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INTRODUCTION

1.

The Receiver has prepared this confidential supplement to the Second Report (the
“Confidential Supplement”) to provide the Court with information pertaining to offers
received to purchase the Property pursuaht to the SISP.

For the reasons set out in the Second Report, the Receiver is requesting that the Court grant

the Confidentiality Order covering the contents of this Confidential Supplement.

PURPOSE

3.

The purpose of this Confidential Supplement is to provide information to the Court with
respect to:
i. an overview of the Property, including its appraised values;
ii. the Receiver's analysis of the offers received for the Property (the “Offers”);
iii. the Receiver’s request that the Court grant the Sale Approval and Vesting Order
approving the offer dated May 30, 2024 between the Receiver and Shizhong
Holdings Inc. ("Shizhong”) (the “Shizhong Offer”).
Defined terms contained within the Confidential Supplement are as defined in the Second Report
unless otherwise defined herein.
Unless otherwise stated, all amounts contained in this Confidential Supplement are expressed

in Canadian Dollars.

THE PROPERTY

6.

ROGC was incorporated on July 18, 2007, and operates a semi-private 18-hole, par 72 links
style golf course designed by Rees Jones located at 401 Royal Oaks Boulevard, Moncton, New
Brunswick. In addition to the golf course, ROGC has a large clubhouse facility that hosts
tournaments, weddings and corporate events.

On November 4, 2022, ROGC engaged Altus Group to perform an appraisal of the Property
(the “Initial Altus Appraisal”). The Initial Altus Appraisal appraised the fair market value of
the golf course facility at $5,100,000 and excess land at $710,000, for a combined value of

$5,810,000. A copy of the Initial Altus Appraisal is enclosed as Appendix A.



On April 10, 2024, the Receiver engaged Altus Group to perform a revised appraisal of the

Property to refresh the value of the Property (the “"Revised Altus Appraisal”). The Revised

Altus Appraisal appraised the fair market value of the golf course facility at $4,600,000 and

the liquidation value of $3,700,000. A copy of the Revised Altus Appraisal is enclosed as

Appendix B.

Receiver’s Analysis of Offers Receljved

9.

10.

11.

The Receiver's Marketing Activities under the SISP are outlined in the Second Report. The

Marketing Activities resulted in five offers (the “Offers”) by the Bid Deadline, summarized as

follows:
i
ii.

iii.

iv.
V.

On May

Offer 1 - an en bloc offer of $1,000,000 with no conditions;

Offer 2 - an en bloc offer of $2,600,000 with no conditions;

Offer 3 - en bloc offer of $4,000,000 conditional on the receipt of financing from RBC
and BDC totaling $2,000,000 along with further conditions regarding a transaction
proposed by the proponent;

Offer 4 - en bloc offer for $4,200,000 with no conditions; and

Offer 5 (from “Shizhong”) - $4,800,000 with no conditions.

31, 2024, following consultation with CWB and its legal counsel it was agreed to proceed

with Shizhong Offer. A copy of the Shizhong Offer is enclosed as Appendix C.

The Receiver has since participated in several discussions with Shizhong and has been advised

of the following:

i. they will honor the membership agreements for the 2024 golf season;

ii. they are committed to maintaining the existing management team at ROGC which
have been retained by the Receiver;

iii. they will prioritize re-opening a full food and beverage operation at the Property;

iv. there is no financing associated with the offer; and

v. the preferred closing date is July 15, 2024.

Receiver’s request for Sale Approval and Vesting Order

12.

The Shizhong Offer represents 104% of the fair market value of the golf course facility and

130% of the liquidation value compared to the values contained within the Revised Altus

Appraisal.



13. The Receiver has discussed the Shizhong Offer with CWB, the senior secured creditor of ROGC,
and understand that it is supportive of the transaction.

14, As at the date of the Confidential Supplement, save and except for the Court granting the Sale
Approval and Vesting Order, the Receiver is comfortable that progress is being made to close

the transaction with Shizhong.

15. Based on the above, the Receiver requests the Court grant the Sale Approval and Vesting Order.
CONCLUSION
16. The Confidential Supplement has been prepared to provide the Court with further information

regarding the Offers received on the Property and the analysis completed by the Receiver in
recommending the acceptance of the Shizhong Offer.

17, Based on the foregoing, the Receiver requests the Court grant the Sale Approval and Vesting
Order In substantially the form submitted by its legal counsel.

All of which is respectfully submitted on June 17, 2024.

DELOITTE RESTRUCTURING INC.

