when not otherwise required by law. Liability is
expressly denied to those that do not meet this condition. Any reliance on this report without satisfaction of this
condition is unreasonable.

The appraiser(s) have assumed the subject property is and has been constructed, occupied and used in full
compliance with, and without contravention of, all federal, provincial and municipal laws and regulations including, but
not limited to, all zoning bylaws, building codes and regulations, environmental laws and regulations, health
regulations and fire regulations, except only where otherwise stated. The appraiser(s) have further assumed, any use
of the subject property upon which this report is based, any and all required licences, permits, certificates, and
authorizations have been or can be obtained and renewed, except only where otherwise stated.

Other assumptions, forecast(s), limiting conditions or clarifications listed throughout this report as required.

This report may contain estimates of future financial performance, estimates or opinions that represent the author's
view of reasonable expectations at a particular point in time, but such information, estimates or opinions are not
offered as predictions or as assurances that a particular level of income or profit will be achieved, that events will
occur, or that a particular price will be offered or accepted. Actual results achieved during the period covered by our
prospective financial analyses will vary from those described in this report, and the variations may be material.

It is assumed that any and all liabilities that might accrue against the real estate such as taxes, obligations, securities,
contracts or services of any kind, are paid when due. Taxes and other fees (e.g. broker commissions) incurred during
the hypothetical sale of the real estate are not addressed in this report.

This report assumes the property will be competently managed, maintained, and if leased by the owners, it will be
done so in a financially sound manner throughout the ownership period. This engagement does not entail an
evaluation of management's or owner's effectiveness, nor is the author or Appraisal Associates Limited responsible
for future marketing efforts and other management or ownership actions upon which actual results will depend.

In accordance with new International Valuation Standards, we have not provided for disposition costs in our valuation.
More importantly, all the sales retained have been analyzed the same way.

Amendment: If at any time the appraiser is made aware of information that should have been provided to or brought
to the appraisers attention and it is determined that this other information would have had an impact on the appraisers
analysis, findings and the market value estimate stipulated in the appraisal, then the appraiser reserves the right to
include this other information in this appraisal report at the time it is provided to the appraiser and amend the appraisal
report as considered necessary by the appraiser at that time.
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25. Values contained in this appraisal are based on market conditions as at the time of this report. This appraisal does
not provide a prediction of future values. In the event of market instability and/or disruption, values may change
rapidly and such potential future events have NOT been considered in this report. As this appraisal does not and
cannot consider any changes to the property appraised or market conditions after the effective date, readers are
cautioned in relying on the appraisal after the effective date noted herein. Any reference to forecast is strictly limited
to information currently available.

26. The Extraordinary Assumption(s) and Condition(s) stated in the Scope of this report.

27. As stated in our letter of transmittal, this report is completed on the basis that there will not be any agreement(s) of any
kind with any party, government department or government agency that will affect current or future rents for the Subject
Property. This means we have completed this report on the basis the Subject Property will be renting at market rental
rates as of the effective date and for the remainder of its useful life.
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OVERVIEW OF KEY INDICATORS FOR PROVINCE

International Influences

In an update released by the International Monetary Fund (IMF) in October, it was projected that the world economy would
expand by 3.2% in 2022, a decrease from the 6.0% growth in 2021. Despite the COVID-19 pandemic's decreasing impact,
supply chains have been strained due to recent lockdowns in China and the conflict in Ukraine, leading to slower recovery
in advanced economies.

The growth prospects for advanced and developing economies in 2022 are expected to be 2.4% and 3.7%, respectively,
both lower than in 2021.

Inflation increased in 2021, particularly in energy prices and the prices of goods such as food and cars. Inflation
accelerated during the first half of 2022 due to supply issues that were initially caused by the pandemic and later worsened
by the conflict in Ukraine. Consequently, most central banks have initiated interest rate increases to manage inflation,
despite limited economic growth.

For 2023, the IMF predicts a global economic growth rate of 2.7%, with advanced economies expected to grow by 1.1%
and developing economies by 3.7%. These growth rates may be further impacted by tighter financial conditions, higher
inflation, and other risks associated with the ongoing conflict in Ukraine.

Provincial Economy Overview

In the first half of 2022, the Newfoundland and Labrador economy has performed well, with most economic indicators
showing moderate to strong growth. The tourism sector has benefited from a pandemic rebound and the "Come Home
2022" campaign. Employment, household income, the value of retail sales, and housing starts have all been stronger than
anticipated. Moreover, the province has experienced population growth for the past five quarters, partly due to in-migration.
As a result, most indicators are on course to meet or surpass the growth forecasts outlined in Budget 2022.

Provincial GDP

According to the Department of Finance, Newfoundland and Labrador's nominal and real GDP are projected to increase
by 10.1% and 0.9%, respectively, in 2022. The higher GDP growth compared to the budget forecast is attributed to higher-
than-expected oil prices and oil production, as indicated in Table 1.

Consumer Spending

In the first half of 2022, most indicators for consumer spending in Newfoundland and Labrador have been strong. Retail
sales, which typically make up around 55% of total consumer spending, rose by 6.9% in the first seven months of the year.
The increase in sales was observed across most major categories, with gasoline stations, miscellaneous store retailers,
and clothing stores leading the way with increases of 22.0%, 18.0%, and 11.8%, respectively. Higher prices for goods are
responsible for the gains in the value of retail sales.

The year-to-date Consumer Price Index (CP') for all- Consumer Price Index Consumer Price Index (monthly)

items increased by 6.4% through August. Meanwhile, ~ mnt

the number of new motor vehicles sold in the province 155.9

from January to August 2022 decreased by 19.9%

compared to the same period in 2021, due to

inventory shortages in North America. In the service Y/ % Change:

sector, sales at food services and drinking places 2. .

increased by 14.7% in the first seven months of the 14zs 2 2 s

year, indicating a return to normal operations in the —
accommodation and food services sector and  Aditonainotes ]
increased tourism activity in the province. FOrthe YEar ... st canscarabi 15-10:0005-01 Consumer price ndes annu average, not seasonlly adjusted
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as a whole, the value of retail sales is expected to increase by 6.0% over 2021. As per the chart on the previous page,
Statistics Canada shows the monthly Consumer Price Index was 5.5% as of January 2023.

Inflation

Consumer prices in the province have risen by 6.4 percent in the first eight months of the year compared to the same
period last year, with the largest price increases seen in fuel oil (70.3 percent) and gasoline (34.9 percent). These
increases are due to a 59.6 percent rise in crude oil prices during the same period. Prices for essential goods such as
food (8.6 percent) and shelter (5.8 percent) have also seen significant increases. The province is expected to see an
average inflation rate of 6.5 percent for the year as a whole.

Capital Investment

The province expects capital investment to rise by 4.7 per cent in 2022, driven by higher spending on oil projects, although
this will be offset by lower mining-related investment and the completion of construction at Muskrat Falls.

Housing starts have risen significantly (by 44.4 per cent) in
the first nine months of 2022, and total provincial housing
starts are forecast to increase by 18.1 per cent for the year
as a whole, while residential investment (including new
houses and renovations) is forecast to rise by 5.7 per cent.
Employment in the construction and tourism sectors has
seen significant growth in recent months. Employment in the
province increased by 3.9 per cent from January to
September 2022, with the labour force increasing by 1.4 per
cent, leading to a 2.2 percentage point decrease in the
unemployment rate, which fell to 8.2 per cent in September,
the lowest monthly rate since records began in 1976.
Employment is expected to rise by 3.9 per cent in 2022, and the unemployment rate is forecast to decrease by 2.0
percentage points to an average of 10.9 per cent. This would be the lowest annual unemployment rate since records
began in 1976 if it materializes.

Investment In New Investment In New Building Construction
Newfoundland and Labrador

Building Construction

$34,740,721

Y/Y % Change:
-7.1%

December 2021 Value:
$37,397.788

View Data
Additional Notes

Toggle Full Range

Source: Statistics Canada. Table 34-10-0175-01 Investment in Building Construction

Labour Market

The employment situation in Newfoundland and Labrador
had a positive performance during the first nine months of
the year, with employment surpassing pre-pandemic levels
and the unemployment rate reaching a new low. As a result
of the high inflation and low unemployment rate, average
weekly earnings in the province rose by 4.4% in the first
seven months of the year, averaging $1,139. Moreover,
total labour compensation increased by 8.6% in the first six

Unemployment Rate Unemployment Rate
Newfoundland and Labrador

11.8%

seasonally adjusted

Y/Y Change:

-2.4 pct points

January 2022 Value:

142% sep22 an'23
ViewData
Additional Notes

Source: Statistics Canada. Table 14-10-0287-01 Labour force characteristics, monthly, seasonally adjusted and trend-cycle,

Average Weekly Earnings Average Weekly Earnings
Newfoundland and Labrador last 5 months

$1,176.90

2022 datais preliminary

months of 2022 compared to the same period in 2021,
indicating higher wages and increased employment. Due to the
higher labour compensation, household income is expected to
grow by 7.2% in 2022. The chart above from Statistics Canada
show a 6.6% increase and average weekly earnings of
$1,176.90 as of December 2022. According to the chart above,
the unemployment rate as of January 2023 is reported as being
11.8%.

Y/Y % Change:

6.6%

December 2021 Value:
$1,103.92

May 22 :
Toggle Full Range

Source: Statistics Canada. Table 14-10-0204-01 Average weekly earnings by industry, annual

View Data
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Population

As of July 1, 2022, Newfoundland and Labrador had a population
of 525,972, which represents an increase of 2,929 individuals (or
0.6%) from April 1, 2022. This was the fifth consecutive quarter of
population growth for the province and the largest quarterly
increase in recent history. The rise in population was due to gains e

from both international and interprovincial migration, offset in part e e

by natural losses due to fewer births than deaths. The province's

population grew by 5,520 individuals (or 1.1%) on an annual basis ™
from July 1,2021, to July 1, 2022, the largest yearly iNCrease SINCe s s coss e 1710000501 poosion it sy

1976. Statistics Canada shows the population as being 528,818 as of October 2022.

Population Population
Newfoundiand and Labrado

528,818

Economic Outlook

It is predicted that the province will maintain strong economic activity throughout 2022. The major oil projects and
employment that experienced setbacks are expected to recover. Furthermore, there are positive developments on energy
projects like wind and hydrogen that are planned for the province. The tourism industry is also anticipated to continue
growing.

In the medium-to-long term, there are reasons for hope as opportunities in industries such as oil and gas, mining, wind
energy, groundfish, technology, and film and video are predicted to enhance economic activity.

In particular it is noted that The Bay du Nord project by Equinor was cleared from Environmental Assessment earlier this
year, and Cenovus Energy has restarted the West White Rose project. Additionally, oil and gas exploration could bring
potential through new discoveries and tieback opportunities for existing projects.

