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= Philip Smith, FRICS, AACI, PLE, Executive VP, Research
aluation and Advisory — Project Team Lead

® Marlon Bray, BSc. (Hons), MRICS, PQS, Director, Cost
onsulting & Project Management — Lead Cost Consultant

" Daryl Keleher, B.A., BURPI, Associate Director, Economic
onsulting — Lead Consultant Municipal Finance and
Incentives

= Robert Glickman, MBA, Consultant, Research Valuation
and Advisory — Lead Financial and Market Analyst
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® Create pro-formas that demonstrate financial feasibility based on
different types and sizes of office development within the VMC as well as
3 competitive suburban markets

B Tasks included:

— Preparing preliminary specifications for 3 suburban office building types (see
next slide for details)

~ Selecting 3 competitive office sub-markets (Airport Corporate Centre,
Markham/ Richmond Hill and North York City Centre

— Estimating hard construction costs
— Estimating soft construction costs (including municipal levies
— Estimating land values

— Estimating market capitalization rates

AltusGroup
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m Office sub-markets that compete with VMC:
— Airport Corporate Centre in Mississauga

— Hwy 404 & 7 area in Markham/ Richmond Hill

— North York City Centre
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_.swazi%_n_&?_&éa ~~ + Overall, office space within <m:@:wu
and the 3 competitive sub-markets
represents 25.1 million s.f. or 14.7% of
the GTA office market (170.6 million s.f.)

g =wsx ¢ AL 2.2 million s.f., Vaughan comprises
) — the lowest amount of existing office
: inventory when compared to the other
3 sub-markets
“ sene GTA Office Vacancy Trend - Class "A" Space
25.0%
« GTA vacancy rates peaked in 2010 at -

9.2%. Since that time, vacancy rates 0% : < v
have been on a downward trend, and I
currently sit at 7.7% .

e Nonth Yonge

e ARG
Corporate
Centre

—e—Hwy 304/ Hwy
407

Vacancy Rate (%)

« By comparison, vacancy rates in
Vaughan peaked in 2012, reaching
12.5% but have since fallen back to claww - armn o eim o atw
6.9% in Q12013 \_ o
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Current GTA Class ‘A’ Office Occupancy Costs

$45.00 $39.72
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gAdddional Rent
DEstimated Asking Rate

$/ Square Foot

GTA Vaughan North ACC Hwy

Yonge 404407
Region

Total asking gross rents in Vaughan for Class A office space presently approx. $29.00 psf
— 17% below the GTA average, net rents average $17.00 psf

Lower rates in Vaughan largely the result of lower additional rent, which averages approx.
$11.25 psf. By comparison, average additional rent in GTA is just under $17.00 psf

The most expensive sub-market of those surveyed is the North Yonge market, with a total
estimated gross rent of approximately $40.00 psf

AltusGroup




Total Construction Cost (Excluding HST)

$173,939,865 $468.84

$153,853,937 $521.5¢

Component Project1 Project2 Project3

Total $/Sq. Ft. Total %/Sq. Ft. Total $/Sq. Ft.
Estimated Hard Construction Costs' $116,902,400 $315.10 | $103,520,210 $350.92 $31,104,200 $243.76
Estimated Soft Construction Costs $21,438,753 $57.79 $18,878,242  $63.99 $6,148,096 $48.18
Municipal Levies? $10,652,195 $28.71 $8,192,899 $27.77 $3,602,188 $28.23
Land Acquisition Costs $2,597,515 $3,673,883 $3,903,600
Developer Profit (@ 15%) $22,349,002 $19,588,703 $6,128,173

$50,886,257 $398.80

! Potential additional premium for underground parking costs due to high water table ($1.6 million for Project 1 and $2.2 million for Project 2) included

in estimates.

? Detailed breakdown of municipal levies is included on slides 11 to 13.

® Per sq. ft. hard construction costs are highest for Project 2 due to underground
parking costs (3 levels for 1,095 stalls).

" Land costs are highest for Project 3 as land requirement is higher to
accommodate surface-only parking
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B Municipal levies comprise development charges, building permit fees,
parkland contributions and municipal land transfer taxes. They were
estimated as follows for each of the 3 scenarios:

Note: Vaughan's share of tofal
development charges is
approximataly 19% ($1,956,258)
for Profect 1, 21% ($1,620,720)
Project 2 Project 3 for Project 2 and 25% ($845,433)
for Project 3. The balance of the

-~ mﬁmwm.mm& ’ .| total development charges are
$248,881 associated with York Region

: ;1 development charges (79%,
52,762,510 | 77%, and 73% respectively) and
: e 1 Education levies.

$3,403,109

VAUGHAN METROPOLITAN CENTRE

North York City Centre $760,190

Alrport Corporate Centre (Mississauga) 56,429,446

57,147,788 £3,065,173

Project1 waowm.nn 2
VAUGHAN METROPOLITAN CENTRE $355,993 $284,035

Project3
$121,006

North York City Centre . @NNN»HW

187

Airport Corporate Centre (Mississauga)

$138,686

2
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Project1

Project2

Project 3

High

way

4047 MMarkham/R

METROPOLITAN

Airport Corporate Centre (Mississauga)

Hill)

CENTRE

$51,950

§73,477

$43,291

Project1

$61,231

86

1,231

$78,073

863,785

565,061

Project2

Project 3

50

50

50

846,220
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® All 3 scenarios require net rents to justify new office development which
considerably exceed current achievable net rents for Class “A” buildings

® Project 3 has the lowest required rents, mainly due to the lower costs
associated with surface parking

= Economic rents don’t vary much between similar suburban locations due to
similar land costs (except for North York)

Project1 Project2 Project 3

Vaughan

$37.12 4089 §31.88

Airport Corporate Centre (Mississauga)

mwmwp#.ﬁ. 40447 @ﬁmuwwmmﬁmﬂ. m.mmu

North York City Centre
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® Tax Increment Equivalent Grants (TIEG)
— Grants given to a landowner who improves a property within a CIP area
— Based on the increased amount of tax revenue that the redevelopment

generates
120
100 + Tax Increment -
Received by City
80 +
Tax Increment -
Granted to
60 Landowner
@ Baseline
40 +
20
Year?2 Year3 Year4 Year5 Year6 Year7 Year8 Year9 Year 10 Year 11
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m Relocation and/ or concentration of municipal facilities within the VMC

= Any significant infrastructure improvements would positively accelerate
development activity (ie. such as subway extension, BRT etc.)

B Mixed use development — retail, hotel and residential when combined
with office may make it more economically viable due to demand,
parking, lower risk etc. as withessed in downtown south in Toronto

% |mplement a Community Improvement Plan

AltusGroup
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