Acting solely in Its capacity as

Court Appointed Recelver and Manager of Royal Qaks Golf Club Inc.
and not In Its personal capacity

Per:

— Y

James Foran, CPA, CA, CIRP, LIT

Seniar Vice President

I ‘\
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Altus
February 24, 2023 1

Esmond Clouthier
President

Royal Oaks Golf Club Inc. and CFO Capital
401 Royal Oaks Boulevard
Moncton, NB, E1H 0A2

Dear Esmond Clouthier:

RE: Royal Oaks Golf Club
401 Royal Oaks Boulevard, Moncton, NB

In accordance with your request by way of a contract dated October 27, 2022 and as per the terms of
reference (TOR) provided herein, | have provided an opinion of the current market value on an all-cash
basis of the fee simple interest in the subject property as at the effective date of November 4, 2022. The
intended user of this report is Royal Oaks Golf Club Inc. and CFO Capital. The intended use is to assist in
first mortgage financing and no other use. No additional intended users are identified or intended by the
author.

This Appraisal Report and Appendices must be read as a whole as sections taken alene may be
misleading and lead the reader to an incorrect conclusion. Information provided by the client and
collected through market research and analyses are stored in the working file. This assignment has been
completed in accordance with the Scope of Work as outlined in Section 1.2.

Royal Oaks Golf Club currently operates as an 18-hole golf semi-private course facility located in
Moncton, NB. The property was originally developed in 2000 as a championship caliber 18-hole golf
course with the full service ¢lubhouse built 2008, The purpose of this appraisal report will be to estimate
the current market value of the property “as a going concern” golf course facility. | have also been
requested to provide an estimate of value for two parcels of land that the owners propose to subdivide
from the parent golf course property. The entire property is zoned ID ~ Integrated development and the
subdivided parcels are earmarked for some form of multi-residential development.

Subject to the Ordinary Assumptions and Limiting Conditions in Appendix A and the Extracrdinary
Limiting Conditions in Section 1.3 and the Extracrdinary Assumptions in Section 1.4 and the Hypothetical
Conditions in Section 1.5, it is my opinion that the current market value of the fee simple interest in the
subject property, effective November 4, 2022, is.

Golf Course Facility
$5,100,000 — Five Miilion One Hundred Thousand Dollars

Purdy's Wharf Tawer I, 1969 Upper Water Street Suite 1701

Altus Halifax, NS B3J 3R7
Charlotistown: T- 902 366.3177 | Halifax. T: 902.420.8860 | Moncton T: 606.858.2767

E: info@altusgroup.com | altusgroup.com
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Excess Land
Parcel #1 - $610,000
Six Hundred Ten Thousand Dollars

Parcel #2 - $100,000
One Hundred Thousand Dollars

| estimate that an exposure time of 9 to 12 months would have been required prior to the effective date to
sell the subject property at its current market value. Should you have any questions, please contact Peter
F. David, AACI, P. App at your convenience.