Table 1: Economic Indicators Forecast (Calendar Year 2022)
Budget 2022 vs. Fall Update 2022 (per cent change unless otherwise indicated)

_ Budget 2022f Fall Update 2022f | Difference (pp)
3.6 101 6.5

Nominal GDP

Real GDP 0.5 09 0.4

Household Income 3.2 72 4.0

Retail Sales 35 6.0 25

Consumer Price Index 39 6.5 2.6

Housing Starts 6.7 18.1 114
Capital Investment 4.8 4.7 -0.1

Population 04 A48 0.7

Employment 2.6 39 1.3

Unemployment Rate (%) 11.7 109 -0.8
Qil Production (millions of barrels) 82.3 85.2 DO«

f: forecast

*: actual

**: millions of barrels

pp: percentage point difference

Source: Statistics Canada; Department of Finance

The Foregoing economic review is taken from the Provincial economic update for 2022 3

3 Provincial Economic Update 2022
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City And Neighbourhood
City Data

The City of Mount Pearl is located on the Avalon Peninsula of the Island portion of the Province of Newfoundland and
Labrador. More precisely, it is situated near the extreme eastern portion of the province.

Refer to the Regional Map showing its general location.
Municipal Government

The City of Mount Pearl is governed by a mayor and elected council officials, all of which are elected for a four-year term
and they direct development within the City and oversee the ongoing operations of the municipality.

Transportation

Mount Pearl is connected to the provincial highway network by way of the Trans-Canada Highway, (Route 100). Locally,
the major road network includes the Outer Ring Road and Pitts Memorial Drive. The St. John’s International Airport is an
estimated fifteen-minute drive from the Subject neighbourhood and the subject neighbourhood is on in close proximity
with neighbourhing St. John’s and Paradise.

Neighbourhood Data

The Subject Property is situated in a commercial area of Mount Pearl and is more particularly located on Riverview Avenue,
which is connected with Park Avenue. This area of the City is generally developed with light commercial uses and
residential uses. Park Avenue is a major street in the City of Mount Pearl, and it provides connection with Topsail Road,
Commonwealth Avenue and Old Placentia Road. The Subject is located near the intersection of Riverview Avenue and
Park Avenue and is adjacent to commercial development on Riverview and adjacent to residential development on Park
Avenue.

The Subject area is serviced with municipal water and sewer and has access to other municipal amenities provided by the

City, and because of its road network, it also has access to amenities offered in the greater metro region.

An Area Map, Neighbourhood Map and Aerial View showing the location of the Subject Property is included on the
following pages. Photographs of the street frontage are also included.
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Area Map
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Aerial View
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SITE DESCRIPTION

Location and Area

Shape

Topography

Easements and/or Rights of Way

Services

Access and Egress

Site Improvements

General Comments

Description Of Site

The site has frontage on Park Avenue and Riverview Avenue; it has
an area of 1.308 acres.

The Subject site is irregular in shape (refer to survey).

The site slopes up from its frontage with Riverview Avenue and
slopes down from its frontage with Park Avenue. Essentially it
means the site slopes downward from Park Avenue towards
Riverview Avenue. Refer to photos.

There are no easements noted on the survey, but there are
overhead wires noted on the survey.

The site is serviced with paved road access, hydro, telephone, police
and fire protection. It also has access to City water and sewer.

The site is accessed from Park Avenue and Riverview Avenue.

The Subject site is currently vacant but will be improved with three
multi-family buildings with paved parking.

The site has frontage on two City streets and has a slope down from
Park Avenue towards Riverview Avenue, as such, we did not
observe any drainage issues. We also did not observe any
environmental concerns during our site visit, but we did not complete
any test as part of our report.

Note: Copy of survey for the site is included on the following page(s).
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Survey

ARY
mumawm
Civic# 166 Park Avenue, WMEMW«!MMMMM

BEGINNING at a point, said point having the following NADS3 coordinates tn Zone 1, central meridian 53° west
longitmde, of the Transverse Mercator Projection 2s modified for the Province of Newfoundland and Labrador '

N 5264 499.834
E 319980.686

with reference to Monuznent nmmber 80G2162 with Co-ordinates N 5 264 488.245 metres and E 320 013.464 metres
Mmmmmlamwxsmu&mmdxms&aﬂm .

THENCE umhgndmﬁulhxghdofbwvuxmvnﬁvkﬂwmmmmmmm
three minutes thirty three mmmom'n"mmnamuofmwmmnaym
meues; thence north zero nine degrees twenty tares mimtes Srirty eight seconds west (N09°23"38™W) for 2 distance
wmmmcmimmﬂmmmmmmmm&mmmm
seconds west (S82°06°23"W) for a distance of twenty decimal eight six one (20.861) metres;

TmmthrmmmdDwmﬁmmGﬁcﬂnMWMmmm
elcvmmizmauwun!yfmmwmw‘llm'mﬁradkuuotmdmhﬁwmasmn
metres;

TBENCE turning and ruming elong land of Wayne G. sud Jaoqueline E. Rose, Civic #14 Riverview Avemue north
mﬁmmmmzuommdsmmmkam«wmww
seven six (43.376) mewres;

mmmmﬂwmmmmmmwm degrees ten minotes
eleven seconds eest (N79°10°117E) for a distance of fifty fovr dectmal one three zero (54.130) metres;

mﬂmwmmwdme.MMAmMG&ﬁISMAmm
mummm#smmmmmmmmmwm
east (S11°00°41™E) for a distance of thirty nine decimal three four five (39.345) metres;

WMMMMMWWWAWMMMMWW
mmMmM’ﬂ'Whtdmidmdemm(l&mmwm
ze70 cight dégrees twenty five minutes fifty two secands east (S08°25°527E) for 2 distance of thirteen decimal seven
nine three (13.793) metres; thence south zero nine degrees zero two minures ten secouds east (S09°02'107E) for 2
distance of nineteen decimal nine six four (19.964) metres;

THENCE tarming and rauning zlong land of Dennis and Geriann McArting, Civic # 164 Park Avenue south 2er0
seven degrees thirty three mimuies forty six seconds cest (S07°33°467E) for a distance of focty one decimal ons thres
nine (41.139) metres;

THENCR turming end rumning along the sorfhern boundary of Park Avenue north seventy two degress fifty three
minutes zero zero ssconds west (N72°53°00"W) for a distance of thirty four decimal nine five one (34.951) metres,
more or less, to the Point of Begiuning. ’ -

¢
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All bearings are Grid North NADS2 in Zone 1 of the Transverse Mercator Projection 2s modified for the Province of
Newfoundland;

INOTE: There is arca overhead wires and poles erected an the propezty as shown on the attached plan.

The above described piece or parvel of lend contafns &g area of 1.308 acres, more or less, and is more particulady
shown on the drawing hereto attached dated 22 05 2012,

This description and accompanying plan are intsgral perts necessary to adequately reflect the legal boundary of the
subject property and therefor nvalid if separated.

© Jonathan E. Wiltiams, Newfoundland Land Surveyos, 2012, Unauthorized use, altevation or reproduction of this
survey document is prohibited by law as defined by the “Copyright Act”. The anthoring surveyor hereby anthorizes
hmﬁmmdhm&mhmmwhmwwmwmm
use is strietly prohibited.
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Detes22052012 | Scale: 1750 |  JOB£ 120339 | Suveyed: IW.&BN.|  Approvedby: LW. -
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BUILDING DESCRIPTION

Building Type
Foundation

Age and Condition
Ceiling Height
Roof

Exterior Wall Finish

Exterior Dimensions
and Size

Interior Finishes

Type of
Accommodation

Insulation

Heating

Water and Sewer

Doors
Windows
Lighting

Electrical

Description Of Building Components

The Improvement is a Class D — wood frame construction. The site will be improved
with three buildings that will each have two stories.

It is constructed on a concrete perimeter foundation footing, and we understand a
concrete slab, with permitter foundation.

The building will be new, and its condition is assumed to be good, and we have also
assumed it will be constructed with quality materials and good quality workmanship.

The interior ceiling height is estimated at 8 feet in each residential unit.

Each roof will be covered with asphalt shingles.
Siding on the building will be vinyl and hardiboard composite siding on each end of
buildings to meet necessary fire standards.

The area for each building is summarized in the table on the following page.

Flooring in the buildings will have laminate and vinyl, as well as carpet on stairs leading
to second level units. Walls and ceiling will be covered with painted drywall.

The Subject site will be improved with three buildings and with the following layout:
Building 1 will have 11 units, with 8 - 2 bedroom units above grade and 2 — 1 bedroom
units in the walkout basement; Building 2 will have 8 — 2 bedroom units above grade;
and Building 3 will have 14 — 2 bedroom units above grade.

Advised will be R-20 in the walls and R-70 in the attic.

Each unit of the building will be heated with baseboard electric heaters and mini-splits.

The Subject is serviced with City water and sewer.

Steel exterior doors and wooden interior doors.

Double glazed vinyl frame windows.

Standard lighting throughout.

Each building will have a 600 amp main electrical panel 120/208 volt 3 phase main
panel and each unit will have a 125 amp panel.
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Building Size
The Improvement is estimated to have the following gross building area:

Area Of Improvements

Gross Building Area

Building 1 (includes

Basement, first and second 11,289 Square Feet

level) Refer to residential lease review for
Building 2 (includes first and 7728 Square Feet number of each residential units per
second level) level.

Building 3 (includes first and 13,066

second level) Square Feet

General Comments
The Subject site will be improved with three multi-family buildings and will have a total of 30 — 2 bedroom units and 3 - 1
bedroom units with the following breakdown.

o Building 1 will have a total of 11 units with 8 — 2 bedroom units above grade and 3 — 1 bedroom units in the lower
level walk-out basement. This building will have full basement and will also have 19 unheated wire cage storage
units.

o  Building 2 will have 8 — 2 bedroom units that will be all above grade. This building will be constructed on a slab
with concrete frost wall.

o Building 3 will have 14- 2 bedroom units that will all be above grade. This building will be constructed on a slab
with concrete frost wall.

Each building will also have 2 wheelchair accessible units.

Unit sizes will range from 593 square feet to 906 square feet. Only two units will have 593 square feet, one unit with 608
square feet, fifteen at 793 square feet, nine at 828 square feet and six at 906 square feet.

The site will be improved with dedicated paved parking for each unit and space available for visitors. The site will also
have concrete curb and walkway leading to each ground level unit and some of the exterior will be covered with grass.

We have assumed the buildings will be constructed with good quality materials and good quality workmanship.

With consideration to the new age of the Subject improvements when complete and it is assumed they will be in good
condition, their effective age will be new, and their remaining economic life will be 60 years.
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ZONING

Information obtained from the City of Mount Pearl indicates that the Subject Property is zoned Apartment (APT)
Following is a section of the zoning plan that shows the zoning of the Subject Property.