Respectfully submitted,

Altus Group Limited



Altus

Table of Contents
1 Introduction..... 1
1.1 Terms Of REBIBIGNCE ..... ..o et eceee e ei e tmeamtasaea et antasearassmeendmeebe e sas amsmmans t4bbnaensen 1
1.2 SCOPE OF WOIK core i icriiiesior e smreer e st sverssstestos sessrnares shdaa e vms e b e baatar e e er L e EE0 0P T a0 00 01 aFE R e BrL a0 0 amesRREn s vmr s 1
1.3  Extraordinarny LImiting Conditions ... .....c.ooori ettt ctere st s s oot bt s st e e e 2
1.4 Extraordinary ASSUMPHONS ..o i i s i s e s sssas s b e saras b e ssbes fesne s 3
1.6 HypothetiCal CONGIIONS ...vviseeerrreerrenssmims e e sersessemsmssesces et s eseoseeaessssesenesmssses sesessemras e essaenmessscesn 4
1.6  Ownership and HISIOTY .........o. oo et e s e e e e d e IR e e bt bbb st st b s srnaren s sab s 5
2  Property Description ... e S — 6
2.1 LOCEHON OVBIVIBW ....oci i ierssissirrsie s serecras s st sarssessas smesas essnssnras sassssesasesrnerssssntassnesanesnearesastsnsnssarse O
211 POSIHON N0 ACCESS .. oo e s e e S e 7
212 Adjacent Lantd USES. ..o sr it s s bbb e b e 7
2.2 Site DESCIPHON........eceirrietieiereeriereme e reemeeete ceesvereasersstmsrmseassns emseabanemsanssnsas sesaasensasensmts drbnsbanseent H4sbars ot 7
221 SHE SUIVEY f PIAN .ottt et et st e et s e e e nnr et et e 10
P S - Ty B L Oy (o] 12
2.4  GOlf COUSE DESCIIPHON ... e veireeeeieeeereiesseee e s retesreerassrsscranssscesees e sacrmnres ansemses amsmmetaes eaaran sms eataesennenna 13
25  Municipal AssessMENnt and TAXES ... i e s esres res s smssar s s ses e srsessarsesas 21
2.6 Property COMMENTAIY.......cvviirirriererivnriioreeeerranieeressererrassosess resassessesessess snres sesemsesses sesessesses sesessensonses 21
Market OVerviews ... ccevininnsessneesssnssaerisssssssssssaasranses R SON evramssssa e ens 22
Economic impact of Golf in Canada (2019) .....cccceermrcinmicnnaness 24
4.1.1  Investment Overview {2021 Review and 2022 Forecast) .. .......ccceiiiicimnie s recsesneee i 28
5 Highest and Best USe........ccuumseraninnens 33
5.1 Highest and Best Use as HFVacant Land ... i i s s s 33
5.2 Highest and Best Use a5 IMProved ..............o i niecer et o s st e e e 33
6 ValUBLION . .iccariarremreonmmrscrressstene e cmbe s ne e et ece e 34
6.1 Valuation Methodology Selected ... e et e es et as e smneeenreeeaas 34
7 Income Approach ..........ceveiee ssanniansseiesnias 35
Tl INCOME FOT@EASES .......c oot ceeetee e ie e eeee e e essamsassssansas snssesantant amben sasnatebenimmsesbat e sambas tas besantas saaran 35
A T TR 14 Te a1 T= 0 1 TV PO UO a5
7.1.2  Operating Statements and Altus Forecast. ... 35
7.2 Income and EXpPense Pro FOMMA ..o viniiciiimnnnimie s issessssscisestieesssssnssssss s smassns sosassnsessaes 36
OPErating EXPEIISES. ..o e e c e ceeseree e o yeee s mne e e st mesessnseseeemeees e samteme e ens smtes actemsasane beeanmt ee ansmtnesannn 41
7.3 Income and EXPense Pro FOIME ... iioumrieimii i isinisssesresissresses i ssssrsssrstestsnssnsastsssrssaresinnsas 43
A I 1= = T T 45
7.4.1  Alternative INVESIMENt YIEIAS . .......covvveerisiir s s st s s e s s e s e s sis 45
7.4.2 Capitalization Rates for Golf COUrSeS ... iiminemrii i s s s s ssessens 45
7.4.3  GOlf COUSE TraNSACHONS c.vicivv vt vt s s st st e pm e R e oSt 101 s pa s s et aRspassnts 45
7.4.4 Capitalization Rate ANAIYSIS ... rrssae s s e s e e sae e 47
7.4.5 Capitalization Rate RationaliZation ...............coeveeiiieieeei e rcee et er e s e s e 50
7.4.6 Capitalization Rate CONCIUSION ... ..o e e eeses e i s e e e sreees e e sacessemeesneseseean ean 50
7.5 Direct CapifaliZation. .. ..o s e riar s e rssr e s s rnssns b et sss erreesssensses tetss e bimtnn peransten 50
7.5.1 Estimate of Market Value (Direct Capitalization) .......cc oo s assens 51
76  Discounted Cash FIOW ... ..ot er e s s sre s smr et e scese e s s ces smeomtanse e smtetesamnambensmmean 51
8 Direct Comparison Approach 54
8.1 Comparable Properly Salas Activily ... e 54
B2 SaleS ACKIVILY ..o i s e e e e e e e SR TR RS ras s s E e g e nE i 55



9 Valuation of

EXCESS LAN 1onvveeirierieereeecrcttemeveeracrrmacranessnees e rammramms rees vans resmsansanessasssans rramsenersnsrannssnneenn

9.1 Land Valuation — Parcel B ... e e e e e
G2 SAIES ANAIYSIS oot ettt a e e e et e ettt e e e et bae e ettt sna et imreeeeanns
9.3 Land Valuation — ParCeI B2 ... e ettt et

10 Reconciliation and ConCIUSION .. e rrae e v s s 1o e s seenraraerrrnr sarrarnvaeey1eny vaneenny sen
10.1 Final Value ConGIUSION ... et et et s et s e e s ae e e e r e e e e e e e aae e eae e