A copy of the zoning regulations for the particular zoning of the Subject Property is included following the zoning map.
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Section 11 - Use Zone Schedules APT

APT
119 APARTMENT (APT) ZONE
119.1 Permitted Uses
Residential:
(a)  Adult Day Carc Usc (Residential) (subject to Regulation 7.2)
(b)  Apartment Building
(c) Community Garden (Subject to Regulation 7.9) (2016-06-17)
(d) Home Office (subject to Regulation 7.19)
Recreational:
(a) Park
119.2 Discretionary Uses (subject to Regulation 3.7)
(a)  Antenna - Insignificant (subject to Regulation 7.29) (2018-06-08)
(b)  Beehive (Subject to Regulation 7.6) (2017-04-13)
(¢) Clinic
(d) Convenicnce Store (subject to Regulation 7.10)
(c)  Family Child Care Use (subject to Regulation 7.13) (2014-08-15)
(f)  Group Child Carc Usc (subject to Regulation 7.16)
(g) Group Fitness (2015-02-06)
(h) Health Club
(1)  Home Occupation (subject to Regulation 7.18)
())  Personal Care Use (subject to Regulation 7.26) (2016-07-29)
(k) Row Dwellings
1193 Development Standards
The development standards for this zone shall be as follows:
(a) Mimimum Lot Arca 650 m?
(b) Minimum Lot Frontage 20m
(c) Maximum Density Not more than 1 dwelling
unit per 90 m? of lot arca
(d) Minimum Building Linc Sctback 6m
(¢) Mimnimum Side Yard Width | m per storey (2015-01-23)
() Minimum Flanking Strect Side Yard Width 6m (2015-01-23)
(g) Minimum Rear Yard Dcpth 6m (2015-01-23)
(h)  Maximum Lot Coverage 50% (2015-01-23)
(1)  Maximum Building Height 24 m (not more than 6 storcys)
() Minimum Landscaping on Lot 30%
Mount Pearl Development Regulations 2010 Page 11-13
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1194 Development Standards for Row Dwellings

The development standards for row dwellings for this zone shall be as follows:

(a)  Minimum Lot Area 135 m’per dwelling unit

(b)  Minimum Frontage 5 m per dwelling unit

(c)  Minimum Building Line Setback 75m

(d)  Minimum Side Yard for End Units 2m

(¢)  Minimum Flanking Street Side Yard Width 75m

(f)  Minimum Rear Yard Depth 6m (2015-01-23)

(g) Maximum Lot Coverage 33%

(h)  Maximum Building Height 10m

(2014-04-11)
119.5 Signs and Advertisements

Only the following signs are permitted within this zone and these signs are permitted in

accordance with the Regulations as outlined in Scction 8 of the Regulations:

(a) Ground Sign or Pylon Sign

(b) Wall Sign

11.9.6 Convenience Store Within an Apartment Building

A convenience store within an apartment building shall mect the following requirements:

(a) the maximum floor arca docs not exceed the size of an apartment unit in the building or
100 m?, whichever is the lesser;

(b) itissituated on the principal entrance kevel floor:

(c) adequate noisc scparation shall be maintained between any commercial use and the
apartment units in the apartment building through the installation of soundproofing
matcrials;

(d) adequate venting shall be nstalled in the commercial usc;

(c) hours of operation arc appropriate to the nature of the building and the operation docs not
create a nuisance;

(f)  afire exit for the exclusive use of the convenience store shall be provided;

(g) signage for the commercial use shall be unobtrusive; and

(h)  ascparate entrance(s) for the exclusive usc of the convenience store usc shall be
provided, unless the entrance to the convenience store usc is immediately adjacent to a
lobby or foyer and patrons of the convenience store usc are not required to pass by the
individual entrances of the apartment units.

Mount Pearl Development Regulations 2010 Page 11-14
Section 11 - Use Zone Schedules APT
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ASSESSMENT AND TAXES

The assessment of real estate within Mount Pearl is carried out by the Municipal Assessment Agency.

Information obtained from Municipal Assessment Agency website indicated that the assessment on the Subject Property
is:

Address 166 Park Avenue
Land In total

Building In total

Total $527,900

166 PARK AVE.

Details
Parcel ID
Owner
Civic Address 166 PARK AVE.
Municipality MOUNT PEARL
Property Type Vacant
Property Occupancy Residential
Property Ownership Owner
2023 Assessment
(Assessed Value as of January 1, 2022)
Taxable Value $527,900
Non-Taxable Value S0
Tenant Portion S0

The above assessment only considers the land, as the building has not been constructed. Refer to summary of
income and expenses in the valuation section of this report for property tax allowance.
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HIGHEST AND BEST USE

Theory and Principle of Highest and Best use

The Highest and Best Use of a property can be described as that use at the time of appraisal that is most likely to produce
the greatest return to the property. In addition, whatever use is concluded to be the Highest and Best use must be a
reasonably probable use.

In the text, The Appraisal of Real Estate, Second Canadian Edition, Highest and Best Use is defined as:

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

Fundamentally, the concept of Highest and Best Use applies to land alone because the value of the
improvements is considered to be the value they contribute to the land. Land is said to have value,
while improvements contribute to the value of the property as a whole. The theoretical emphasis of
Highest and Best Use analysis is on the potential uses of the land as though vacant. In practice
though, the contribution of value of the existing improvements and any possible alteration of those
improvements must be recognized, so the Highest and Best use of the property as improved is
equally important in developing and opinion of market value of the property.™

The text Basics of Real Estate Appraising, Fourth Edition, also states that when considering Highest and Best use an
appraiser must consider the following:

The use must be legal:

The use must be within the realm of probability and not speculative;
There must be a demand for such as use;

The use must be profitable;

The use must provide the highest return;

The use must deliver the return for the longest period of time.

ook wh =

Inherent in the definition of Highest and Best Use are five essential elements, as follows:

e The use must be physically possible;

e The use must be legally permissible;

e The use must be probable;

o The use must be marketable and financially feasible;
e The use must be maximally productive.

Physically possible use: the size, shape and topography of a lot determine what utility it has and thus, what is physically
possible on it. In addition, municipal services such as water and sewer etc., is necessary in order to permit and support
the physically possible uses.

Legally permissible use: The legal aspects of Highest and Best Use are essentially determined by a properties zoning
and official plan designations. The use on the property must comply with the regulations.

4 The Appraisal of Real Estate, Second Canadian Edition
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Probable use: The use at the time of appraisal that will support the Highest and Best Use of the property and thus support
the estimate of market value. In order for a use to be probable, it must show that it is legally permissible, physically
possible, financially feasible and maximally productive. If itis determined that a considered use is not possible because
of one of these factors, then it must be disregarded in favour of a use that will satisfy the requirements of all factors. For
example, if it is determined that a considered use is not physically possible then the remaining categories are irrelevant.
When appraising for expropriation matters, the future probable use of a property is often contested because it hinges on
the aforementioned factors. The courts have also weighed in on what constitutes the probable use of a property in such
matters. In Farlinger Development Ltd. V. East (Borough) (1975), 8 L.C.R. 112 at page 123-4, Howland J.A. stated that

“... itwould seem to be established that the highest and best use must be based on something more
than a possibility of rezoning. There must be a probability or a reasonable expectation that such
rezoning will take place. Itis not enough that the land have the capability of rezoning. In my opinion,
probability connotes something higher than a 50% possibility”.5

Marketable and Financially Feasible: This involves a wide range of factors from the cost to produce, or replace a property,
to supply and demand, and the price of competitive properties. Intrinsic in these factors is that of market activity, which
will ultimately determine if there is a demand and hence a market for a particular use. A major factor also affecting this
component of Highest and Best Use is that of affordability, since it must be cost effective to produce a use for a property.

Maximally productive Use: The use that creates the highest value and or produces the highest rate of return will represent
the Highest and Best Use for the property. Items under this heading may include the amount of space to provide and the
appropriate amount of rent to charge, based on market conditions. Over improvements made to a property - - in a particular
market - - may not contribute any additional amount to the overall value of the property, as they may not be required by a
prudent purchaser when it is sold. Likewise, it is also true that if a property is under improved, it may not realize its
maximum value. As such, the maximally productive use ultimately represents the most financially feasible use that will
produce the highest return and the highest value for the property for the longest period of time.

In terms of legal factors, the Subject is vacant and zone Apartment (APT). We have been provided with information
showing this site is proposed to be developed with a thirty (33) unit apartment complex that will involve the construction
of three (3) buildings.

Our conclusion on highest and best use regarding the said proposed development on the Subject site is contingent on the
issuance of all necessary permits from the City of Mount Pearl and any other document required from any government
department.

Therefore, based on the foregoing, it is concluded that the Highest and Best Use of the Subject is the proposed three
building apartment complex as shown in the addendum and described in this report.

As a result of the foregoing, the Highest and Best Use of the Subject Property is a Three Multi-Family Residential.

5 Farlinger Development V. East (Borough) (1975), 8 L.C.R. 112
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THE VALUATION PROCESS

Introduction
There are three recognized approaches for valuing real estate and they are summarized as follows:

o Cost Approach: Involves estimating the value of land as if vacant and adding it to the reproduction or replacement
cost new of improvements, less accrued depreciation.

o Direct Comparison Approach: Adjustments are made to comparable sales for points of difference with the
Subject Property. It is often referred to as the market approach because it is driven primarily by market activity.

o Income Approach: Is concerned with the present worth of future benefits that may be derived from the property,
whereby the net income attributable to the property is capitalized into a value estimate.

Where applicable, further detail on each approach is provided in their respective sections.
Method Selected

For this report, the Direct Comparison Approach and Income Approach will be used. The cost approach has not been
used because there is sufficient data to estimate the market value of the subject property by using the Direct Comparison
Approach the cost approach and the Income Approach.

The resulting estimates of value from each approach will be considered within the context of the subject market and will
ultimately be reconciled into a final estimate of value for the Subject Property. More detail is included on each approach
to value in their respective sections.
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INDICATED VALUE BY COST APPROACH

Theory and Basic Steps

The steps in the cost approach can be broken down into the following steps 1) estimate the value of land; 2) estimate the
reproduction or replacement cost of the improvements; 3) estimate accrued depreciation and 4) add land value to the
value of improvements less depreciation. The economic concept of substitution is basic to the cost approach. The
Appraisal of Real Estate, Canadian Edition states that

“This principle affirms that no prudent buyer would pay more for a property than the cost to acquire
a similar site and construct improvements of equal desirability and utility without undue delay”.8

Estimate of Land Value

The direct comparison approach is the most widely used method for estimating the value of vacant land and it is the
method used to estimate the value of the Subject site. It is also the most reliable method when there is sufficient market
data available and when it is applied to the highest and best use of the site. The remaining methods available to estimate
land value are only used when there is insufficient data (no comparable sales) available to use the direct comparison
approach.

In estimating the market value of the land component, the appraiser reviewed and analysed sales of land which have
taken place in the metro region. Information on the most recent sales is as shown in the table on the following page.

6 Appraisal of Real Estate, Canadian Edition
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Property Type Vacant Land
Location Block 5, Churchill Ave, St. John’s
Sale Details
Transaction Data
List Price: Registration Details: CADO 1022821
List Date: MLS Number:
Sale Price: $1,550,000
Sale Date: April 8, 2022 Vendor: 79963 NL & Labrador Inc.
Sale Price/Acre: $485,893 Purchaser: Brookfield Plains Inc.
Land Description
Land:
Frontage: 529 Feet Zoning Designation:  Apartment Medium Density
Average Depth: 300 Feet
Land Area: 3.19 Acres
Shape: Irregular

Municipal Services:

Water and Sewer

Comments:

This parcel of land is located on Churchill Avenue and is directly across from its intersection with Legion Road. The site has extensive frontage
on Churchill Avenue and has a partial view of Quidi Vidi Lake. It is surrounded by light commercial and residential uses. It is understood this
parcel of land was purchased to construct a retirement living facility.
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BLACKWARSTT
MEDICAL
CENTER LTO.
\ R.849,FR.1792

NFLD. & LAB. HOUSING CORP.

4 101

PARCEL C “o
AREA - 1.425 ha.

Property Type Vacant Land

Location 11 L’Anse Aux Meadows Crescent,
St. John’s

Sale Details

Transaction Data

List Price: Registration Details: Cado 837668

List Date: MLS Number:

Sale Price: $1,950,000

Sale Date: November 1, 2017 Vendor: 68029 NL & Labrador Inc.
Sale Price/Acre: $553,977 Purchaser: 10225185 Canada Inc.

Land Description

Land:

Frontage: 191 Feet Zoning Designation: ~ Apartment A1
Average Depth: Varies

Land Area: 3.52 Acres

Shape: Irregular

Municipal Services: Water and Sewer

Comments:

This is an irregular shaped parcel of land with access from L’Anse Aux Meadows and while it backed onto Columbus Drive, it does not have any
direct access onto it. The site was partly cleared and mainly level at the time of sale. There were several easements on the site, but based on the
existing development on the site, it is clear they did not affect the overall development potential and utility of the site. The site is now developed
with the Winslowe Ridge Retirement Living facility, which is a three-storey facility providing on-site parking.
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Property Type
Location

Sale Details

Transaction Data

Vacant Land
160 Southlands Blvd, Mount Pearl

AREA = 1.779 HEETARES

NS 261 J41.285 -
Jaog e £ 318 745702

List Price: Registration Details: Cado 827056
List Date: MLS Number:

Sale Price: $1,310,800

Sale Date: July 27, 2017 Vendor: Infini-T Holdings Inc.
Sale Price/Acre: 452,000 Purchaser: 79765 N & L Ltd.
Land Description

Land:

Frontage: 528 Feet Zoning Designation:  Institutional
Average Depth: Varies

Land Area: 2.9 Acres

Shape: Irregular

Municipal Services:

Water and Sewer

Comments:

This is an irregular shaped parcel of land with extensive frontage on Southlands Boulevard. At the time of sale, the site was raw land and covered
with trees. While it was zoned institutional, it has been developed with a seniors complex. This use compliments the predominant residential use

that surrounds it.
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Property Type Vacant Land
Location Shortall Crescent, St. John’s

Sale Details

Transaction Data

List Price: NA Registration Details: Cado 792082

List Date: NA MLS Number: NA

Sale Price: $1,300,000

Sale Date: November 4, 2016 Vendor: Laurmax Developments Inc

Sale Price/Acre: $1,007,752 Purchaser: Clovelly Development Limited Partnership

Land Description

Land:

Frontage: 344 Feet Zoning Designation: ~ Apartment (A3)
Average Depth: 164

Land Area: 1.29 Acres 56,479 SF

Shape: Irregular

Municipal Services: Water and Sewer

Comments:

This is a rectangular shaped parcel of land with access from Shortall Street and is adjacent to other land zoned A3. This was a raw parcel of land
that was covered with a mix of natural growth trees and natural growth shrubs and bushes. Itis a generally level site, and it is also noted that there
is a road/access stub in place from Shortall Street.
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Reconciliation of Land Value

Sale 1

Churchill Avenue
$485,893/Acre
April 8, 2022

Sale 2

L'Anse Aux Meadows
Crescent
$553,977/Acre
November 1, 2017

Sale 3

Southlands Boulevard
$452,00/Acre

July 27, 2017

Sale 4

Shortall Crescent
$1,007,752/Acre
November 4, 2016

Aside from the four preceding sales, there are no other comparable properties that provide a similar highest and best use
as the Subject in the metro region. In particular, we are not aware of and land sales in the City of Mount Pearl or the metro

region.

At the time sale #4 occurred, the demand for multi-family development was cooling along with the other sectors of the real
estate sectors in the Province during this period. Its sale price represents the highest range in the comparables that are
available for this analysis. Although this sale is older and reflecting market happenings from its date of sale, itis recognized
that the market demand for multi-family development has increased since the low point around 2019 and current demand
is more closely reflected in the market activity that was motivating developers to acquire land with potential for high density

development.

Due to the high demand for apartments in the metro regions, we have been hearing from contractors interested in

This parcel of land is located on Churchill Avenue and is directly across from its
intersection with Legion Road. The site has extensive frontage on Churchill Avenue
and has a partial view of Quidi Vidi Lake. It is surrounded by light commercial and
residential uses. It is understood this parcel of land was purchased to construct a
retirement living facility.

This is an irregular shaped parcel of land with access from L’Anse Aux Meadows
Crescent and while it backed onto Columbus Drive, it does not have any direct access
onto it. The site was partly cleared and mainly level at the time of sale. There were
several easements on the site, but based on the existing development on the site, it is
clear they did not affect the overall development potential and utility of the site (the site
is now developed with the Winslowe Ridge Retirement Living facility, which is a three-
storey facility providing on-site parking.

This is an irregular shaped parcel of land with extensive frontage on Southlands
Boulevard. At the time of sale, the site was raw land and covered with trees. While it
was zoned institutional, it has been developed with a seniors complex. This use
compliments the predominant residential use that surrounds it. This property is zoned
institutional, which only provides one similar permitted use (Daycare Center) that could
attract a sale price that can compare to the unit rate that the Subject's determined
highest and best use will attract. This property is considered the least comparable
because of its zoning.

This is a rectangular shaped parcel of land with access from Shortall Street and is
adjacent to other land zoned A3. The was a raw parcel of land that was covered with
a mix of natural growth trees and natural growth shrubs and bushes. It is a generally
level site, and it is also noted that there is a road/access stub in place from Shortall
Street. This property is zoned A3, and therefore it is most comparable to the Subject
with respect to zoning.

purchasing and developing land to construct apartment units.
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Given current demand for land zoned for development with apartments, it is reasonable to conclude that the sales from
2017 would sell for more per acre under current market demand for this type of land. We also state this because when
they sold in 2017, market demand for this type of land was lower, as planned projects were put on hold. As a result of the
density of development permitted on the Subject site and its location with two street frontages, its market value is estimated

at $600,000 per acre.

Calculation of Land Value Estimate

Unit Rate $600,000 Per Acre
Area 1.308 Acre
Total Calculated Value Estimate $784,800 $800,000 (Rounded)
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Cost Estimate Provided by Karwood

Item Cost
Footings $ 43,237.29
Perimeter Drainage & Insulation $ 12,334.39
Concrete Floor $ 62,003.08
Under-Slab Drainage & Damp proofing $ 10,346.87
Basement Walls $ 79,958.19
Moisture Protection $ 4,820.74
Framing Material $ 359,726.97
Decks $ 3,431.07
Framing Labour $ 400,003.29
Roof Trusses $ 155,037.50
Boom Truck $ 9,875.42
Exterior Cladding $ 265,917.88
Exterior Windows $ 100,626.47
Glazed Doors & Entrances $ 65,114.68
Roof Shingles $ 123,511.77
Blow-in Insulation R71 $ 33,169.41
Insulation $ 206,637.80
Closet Shelving $ 9,091.54
Hardwood Stairs $ 9,087.18
Drywall $ 195,246.89
Plaster & Paint $ 245,204.34
Flooring $ 123,386.57
Interior Trim $ 125,050.73
Cabinets & Vanities $ 250,272.41
Plumbing Fixtures $ 145,136.96
Plumbing $ 217,569.17
Ventilation $ 298,764.50
Electrical $ 338,404.13
Lighting $ 19,731.22
Landscaping $ 130,514.25
Water and Sewer $ 226,227.99
Excavation $ 164,825.13
Pavement $ 143,947.28
Legal Fees $ 5,065.38
Permits $ 65,143.74
Warranty Repairs $ 8,130.76
Design $ 225,785.51
Design Center Fee $ 5,026.15
Survey $ 14,010.14
Power $ 15,603.45
Insurance $ 19,779.02
Sundry Items $ 206,965.42
Real Estate 258,865.14 $ 258,865.14
Project Management / QA $ 163,176.88
General labour $ 284,817.82
Cleaning $ 14,504.61
Performance Contingency $ 1,422.99
Winter Conditions $ 3,662.39
Mobilization $ 50,000.00
$  5920,172.51

Estimate of replacement cost above based on information provided by our client.
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Depreciation Analysis

The Subject improvement is new, and its effective age is new, so it has the following estimated breakdown of effective
age and economic life:

The Subject is estimated to have the following:
Effective Age 0
Economic Life 60
Remaining Economic Life 60

As noted, shown in the table below, the Subject is a new construction and therefore, there is no depreciation applicable.

Effective Age Divided By Economic Life Equals Depreciation Percentage

0 / 60 = 0%

Depreciation
Replacement Cost Multiplied By > Equals Depreciated Amount
Percentage

$5,920,172.51 X 0% = $0.00
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Cost Approach Summary
Market Value of Land $800,000
Replacement Cost of Building $5,920,172.51
Less Depreciation $0.00
Depreciated Value of Building $5,920,173

Plus Extras and Site-works

Indicated Value by Cost Approach $6,720,173

$6,720,000 (Rounded)
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INDICATED VALUE BY DIRECT COMPARISON APPROACH

Theory and Basic Steps

The estimate of market value by way of the Direct Comparison Approach is arrived at by comparing sales that are similar
to the property being appraised and adjusting for any differences. The Appraisal of Real Estate, Second Canadian Edition,
Chapter 17, outlines the process in the following manner:

“... an opinion of market value is developed by comparing properties similar to the subject property
that have recently sold, are listed for sale or are under contract. A major premise of the Direct
Comparison Approach is the market value of the property is related to the prices of comparable
competitive properties. Elements of comparison are tested against market evidence to estimate
which elements are sensitive to change and how they affect value.

The concept of anticipation and change, which underlie the principles of supply and demand,
substitution, valance, and externalities, are basic to the Direct Comparison Approach. Guided by
these principles, an appraiser attempts to consider all issues relevant to the valuation problem in a
manner that is consistent and reflects local market conditions.”

In addition to the above definition, the process involves the following:

Research the market and obtain all available information on current sales, listings and offers;

Gather all available information regarding the market data (sale price, price per square foot, size, date of sale,
etc...) and most importantly, identify the current sales that are most applicable to the Subject Property;
Determine the appropriate unit of comparison and analyse it in accordance with the current sales and other data
for an explanation on the behaviour of the market;

Make adjustments for dissimilarities to the sales selected as being most comparable to the Subject Property;
Arrive at a conclusion of value.

Market investigations carried out for this report indicates that there is limited comparable data available in the Metro region
to estimate market value for the Subject. As such, we have included sales from the City and sales data from the suburban
towns of Bay Roberts, Gander and Lewisporte.

Given the limited number of comparable sales in the metro region, we have relied on the foregoing market data. We do
note that each of the areas covered by the sales data is experiencing low vacancy and increasing rents, so each
comparable is similar to the Subject with respect to changing market conditions.

Information on these sales is included on the following data sheets.

" The Appraisal of Real Estate, Second Canadian Edition

Appraisal Associates Limited 49



166 Park Avenue, Mount Pearl, NL

Grid North - Zone 1
TV 53" West [NAD 83)

.....

Property Type: Multi Unit
Location: 46 Hazelwood Crescent, St. John’s

Sale Details

Transaction Data

List Price: Registration Details: Cado 1035439

List Date: MLS Number:

Sale Price: $1,000,100

Sale Date: July 29, 2022 Vendor: The Roman Catholic Episcopal Corporation of
St. John’s

Sale Price/Unit: $142,871 Purchaser: Bensaid Services Ltd

Land Description

Land:

Frontage: 399 Feet Zoning Designation:  Residential 1 (R1)
Average Depth: +/-180 feet

Land Area: 1.80 Acres

Shape: Irregular

Municipal Services: Water and Sewer

Building Details:

Number of Units: 7
Shape: Irregular
Number of Stories: 1

Reported Condition: Good

Comments:
This property was constructed in 1988 and the Roman Catholic Episcopal Corporation of St. John’s constructed it to serve as a retirement residence
for priests. The building was reported to be in good condition at the time of sale and had a common area near the centre of the building that was
used as a communal sitting area, kitchen and space used for chapel. We understand the new purchaser intends to convert this common area to
rental units. Each unit had two bedrooms and one full bathroom. This property was sold by auction by the receiver responsible for the disposition of
assets owned by the Roman Catholic Episcopal Corporation of St. John's.
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Location:

Sale Details

Transaction Data

Elitsmn Lavewiments fic
A% Persdmos Crased i I

Property Type: Apartment Building
38 Pasadena Crescent, St. John’s

List Price: Registration Details: Cado 981157

List Date: MLS Number:

Sale Price: $4,200.000

Sale Date: June 7, 2021 Vendor: Regency Management Limited
Sale Price/Unit: $105,000 Purchaser: Killam Properties SGP Ltd.
Land Description

Land:

Frontage: 139 Feet Zoning Designation: ~ Apartment - 2

Average Depth: 185 feet

Land Area: 1.01 Acres

Shape: Rectangular

Municipal Services:

Water and Sewer

Building Details:

Number of Units: 40

Shape: Rectangular
Number of Stories: 4

Reported Condition: Good
Comments:

This is a 45 + year old four storey walk up apartment building that was in average to good condition at the time of sale. The complex contained 1
and 2 bedroom units. Itis also noted the purchaser owned the adjacent property. This property had a reported capitalization rate of 6%.
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Property Type 8 Unit Multi-Family
Location 237 Water Street, Bay Roberts, NL
Sale Details

Transaction Data

List Price: $799,900.00 Registration Details:

List Date: March 3, 2018 MLS Number: 1171092

Sale Price: $766,000.00

Sale Date: 13-Jul-18 Vendor: Grant Vaters

Sale Price/Unit: $95,750 Purchaser: Unknown, see comments below

Land Description

Frontage: NA Zoning Designation:  Mix Development
Average Depth: NA

Land Area: 1.00 Acres

Shape: Unknown

Municipal Services: Water and Sewer

Building Details:

Area: 7000 Square Feet Breakdown of Space

Shape: Apartments combined 7000 Square Feet
total:

Number of Stories: 1 :

Reported Condition: Good

Comments:

This property is located on the corner of Water Street and Greens Road and has a view of the ocean. On the date of sale, the building is
reported to be seven years old and in good condition. It has eight two bedroom apartments with each having nine foot ceiling. The property is
reported to have a monthly income of $6400, which calculates to $800 per unit. Based on the reported sale price and income, it has a potential
gross rent multiplier of 9.97. It is also noted that we could not find the deed for the property on CADO. We contacted the listing agent and she
confirmed the property was sold and that it was owned by her son, the seller named on the MLS. The property is also noted as being one
storey, but it does have a second storey on the front.
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Property Type 15 Unit Multi-Family
Location 9 Simms Street, St. John’s, NL
Sale Details

Transaction Data

Sale Price: $1,500,000
Sale Date: October 20, 2023
Sale Price/Unit; $136,363

Registration Details: CADO 1090200
Vendor: 71291 Newfoundland & Labrador Inc.
Purchaser: MARJ Holdings Ltd

Land Description

Frontage: 42 feet

Average Depth: Irregular - varies
Land Area: 1.15 acres
Shape: Irregular

Municipal Services: Water and Sewer

Zoning Designation: ~ Apartment Special (AA)

Building Details:

Area: 9,769
Shape: Irregular
Number of Stories: 2

Reported Condition: Average

Breakdown of Space
Apartments Combined: 9769 Square Feet

Comments:

This property was in average condition on the date of sale and many of the units had dated finishes. It has painted wood siding and is located on
a concrete foundation. It has 11 units with six units on the main level and 5 units on the second level. This property is located behind College of
the North Atlantic. The site has paved parking and a section of land that has still not been improved with any siteworks. We understand units are
upgraded as needed and the most recent upgrades includes a new torch on roof membrane in 2022. This property sold with a GRM of 10.96 and

a capitalization rate of 4.56%, based on existing lease income.
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Discussion on Property Sales and Reconciliation

The four sales presented have been summarized below:

Comparable 1:

Comparable 2:

Comparable 3:

Comparable 4:

This property was constructed in 1988 and a new section was added in 1990. This property was in
good condition at the time of sale and there were no deferred maintenance items reported. The property
was sold by the receiver for the Roman Catholic Episcopal Corporation of St. John’s through a closed
auction. The property had seven two-bedroom units, but it also contained a common area that we
understand will be renovated and fit up with apartment units. The sale price is $142,871 per unit.

This property sold in June of 2021 and is a 45 +/- year old four-story walk-up apartment building and
showed a unit rate of $105,000 per unit. The building was in good overall condition at the time of sale
and contained 40 units comprising of both one- and two-bedroom apartments.

This sale closed on July 13, 2018, and is located on the corner of Water Street and Greens Road offering
an ocean view. As noted, the building is listed on MLS, but we could not locate the sale particulars at
the Registry of Deeds, but we did confirm that the sale closed with the listing agent. This sale is
considered to be similar to the subject property with respect to condition and age. It is reported to have
paved parking. The sale price per unit is $95,750.

This property sold in October of 2023 and is located near College of the North Atlantic. The building
was reported to be in average condition at the time of sale and received upgrades as required. It has
11 residential units over two levels and sold for a unit rate of $136,363 per unit.

Since the Subject will be new, its condition will be superior to the four sales included above, so consideration will be given
to this in the final reconciliation of a unit rate.

In addition to the above comparable properties, we are also aware of the following sales data:

. 20-unit semi-attached Units:  This conveyance is located
on Waterton Street in Gander. The Vendor was VLE
Development Inc. and the Purchaser was Yellow Fox
properties Inc. It closed on January 25, 2022, and sold for
$4,999,999 or $210,000 per unit. It consisted of 20 semi-
attached two-bedroom units and contained a total of 10
duplex units. The properties are marketed to 55+ and
senior population. Each units comprised a one storey
building with two bedrooms, living and dining room, laundry
and full bathroom and ensuite off the master bedroom. The
property was purchased by a local investment group
because of increasing rental rates. This property had a
reported capitalization rate of 5.64%.
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i

We have provided a summary of all the unit rates below:

7 70-unit property:  This conveyance is located at Pine Avenue
" in Lewisporte. The Vendor was Hodder Holdings Inc. and the
@; Purchaser was 86689 Newfoundland and Labrador Limited. It

closed on February 1, 2021, and sold for $7,285,000 or
$104,000 per unit. It consisted of a 12-unit apartment building
that was constructed in the 1970’s and has one third of the units
below grade. It also included 10 semi-attached units that were
approximately 10 years old and 48 semi-attached units that
were between 3 to 7 years old. Each unit differed in size and
condition. We also understand the owner of this property left

iy the province and sold the property less than anticipated to

facilitate their move. The property had a reported capitalization

edin rate of 6.40%.

Sales Data No. Rate Per Unit Age and
Condition
Sale Number 1 $142,871 Inferior
Sale Number 2 $105,000 Inferior
Sale Number 3 $95,750 Inferior
Sale Number 4 $136,363 Inferior
Sale Number 5 $210,000 Inferior
Sale Number 6 $104,000 Inferior

The Subject Property will be a newly constructed complex comprising good quality materials and workmanship and
because of its age and new materials, its condition and age is superior to all of the sales data included. There is limited
comparable sales in the metro region that is similar in condition to the Subject units. Given the increase in rents over the
past two years, many owners are choosing not to sell their properties in order to benefit from the increased rental income.
As aresult, there is a limited number of comparable sales similar to the Subject. Each of the sales are older and most will
not attract similar tenants as the Subject. Based on our information, the most similar in terms of condition is the 20-unit
complex on Waterton Street in the Town of Gander. This sale is also only rented to tenants over the age of 55.

Given the foregoing, it is reasonable to conclude that each sale is between 10% to 30% inferior in condition to the Subject.
We note that such a consideration is subjective, but given the range provided by the comparables and their relative
conditions, this range is considered reasonable. Given this, when the condition adjustment is applied to each unit rate,
the adjusted unit rates range from $114,900 per unit to $241,500 per unit.
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Therefore, as a result of our market investigations and analysis and given the size, location and new condition of the
Subject Property, its indicated value is considered to be in accordance with the unit rate outlined in the following table,

which is applied to the number of units that will be included with the Subject Property.

The final estimate of value by the Direct Comparison Approach is therefore estimated at:

Calculation of Value for Direct Comparison

Number of Units Rate Per Unit

Area of Subject 33 $200,000
Value Estimate $6,600,000

Appraisal Associates Limited 56



166 Park Avenue, Mount Pearl, NL

INDICATED VALUE BY INCOME APPROACH

Definition
The premise behind the income approach is that the market value of a property is directly related to its income producing
potential.

“Typically, income-producing real estate is purchased as an investment, and the income approach
is based on the assumption that the investor uses the income capability of the investment as a
measure of value. All things being equal, the basic premise is that the higher the income, the higher
the value. The income can consist of various forms including periodic gross income, periodic net
income, periodic cash flows, and future sale price (reversion). Various methods, techniques and
mathematical procedures are used to convert the future incomes into an equivalent estimate of
present value”.8

The steps in the income approach are as follows:

o Estimate potential gross income (PGI) at full occupancy and deduct for vacancies and bad debt and add other
possible incomes such as ancillaries from parking and laundry etc. This will arrive at an effective gross income
(EGI) for the property:

o Estimate the normal annual operating expenses, including expenditures necessary to maintain or protect the

property/investment;

Deduct the operating expenses from the effective gross income to determine the net operating income (NOI).

Select the appropriate method to capitalize the net operating income into an estimate of value;

Determine an applicable capitalization rate;

Mathematically convert the income into an estimate of market value.

o O O O

Justification of Market Rent

As part of our market investigations regarding the market area for the Subject Property, we contacted realtors (including
leasing agents), assessment authority, building owners and reviewed our office data bank. We have also reviewed MLS
and information in our files for similar properties to estimate market rent for the Subject Property. Our review of current
market activity is as follows:

e One-bedroom apartments are renting from $1000 per month to $1395 per month.
e Two-bedroom apartments are renting from $1200 per month to $1895 per month.

Rents examined are similar with respect to the Subject based on the following: Each rent amount includes fridge, stove
and hot water tank. Tenants are responsible for their own heat, light/utilities.

Given the demand for rental units in the metro region, rent for apartments has been steadily increasing throughout the
past two years. When complete, the Subject will provide apartment space that will compete with the units in near the mid
range of the range provided. For the Subject, we estimate it will rent for the following rates:

e One-bedroom apartments $1250 per month
e Two-bedroom apartments $1450 per month

8 Basics of Real Estate, Fourth Edition
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The table below summarizes existing rents for the Subject Property.

Rent Roll for Residential Units
Rent One Two MI\:::II Annual
Amount | Bedroom |Bedroom y Rent
Rent
$ 1250 3 $ 3,750[% 45,000
$ 1450 30 $ 43,500 | $ 522,000
3 30 $ 47,250 $ 567,000

| Total NumberofUnits | 33 |

Vacancy and Collection Loss

Based on information available from:
o  Other property owners

o Our office files that include details on other similarly leased buildings in the Subject’s market area of Mount Pearl

o Surveys published by Cushman and Wakefield

¢ Information available on MLS

¢ And with consideration to the proposed use, location, size, and condition of the Subject Property, the allowance
for vacancy has been allocated at 4% of the gross income.

The subject property is located off Park Avenue in an area developed with residential and commercial uses. Its use as a
multi-family facility will capture good tenancy because of its location and proximity with amenities in this area of Mount
Pearl. The Subject has not been constructed and given its location and demographic it will rent to, it will have good
occupancy when complete, based on current information. Most multi-family buildings are reporting either 100% or close
to 100% occupancy. Our review of Kilim properties show they have an overall occupancy rate of 98%. The City of St.
John'’s also reports a vacancy rate of 3%. Given it will have good condition when complete, location and suite mix, a rate
of 3% is considered reasonable to capture any periods of vacancy and collection loss. This rate also considers the planned
large-scale projects for the Province and anticipated additional demand for residential units in the metro region over the
next few years as work/construction on these projects progress.

Operating Expenses

Property Tax or Municipal Fees

This amount is based on actual rates and charges against the property, as provided by the municipality. The amount
included for this expense is based on our estimated amount considered reasonable based on rates applicable to similar
properties and assessments.

Utilities
This expense includes an amount to heat the property and provide lighting etc. We did not include an amount for this
expense because there is no common expense in the Subject buildings. There will be no lighting cost for the parking lots
because each unit will have a light that provides lighting for the parking lot. All Tenants are responsible for their own
utilities.
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Insurance
This amount is based on information supplied by the owner and a rate that is consistent with other properties of this type.
The amount included for this expense is estimated.

Building Operation

This amount includes cost for janitorial and cleaning common areas, snow clearing, garbage removal and repairs and
maintenance, advertising, professional fees, pest control, and is based on rates typical for properties of this class. Since
the Subject will be new and not have any common areas, such as hallways, this amount included for this expense will only
consider a minimum allowance for maintenance.

Management
The management fee is based on a percentage fee of the effective gross income which is typical of amounts charged for
this type of property. A rate of 6% is considered fair for the Subject. Refer to reconstructed expense statement on previous

page.

Capitalization

The appropriate capitalization rate for the Subject Property considers expected rates of returns that investor are obtaining
in the market for investment opportunities, their cost of borrowing, and the discussion on the items listed below, but it is
primarily based on capitalization rates produced by properties similar to the Subject Property. Market research indicates
there are items that are of particular importance for investors when considering their expected rate of return from an
investment in real estate. Items of primary importance to an investor in real estate are:

o Security of Capital — This item refers to the quality and remaining economic life of an investment. With respect
to the Subject Property, it will be a new building and its condition is therefore considered to be good.

o Security of Income — This item refers to the quality of the tenants and the length of the leases, if any. Long-
term tenants and low vacancy rates set a solid foundation for investment. The Subject Property will be a multi
tenant property that will provide thirty-three (33) residential units in three separate buildings. Given its location,
current demand for apartment units in the metro region, its proposed suite mix, as well as its new condition, it is
reasonable to conclude that it will have security of income for the foreseeable future; particularly as the market
improves and grows in this location of Mount Pearl.

o Lift Potential — This item refers to the prospect of increasing the rental income during the investment holding
period. As previously noted, the subject property is located in a good location for its use and will attract residential
tenants looking to live in this area because of location with respect to nearby amenities on Park Avenue and
Commonwealth Avenue. Given its proposed multi-tenant use and forecasted market share it will capture, lift
potential is considered average under current market conditions and good under anticipated market conditions.
We state this because of an anticipated increase in the number of larger scale projects within the Province.
Although they will not all be happening in the metro region, this area has and will still continue to see significant
benefits from happenings throughout the province because it is the main base of operations for major companies

and suppliers.

o Development Potential — This item refers to the prospect for future expansion or redevelopment to achieve
increased returns. The Subject will be located on a lot that is proposed to be utilized to its maximum potential,
therefore, the is no additional development potential for the Subject site.

Directly linked to the condition and age of the property is the cost of ownership. For example, an owner or potential
purchaser will consider the age and condition of the property and short-lived components such as windows, doors, siding,
roof, flooring, heating, plumbing and siteworks, etc., that will require replacement as they reach the end of their useful life.
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Because a potential purchaser will consider the condition and thus, cost of the current replacement reserve requirement
for the short-lived items in the Subject Property, they have been considered in the final estimate of a capitalization rate.

Rates of return available from alternative sources of investment also play a role in the investor's expectations, since
maximizing returns in a competitive market is generally the primary objective. The return on long term bonds for the Bank
of Canada presently range from 2.19% to 2.32%. A review of performance of long-term yields from major corporations
and financial institutions indicate rates ranging from 3.58% to 6.25%. Other investment opportunities provide higher or
less returns than bonds, but considering the risk involved with real estate in general, a higher yield on investment is
required by investors than would be from other more secure investments.

A review of yields reported by REIT’s indicate rates in the range of 2.92% to 9.00% on all their investment portfolio, which
includes properties with uses similar to the Subject Property, as well as a diversified range of real estate (retail, industrial
and apartment).

Band of Investment
The following calculated rate by the Band of Investment is included as support for the market determined rate. It will not
be solely relied upon, but it is included to show how financing and equity affects capitalization rates.

The cost of investment for commercial real estate is based on typical mortgage rates and amortization period. A review
of market participants indicate that mortgage rates generally range from 6.5% to 12%, with a 20 to 30 year amortization
period, and a 20% to 40% equity investment. This rate range includes federally regulated lending institutions and private
lenders. Based on the foregoing, the capitalization rate calculated by the band of investment is estimated as detailed
below:

It is recognized that the calculated rates provide a range based on the criteria stipulated; however, it is noted that they do
account for the expectations of market participants when relying on the said criteria that is considered applicable for this
sector, and they are therefore included as support for the market determined capitalization rate.

Due to the protection of privacy, we are not able to provide specific details on properties, but we can state that information
we have on similar properties in the Metro region indicate a range in capitalization rates of 4.5% to 7%. Discussions with
property managers and leasing agents experienced in this market and owners of multi-family real estate also indicate a
range of 4% to 6%.

Calculation of Capitalization Rate

Band of Investment

Low High
Interest Rate 6.5% 9.0%
Amortization (yrs) 20 25

Return on Equity 6.0% 15.0%
Equity Amount 30% 40%
Mortgage Amount| 70% 60%
Mortgage factor |0.088860( 0.099357

8.02%  11.96%

We have not placed any reliance on the band of investment because it does not recognize current performance of this
property class in the current market.
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Therefore, giving consideration to:

the physical condition of the Subject Property, which will be new;
its location and service area;

its liquidity and potential for growth based on demand in its market;
Its ability to compete with similar properties and attract tenants;

Its current activity within its respective market; and

Stability of leasing,

a capitalization rate that is considered applicable to the Subject Property after considering all the foregoing is 6%.

Appraisal Associates Limited
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Summary of Income Approach

Projected Revenue
Less Vacancyand Bad Debt.
Effective Gross Income

Less Operating Expenses

e PropertyTaxes

o Utilities

e Insurance

e Building Operation

e PropertyManagement

Total Expense Estimate

Net Operating Income (NOI)
Capitalization Rate (CR)

Estimate of Value by Income
Approach

@ 6%

$46,000
$0

$24,000
$30,000

$32,999

(NOI/CR)

Table Summarizing Income Approach

$567,000
$17,010

$549,990

$132,999

$416,991

(Rounded) $6,950,000

Appraisal Associates Limited
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RECONCILIATION AND FINAL ESTIMATE OF VALUE

The market value of the Subject Property was estimated using the income approach, direct comparison approach and
cost approach to value.

The market value estimate is summarized in the following table:

Market Value Estimates

Direct Comparison Approach ‘ Income Approach ‘ Cost Approach

$6,600,000 As If Complete ‘ $6,950,000 As If Complete ‘ $6,720,000 As If Complete

In the final correlation, consideration is given to the use and operation of the building - - refer to the highest and best
use analysis where the use as a multi-family property was determined to be its highest and best use, based on the
discussion therein.

It is particularly noted that the Direct Comparison Approach provided the lowest end of the value range. This is not
surprising because of the limited data available in this property class that is directly comparable to the Subject. This
estimate of value is also affected by the date of the comparable sales and their location.  As such, the Direct
Comparison Approach was not relied upon in the final reconciliation.

Since the Income Approach provides a measure of the amount market participants are prepared to pay for units similar
to the Subject, we have therefore placed more reliance on its estimate of value and less reliance on the estimate by
the direct comparison approach. The cost approach provided an estimate that is bracketed by the other two
approaches, and this may be due to influences in the cost estimate or factors affecting the land value estimate. We
state this because of the limited land sales similar to the Subject in this area.

Therefore, as a result of our market investigation and analysis, it is the Appraiser’s opinion that the market value of the
Subject Property “As If Complete”, would be equitably represented at:

SIX MILLION EIGHT HUNDRED THOUSAND DOLLARS
$6,800,000 (As If Complete)

Sincerely,
) 2 y (4 V=
WPz s 17

N

Todd Pickett, P. App, AACI
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CERTIFICATION

| Todd Pickett certify to the best of my knowledge and belief that:

1.
2.

10.
11.

The statements of fact contained in this report are true and correct;

The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting
conditions and are my impartial and unbiased professional analyses, opinions and conclusions;

| have no past, present or prospective interest in the property that is the subject of this report and no
personal and/or professional interest or conflict with respect to the parties involved with this assignment.

| have no bias with respect to the property that is the subject of this report or to the parties involved with this
assignment;

My engagement in and compensation is not contingent upon developing or reporting predetermined results,
the amount of value estimate, a conclusion favouring the client, or the occurrence of a subsequent event.
My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity
with the CUSPAP.

| have the knowledge and experience to complete this assignment competently, and where applicable this
report is co-signed in compliance with CUSPAP;

Except as herein disclosed, no one has provided significant professional assistance to the person(s) signing
this report;

As of the date of this report the undersigned has fulfilled the requirements of the AIC’s Continuing
Professional Development Program;

The undersigned is a member in good standing of the Appraisal Institute of Canada.

As further set out below, the estimate of market value appearing in this certification and as further stipulated
elsewhere in this report, is subject to the Assumptions and Limiting Conditions and the Extraordinary
Assumptions and Limiting Conditions in this report.

PROPERTY IDENTIFICATION

Address: 166 Park Avenue in the City of Mount Pearl

Province: Newfoundland and Labrador

Legal Description: Refer to survey (survey plan or sketch)

BASED UPON THE DATA, ANALYSES AND CONCLUSIONS CONTAINED HEREIN, THE MARKET VALUE
ESTIMATE FOR THE PROPERTY DESCRIBED AS AT November 27, 2023, IS ESTIMATED AT $6,800,000. (As If
Complete)

AS SET OUT ELSEWHERE IN THIS REPORT, THIS REPORT IS SUBJECT TO CERTAIN ASSUMPTIONS AND
LIMITING CONDITIONS, THE VERIFICATION OF WHICH IS OUTSIDE THE SCOPE OF THIS REPORT.
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APPRAISER

Signature:

~) S G )
QO S oo™ \ (17
el v

Name: Todd Pickett
AIC Designation/Status: P. App, AACI/ Recertified
Membership #: 303236

Date of Report/Date Signed: December 18, 2023

Personally Viewed The Subject Property: Yes
Date Of Viewing: November 27, 2023

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

Appraisal Institute of Canada

Institut canadien des évaluateurs

Appraisal Associates Limited



166 Park Avenue, Mount Pearl, NL

ADDENDA

Sections of Plans for Each of the Three Buildings Proposed.

Note: For Additional Detail on Each Proposed Building, We Recommend Any Party Reviewing This Report to
First Obtain a Copy of The Original Building Plans

The Plans Included in This Report For lllustration Purposes Only and Does Not Include All Detail

Appraisal Associates Limited 66
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Site Plan
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166 Park Avenue, Mount Pearl, NL

Site Plan Showing Unit Mix and Number of Accessible Units For Each Building
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166 Park Avenue, Mount Pearl, NL

Proposed Building 1 North and South Elevations

/2 "\ South Bevation (FRONT) -BLDG 1

@1:150

/—\MEWM(REAR)-BLDG1

1
@1:150
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Proposed Building 2 North and South Elevations

S00mm ROUND WALL VENT TYPICAL VINYL FIXED VANDOW

mnom’n ELEVATION (FRONT) - BLDG 2

wauwo

N 10045 (FFE 108.45)

m SOUTH ELEVATION (REAR) - BLDG 2

Wum
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Proposed Building 3 East and West Elevations
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166 Park Avenue, Mount Pearl, NL

Unit Types Per Floor For Building 1
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166 Park Avenue, Mount Pearl, NL

Unit Types Per Floor For Building 2
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166 Park Avenue, Mount Pearl, NL

Unit Types Per Floor For Building 3
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Naming Convention For Each Unit In Three Buildings

Building 1

LETTER DENOTING UNIT ACCESSIBILITY

S = STANDARD
A=ACCESSIBLE

LETTER DENOTING UNIT LOCATION

e=EXTERIOR / END
I =INTERIOR

NUMBER DENOTING UNIT LEVEL
0= BASEMENT

1=LEVEL1

2=LEVEL 2ETC.

NUMBER DENOTING UNIT NUMBER

NUMBER DENOTING BUILDING NUMBER

— UNIT TYPE

F UNIT NUMBER

Building 2

LETTER DENOTING UNIT ACCESSIBILITY

S = STANDARD
A=ACCESSIBLE

1
101Se0

101Ai1l

LETTER DENOTING UNIT LOCATION
e=EXTERIOR / END
|1 = INTERIOR

NUMBER DENOTING UNIT LEVEL
0= BASEMENT

1=LEVEL1

2=LEVEL2ETC.

NUMBER DENOTING UNIT NUMBER

NUMBER DENOTING BUILDING NUMBER

|— UNIT NUMBER

Building 3

101Se0

101Ai1‘

LETTER DENOTING UNIT ACCESSIBILITY |
S = STANDARD
A=ACCESSIBLE

LETTER DENOTING UNIT LOCATION
e = EXTERIOR / END
1 =INTERIOR

NUMBER DENOTING UNIT LEVEL
0= BASEMENT
1=LEVEL 1
2=LEVEL 2 ETC.
NUMBER DENOTING UNIT NUMBER

— UNIT TYPE

NUMBER DENOTING BUILDING NUMBER _|

}— UNIT NUMBER

Appraisal Associates Limited

75



Appendi x C

5&? Government of Newfoundland and Labrador
)

Nesefouiidiand
Labrador

REGISTRY OF DEEDS
CERTIFICATE OF REGISTRATION

Registration Date: MAY 10, 2024
Registration Time:  09:40 AM
Registration Number: 1111674

Ten~ 77 €

Registrar of Deeds

Confirmation Date: MAY 30, 2024 Receipt Number: 5905LLH1
Consideration: 1.00

Document Type: NOTICE OF MCRTGAGE

Filed By: O'KEEFE & SULLIVAN

From Parties:

Karwood Contracting Ld.

To Parties:

Moskowitz Capital Mortgage Fund It Inc.

Location:
Civic 166 Park Avenue,Mount Pearl



Jones, Neil
Typewriter

Jones, Neil
Typewriter
Appendix C


THIS MORTGAGE AMENDMENT made at the City of St. John’s, in the Province of
Newfoundland and Labrador, thiss#2 day of April, 2024.

BETWEEN:
KARWOOD CONTRACTING LTD., a body corporate, duly
incorporated under the laws of the Province of Newfoundland and
Labrador
(the “Mortgagor™)
AND:

MOSKOWITZ CAPITAL MORTGAGE FUND II INC,, a body
corporate, duly incorporated under the laws of the Province of

Ontario
(the “Lender™)

WHEREAS by a Mortgage dated the 21% day of November, 2023, and made between the
Parties hereto and registered in the Registry of Deeds for Newfoundland and Labrador as
Registration Number 1098210 (the “Mortgage™), the Mortgagor did grant and mortgage unto
the Lender the lands and premises therein desctibed to secure payment of funds loaned by the

Lender to the Mortgagor and secured by the Mortgage;

AND WHEREAS the Lender has agreed to limit the consideration secured by the Mortgage
over the lands and premises known as 166 Park Avenue, in the City of Mount Pearl, Province
of Newfoundland and Labrador, and being more particularly described in the Schedule “A”
attached hereto, to the sum of Four Hundred and Fifty Thousand Dollars ($450,000.00);

NOW THEREFORE THIS INDENTURE WITNESSETH that in consideration of the
sum of One Dollar ($1.00) now paid by the Mortgagor to the Lender, and other good and

valuable consideration (the receipt and sufficiency of which is hereby acknowledged byt he
Borrower), the Lender agrees that the consideration secured by the Mortgage related to 166
Park Avenue, in the City of Mount Pearl, Province of Newfoundland and Labrador is hereby
limited to the sum of Four Hundred and Fifty Thousand Dollars ($450,000.00).

IN WITNESS WHEREOF the Lender has hereunto affixed its corporate seal duly attested
by the hand(s) of its proper officer(s) in that behalf, on the day and year first before written.

SIGNED, SEALED AND DELIVERED

in the presence of:
MOSKOWITZ CAPITAL

L SGYL 74 ’M Ik

Name: ﬂ"‘\ MO‘

Title:

STEPHEN MAHARAJ, /7/ £ ”/ﬂl !

Notary Public, Province of Ontarlo,
flimited to the attestation of instruments and
the taking of atfidavits,
for Moskowitz Capttal Management Inc.
and its associated companies.
Expires March 13, 2027.




BOUND, ON
Prepared on hehalf of Karwood Contracting
Civie # 166 Park Avenue, Mommt Peard, I the proviunce of Newfoundland and Labrador, Canads

BEGINNING at a point, said point having the Sllowing NADS3 coordinates in Zone 1, central meridian 53° west
longimde, of the Transverse Marcator Projection s modified for the Province of Newfoundiand and Labrador

N 5264 499.834
£ 319080.686

with reference to Momument pamber 80G2162 with Co-crdinates N 5 264 488.245 metres and E 320 033.464 metres
and Momumsent rrmmber 3052164 with Co-ordingtes N 5 264 486.138 metres and E 320 553.867 meires;

THENCE fizning and neming along land of Dweyns H. Browp, Civic #170 Park Avenzs north fen degrees twenty
three mimstes thirty firee seconds west (N19°23°33"W) for a distance of ninsteen decimal four fxres six (19.436)
metres; thence north zero nine degrees twenty three mimmss thirty sight seconds wost {(N09°23°38"W) for = distamce
of thirty four dechnal six scven aix (34.676) metres; thence south cighty two degraes zero six yimues twenty fiwoo
seconds west (S82°06"237 W) fr a distance of twenty decirus] eight six one (20.861) metres;

mmmm@mmmdmﬂmm#lnMAmnﬂmmw
eloven mrictes twenty four seeonds west {N0F°11°24"W) for 2 distance of fifteen decimal four four ope (15.441)

metres;

THENCE turaing end roming along tmd of Wyne € ad Teoqueline E. Rose, Civis #14 Riverview Avesiue sotth
mmrdnedogxmmtymmwmmmmmm'WMadmwdmmmm

saven six (43.376) metres;

THENCE mgmmmgmmammmmxmwmmmmwmm
eleven seconds east (N79°10°117E) for a distance of fifty forr decitnal one thres zarv (54.130) metres;

THENCE turning and nmning atong land of Teszy D. and Sharon A. Kelloway, Civic #35 Riverview Avem:e and
Poter and Debareb Halliday, Civic # 5 Winston Aveaae south cleven degress zero zero minntes forty one secords
cast (§11°00°41°E) for a distance of thirty nine decimal three foar five (39.345) metres;

THENCE torming and raming along lofs fonting onto Winston Aveaue south zero five degress thirieen mnutes
zero 2ero scconds cast (S05°13°00°E) for a distunce of sixtesn decimal two seven two (16.272) metres; thenee soufl
zero eight degress tweniy five minuies fifty two seconds east (S08°25°52"E) for 4 distsnce of thitteen decimal seven
nine thies (13.793) metres; thence sonth zero mne degrees Zero two mimies tan seconds east (S09°02°107E) for o
Gistance of niveteen decimal nine six four (19.964) metres;

THENCE toming and ranning along lend of Dennis and Gedsnn MeArfinr, Clvic # 164 Park Avere south zero
seven degroes thirty flves mimites forty six seconds est (S07°33°467E) for s distente of furty one dechmat one free
e (41.139) mefres;

TBENCE forping and rumming along fhe northern bomadary of Park Avame north seventy two degrees Gifiy three
iimis 240 ZEr0 seconds west (72053007 W) for a distance of thinty four decimal mine five one (34.931) metres,
more or Jass, to the Point of Beginning. : ) :

JON E. WHLIAMS SURVEYS LIMITED
JCB# 120339
DATED: 22 05 2012



Al bearings are Grid Nesth NADS3 iz Zone 1 of the Transverss Mescator Projection &5 modified for the Proviace of
Newforndland;

ugm_‘rhmissrcaowrhﬁdwkesandpolesaemadonﬁepmpmyasshownonthsnmd:edplm

ThoabcrvedcsmibedpieoewpwuelcﬂandconmjnsmmaflSOXammoreoﬁss,mdismpmimﬂnﬂy
shown on the drawing heveto attached dated 22 85 2012.

This description end accompanying pan are integral parts tecessary to adequately reflect the legal bownday of the
subject property and therefor fnvalid if separated. .

© Jonathan B 'Willizms, Newforndland Land Swrveycs, 2012. Unmrtkorized use; alteration or reproduction of this
mmnmwmumwmwﬁgﬂmﬁmm@gwmwm
the reproduction dmmmmmmmwmwmm&dpmmmmm
usois strictly prohibiied. .
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Government of Newfoundland and Labrador

€§
Newfouidland
ador
REGISTRY OF DEEDS
CERTIFICATE OF REGISTRATION
Registration Date: ~ JULY 24, 2024
Registration Time:  12:40 PM
Registration Number: 1122247
Registrar of Deeds
Confirmation Date: SEPTEMBER 05, 2024 Receipt Number: 5805M1ZT
Consideration: 230,000.00
Document Type: NOTICE OF MORTGAGE
Filed By: O'KEEFE & SULLIVAN
From Parties:
Karwood Contracting Lid.
To Parties:

Canadian Westem Trust Company

Location:
Civic 166 Park Avenue,Mount Pearl
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THIS MORTGAGE AMENDMENT made at the City of St. John’s, in the Province of
Newfoundland and Labrador, this € day of July, 2024.

BETWEEN:
KARWOOD CONTRACTING LTD., a body corporate, duly
incorporated under the laws of the Province of Newfoundland and
Labrador
(the “Mortgagor™)
AND:

CANADIAN WESTERN TRUST COMPANY

(Incorporation NO. A46845)

300-750 Cambie St., Vancouver, BC V6B 0A2

In Trust for RRSP Account #114369 to HEATHER McMULLIN,
a resident of the City of Mount Pearl, in the Province of
Newfoundland and Labrador

(hereinafter called the "Mortgagee") (the “Lender”)

WHEREAS by a Mortgage dated the 26" day of April, 2024, and made between the Parties
hereto and registered in the Registry of Deeds for Newfoundland and Labrador as
Registration Number 1111675 (the “Mortgage”), the Mortgagor did grant and mortgage unto
the Lendor the lands and premises therein described to secure payment of funds loaned by
the Lender to the Mortgagor and secured by the Mortgage;

AND WHEREAS the Lender has agreed to increase the consideration secured by the
Mortgage over the lands and premises known as 166 Park Avenue, in the City of Mount
Pearl, Province of Newfoundiand and Labrador, and being more particularly described in the
Schedule “A” attached hereto, to the sum of Three Hundred and Thirty Thousand Dollars and

Zero Cents ($230,000.00);

NOW THEREFORE THIS INDENTURE WITNESSETH that in consideration of the sum of
One Dollar ($1.00) now paid by the Lender to the Mortgagor, and other good and valuable
consideration (the receipt and sufficiency of which is hereby acknowledged by the
Mortgagor), the Lender agrees that the consideration secured by the Mortgage related to 166
Park Avenue, in the City of Mount Pearl, Province of Newfoundiand and Labrador is hereby
increased to the sum of Two Hundred and Thirty Thousand Dollars and Zero Cents

($230,000.00).

IN WITNESS WHEREOF the Mortgagor has hereunto affixed its corporate seal duly
attested by the hand(s) of its proper officer(s) in that behalf, on the day and year first

before written.

SIGNED, SEALED AND DELIVERED
in the presence of;




Prepared on behalf of Karweod Contrecifng
Chvie # §66 Park Avenve, Mount Peart, ip the prosines of Newfourdiand aad Labrador, Canada

BEGHNNING g & poim, rald point having the following NADES coozdines in Zoge [, central meridian 33° west
longiude, of the Transverse Marcstor Projfection s modifiad for the Provines of Newfvundlaed and Lobrador

N 5264 499.83%
B 319950.686

with referemce to Moovment number 3052162 with Co-ordinmes N 5 264 488245 metres and E 320 023464 metres
ond Momunent smunber B0G2164 with Co-ordinates N 5 264 £86.138 metes and B 320 553.867 metros;

THFNCR twning and rannlrg aleng land of Deayne H. Brown, Civie #3170 Park Avetoe noyth ten degrees twaaty
throo miputes fhirty fies seconds west V10°23°33"W) for 8 distance of nincteen docimal four threo six (19.436)
meires; thencee ndrth 2210 ning degrees tvenly threo minuies ity eight seoonds west (N09°23°38"W) for o distance
of thitty four decimal six soven six (34.676) meiros; thence south cighty twi degroes 220 six niinntes twendy three
scconds west (S52°06723"W) for a distance of trmaty deciral gighd six one (20.861) metres;

THENCE tuming aad ranning along land of Dwayns H, Brown, Civie #172 Park Avangs north zefo afne dogrecs
cloven minutes twrenty fn seeonds west (N09°11724"W) for & distence of ffteen dectma) forr finy one (£5.441)

Inetres; .

THENCE tuming snd ruming along land of Wayna G and Jacqueling B. Rosc, Civie QMWWAanh
10 nine dugrees teveniy mi ZELO 2850 west NBH*20"6W) for & distance of Forty three decimal three
seven six (43.376) molres:

THENCE turaing end rouning along the souwthem Hrait of Riverview Avomue north scvanty nins degrees ten minuioy
eleven seconds east (N75°10"1 178} for s distunse of Sty four Sactmal oo threa 2at0 (54.130) metres;

THENCE twning eand rumming eloug land of Terry D, and Sharon A. Keliowy, Civic #16 Riverview Avenne and
Peter a0d Deborah Halliday, Civic # $ Winston Avevne south eleven degress 2er0 zero minntos fiurly cne seconds
east (S11°00°417E) for & distance of (hity nice deciyual three four five (39.345) webres;

THENCE tuning and suming afong Iots fronting onto Winston Aveous south wero five deprocs thitteen tuinules
2570 2210 seconds cast (§05713°007E) for a distancs of sixeeen dectmal two seven two (16.272) metres; thence sonth
2ero elght degrees tweny Hva mid fifty twa ds east (SD8°25°527E) for u distancs of thiviern Joxtmal seven
vine {ree {13.793) metres; thetree souwh 2270 nine degreas zem foen mh = e east (SO$°02°107E)} fix 3
distance of nivetecn decimn) nive siz four (19.964) metres;

THENCE fting sod numting aloag fand of Dannis snd Geriany MeArtar, Civie # 164 Pack Avenae south zaro
ssven degrees thirty theas minifes forly six svconds east (S07°33°467E) for # distance of fhrty one docime) ons firee
e (51.139) weires;

TTENCE twping 20d ing along fhc neather bermdary of Park Aveane north seventy two degrees fifty three
THBUES 20 a0 esoxruds west (NT2053M00™ W) for a distance of thirly four dectmal plce five one (34.95)) metres,
maxe or Jess, % the Polnt of Boginalog. )

JEN L. WALLAMS SURVEYS UMITED
JOO® 120338
DATED: 22 052042

SCHEDULE "A"



Al bearings ave Grid Notth NADSS i Zons 1 of the Transverse Marcsior Projection as modified for the Provinoe of
Newfoundhnd:

ROTE: There is arca overhead wizes and poles erated on the property as showa oa the uitechod plan.

The sbovo described piecs or parcsl of land contains an area of 1.308 acres, more or less, 2od 13 noet particully
showr: on the drawing heewo attached dated 22 05 2012

‘This description asd accmpenying pla, are mulpmmmaymadn@mtynﬂed&skgulbmwyofﬁn
subjoct praperty and Serafor invalid if scperated.

© Jomolheoy, B Willizms, Newfowndland Land Surveyar, 2012, Unmithorized use; altoretive or voproduction of this
survey dotumiont is probibited by Tawe a3 defined by the “Copyrigit Act”. The mithoring surveyor hereby authorizes
mamwmwmmmmmmwmummu&depm»mymw
40 ia strictly prolubited.

SCHEDULE "A"

DATED: 22052012



SCHEDULE "A"
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IN THE MATTER OF the Family Law
Act R.S.N. 1990, c. F-2, as amended

AND

IN THE MATTER OF the Mortgage of
a parcel of land known as Civic 166
Park Ave., Mount Pearl, in the
Province of Newfoundland and

Labrador.

- to wit -

AFFIDAVIT OF STATUS

|, Gregory Hussey, of the Town of Paradise, in the Province of Newfoundiand and
Labrador, make oath and say as follows:

1. THAT | am a Director/Officer of Karwood Contracting Ltd. (the "Corporation”), owner
of real property known as 166 Park Ave., City of Mount Pearl, in the Province of
Newfoundiand and Labrador, as described in the attached Indenture of Mortgage,
and as such | have full knowledge of the facts herein deposed to except where

otherwise stated.

2. THAT the Corporation is and will continue to be, at least until the registration of this
instrument, a resident of Canada within the intent and meaning of the /ncome Tax
Act, R.S.C. 1985 (5th Supp.), ¢.1, and all amendments thereto.

3. THAT the property described in the within Indenture has never been occupied by me
or any director, officer or shareholder of the Corporation or by the spouse of any
director, officer or shareholder of the Corporation as a matrimonial home.

4. THAT for further clarification, the property described in the within Indenture does not
constitute matrimonial assets or a matrimonial home as defined by the Family Law
Act, R.S.N.L. 1990, c. F-2, (the "Act"), and the said property is not held for the benefit
of any officer, director or shareholder of the Corporation and no spouse of any
officer, director or shareholder of the Corporation has a right o possession of the
said property by reason of the Family Law Act, a Separation Agreement or a

Marriage Contract.

5. THAT the ownership of a share or an interest in a share of the capital stock of the
Corporation does not entitle the shareholder thereof, or his or her spouse, to the
occupation of or constitute an interest in the property described in the foregoing

Indenture.

6. THAT no other person is entitied to any interest in this property by virtue of any law
of the Province of Newfoundland and Labrador.

7. THAT | am over the age of nineteen years at the time of the making of this my
Affidavit.

8. THAT upon execution of the attached instrument the Corporation was not and will
not be liable for any tax imposed under the Retail Sales Tax Act, RS.N.L. 1990, c.

R-15.
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10.

11.

12.

THAT the Corporation is an employer as defined under either the Workplace Health,
Safety and Compensation Act, R.S.N.L. 1990, c. W-11, the Labour Standards Act,
R.S.N.L. 1990, ¢c. L-2, as amended, or the Health and Post Secondary Education
Act, R.S.N.L. 1990, c. H-1, and | hereby confirm that there are no monies owing
under the legislation which would constitute a lien on the subject property.

THAT to the best of my personal knowledge at this date, there are no statutory liens
of any kind whatsoever charging or encumbering the property more particularly
described in the within Indenture.

THAT the Corporation has not made an Assignment in Bankruptcy pursuant to the
Bankruptcy and Insolvency Act, R.S.C. 1985, c. B-3, as amended.

THAT | swear this Affidavit knowing that it is a criminal offence to give false
information in an Affidavit.

SWORN TO at the City of St. John's
in the Province of Newfoundiand and Labrador,
this R day of July, 2024

before me: %

Z/’/"
Gregory HusSey
yia




CANADA
NEWFOUNDLAND AND LABRADOR

ST. JOHN’S

TO WIT:

AFFIDAVIT OF VALUE

I, Colin P. Sullivan, of the City of St. John’s in the Province of Newfoundland and Labrador,
make oath and say that this Mortgage was used to increase a previous Mortgage with a
principal balance of $117,000.00 owing to Canadian Western Trust Company registered as
Registration No. 1111675, and that the face value of the new Mortgage is $230,000.00 and

therefore the registration of this Mortgage will be based on a figure of $1 13,000.00.

SWORN TO before me at St. John's,
in the Province of Newfoundland and
Labrador, this ___ day of July, 2024.
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ANGE De CARIA
A Commissioner for Oaths in and for
the Province of Newfoundiand and Labrador,
My commission expires on December 31,20_<. g