11 Certification



Appendices

Altus

Appendix A Altus’ Terms of Reference

Appendix B Visual |dentification



Altus G

Royal Oaks Golf Club
401 Royal Oaks Boulevard, Moncton, NB

Executive Summary




Property Description

Building and Site Information

Address 401 Royal Oaks Boulevard | Site Area +220 ac
City, Province Moncton, NB | Property Type Semi-private golf course facility
Course Architect Rees Jones | Course Yardage 5,325 yards (red tees) to 7,103
yards (black tees)
Land Use 18-Hole Semi-Private Golf Zoning ID — Integrated Development
Course Facility Zone
Year Built 2000 - Clubhouse constructed | Condition Good
in 2008
Improvements The subject is improved with an = Highest and Current use
18-hole semi-private golf Best Use

course, a full service clubhouse
and ancillary buildings

Valuation Reconciliation

Effective Date November 4, 2022 Report Date February 24, 2023
Income Approach—  $5,100,000 Income Approach ~ 85,100,000
Direct Capitalization 11 g Discount Cash Flow
Cap Rate IRR 12.00%
TCR 11.25%
Direct Comparison $5,000,000 Unit Value per Hole $275,000
Approach
Parcel #1 - Land $610,000 Parcel #2 - Land $100,000
Value — £ 2.55 ac Value - £ 15,050 sf

Market Value

—— — — — —

Golf Course Facility
$5,100,000 ~ Five Million One Hundred Thousand Dollars

Excess Land
Parcel #1 - $610,000
Six Hundred Ten Thousand Dollars
Parcel #2 - $100,000
One Hundred Thousand Dollars

CONFIDENTIAL
k
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SWOT! Analysis

P
Altus

Championship caliber 18-hole golf course facility located at the north
end of the City of Moncton.

Easy access to the Trans-Canada Highway and major transportation
routes,

Course designed by world renown golf architect Rees Jones who has
designed ar renovated more than 250 golf courses in his career.

Good complimentary facilities including a full practice facility and
modern clubhouse/pro shopfrestaurant/dining, banquet facilities and a
full irrigation system.

“Crosswinds” restaurant and bar is open year-round to both members
and nonplaying members

During the offseason months the clubhouse runs two HD golf
simulators for practice, professional fittings and tournaments.

The golf course has been well received in the local and regional
Pravincial golf communities.

The course offers both individual annual memberships and corporate
package memberships and is also open tc the general public for green
fee play.

——

Capital spending continues to rise given the age and condition of the
golf course inventory in Canada

I

The golf industry accounts for $18.2 billion of Canada’ gross domestic
product.

In 2021 research from the National Golf Course Owners Association of
Canada showed an increase of 13.8% over 2020, with both Quebec
(+31.6%) and the Atlantic region (+18.6%) significantly ahead.

[

!

Strong correlation between lending and capitalization rates. As lending
rates increase so too may capitalization rates.

As investments assets, golf courses do not have broad market appeal.
The number of potential buyers for this type of real estate product is
very limited. There is additional risk associated with revenues. Many
golf course operations like the subject trade in conjunction with other
real estate holdings such as hotels, resorts and development land.

! Strengths,  eaknesses, Opportunities, Threats

CONFIDENTIAL
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» Royal Oaks is an 18-hole semi-private golf course located
approximately 8 kms north of the downtown core area of Moncton and
within close proximity to the Trans-Canada Highway

» Good complimentary facilities including a full practice facility and
modern clubhouse offering member and guest amenities including a
pro shop, club and cart storage, two HD golf simulators, member
lockers and washrooms, licensed dining room and a large multi-
purpose banquet rcom

» Rounds played at the course have ranged from 20,250 to 30,350 over
the last three-year pericd (2020-2022)

CONFIDENTIAL
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1 Introduction

The following table provides a summary of the terms of reference (TOR} guiding this appraisal
assignment, The TOR were provided by Esmond Clouthier of Royal Qaks Golf Club Inc. and CFO Capital
This report is subject to the TOR outlined below, as well as the Ordinary Assumptions and Limiting
Conditions outlined in Appendix A and the Extraordinary Limiting Conditions in Section 1.3 and the
Extraordinary Assumptions in Section 1.4 and the Hypothetical Conditions in Section 1.5. Please also
refer to Appendix A of this report for definitions of Market Value and Highest and Best Use.

Terms of Reference
Client Royal Oaks Golf Club Inc. and CFO Capital
Intended User Same as client above. No other users are identified or intended by the
author.
Intended Use of Report To assist in first mortgage financing and no other use
Purpose To provide an opinion of the current market value on an all-cash basis,

of the fee simple interest in the property

Ownership Royal Oaks Golf Club Inc., as detailed in Section 1.6
Interest to be Valued 100% fee simple interest
Effective Date November 4, 2022

Signing Date of the Report February 24, 2023

Current Use of the Property Semi-private 18-hole golf course facility

Property Identification 401 Royal Oaks Boulevard, Moncton, NB. PID Nos 70327937,
70344148 & 70327937

The scope of work has included the following:

» An inspection of the interior and exterior of the subject propenty, as well as the surrounding
neighbourhood, was completed by Justin Mitton, B. Comm, AIC Candidate Member on November 4,
2022. The inspection was limited to a walk-through, non-invasive, visual examination of the subject
property. Identification of the property also involved a review of Service New Brunswick
documentation, Google Maps and GeaNB imagery. The photographs contained in Appendix B were
taken cn November 4, 2022.

» Review of publicly available physical, legal, sccial, political, economic and other factors that could
affect the value of the subject property

CONFIDENTIAL
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Collection of municipal information pertaining to the subject property such as zoning, assessment and
taxes

Review of documentation relating to the subject property provided by the client or their agent,
including but not limited to historic and budgeted cccupancy costs, recovery formulae. Documents
provided by the client are not available for review without client approval.

Research of transactional data on land and buildings comparable to the subject property. As well, a
market rental survey has been conducted to estimate rental rates for the subject property. Sources of
market evidence included real estate agents, vendors, and purchasers active in the market

Estimation of the highest and best use “as if vacant” and the highest and best use of the land “as
improved”, as at the Effective Date.

Valuation of the interest in the subject property utilizing the most appropriate appraisal methodology;,
in this regard, the Income and Direct Comparison Approaches have been applied and later reconciled
to a final estimate of value

Consideration of the possible effect on value of an assemblage, consideration of the possible effect
on value of anticipated public or private improvements and there is deemed to be none

Completion of a narrative report outlining background, descriptions, analyses and value conclusion(s)

The analysis set out in this report relied on written and verbal information cbtained from a variety of
sources that are considered to be reliable. Unless otherwise stated herein, client-supplied information
was not verified and is believed to be correct. The mandate for the appraisat did not require a report
prepared to the standard appropriate for court purposes or for arbitration; full documentation or
confirmation of all information by reference to primary sources was not completed

The following was not inciuded in the scope of work for this assignment:

»>

4
»
»

A title search was nat conducted

This valuation does not consider any personal property

Findings that may be discovered through more rigorous due diligence mandate

A technical investigation such as the following was not completed:
detailed inspections or engineering review of the structure, roof or mechanical systemns
an environmental review of the property
a site or building survey, or

investigations into the hearing qualities of the soil

An Extraordinary Limiting Condition, as defined in Section 3.26 of CUSPAP 2022, is a necessary
madification to, or exclusion of, a Standard Rule which may diminish the reliability of the report.

CONFIDENTIAL
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This report is subject to the following Extraordinary Limiting Conditions:

Extraordinary Limiting Conditions

Praperty Inspection The subject property was inspected by Justin Mitton, B.Comm, AlC-

Candidate on November 4, 2022, Peter David, AACI, P.App., did not
inspect the subject property.

An Extraordinary Assumption, as defined in Section 3.25 of CUSPAP 2022, is an assumption, directly
related to a specific assignment, which, if were not assumed to be true, could materially alter the opinions
or conclusions.

This report is subject to the following Extraordinary Assumptions:

Extraordinary Assumptions

Going Concern The subject is being valued as a going concern. As such, the conclusion
of value includes real estate, furnishings and all chattels associated with
the operation of an 18-hole semi-private play golf course facility.
Furthermore, the value assumes that the golf course operation will be
managed in an efficient manner through the life of the facility.

Capital Expenditures and This appraisal assumes that there are no significant capital

Deferred Maintenance expenditures or deferred maintenance required in the near term and
that the ownership Is re-investing capital back into the Club as needed.
This includes (but is not limited to) roofs, mechanical, electrical and
HVAC equipment associated with buildings and the irrigation,
mechanical and electrical systems related teo golf course maintenance
and operations.

Financials It is assumed that the financial statements supplied by the client and
ownership are correct and that future projections are going to be met.

Proposed Subdivided The client is proposing to subdivide two separate parcels of land from
Building Lots the parent golf course property. | have been provided with tentative
subdivision plans for each parcel. Parcel #1 as described in this report
fronts along the west side of Elmwood Drive and is currently improved
with the course maintenance buildings. | am to assume that the buildings
are to be demolished and relocated within close proximity. The parcel is
estimated to contain an area of £ 2.55 ac. Parcel #2 is situated along the
south side of Royal Oaks Boulevard immediately north of the green on
Hole #3. This parcel is unimproved and contains an area of + 15,050 sf,
As the entire parent property is zoned ID- Integrated Development, | am
to assume that all applications and any proposed development for both

CONFIDENTIAL
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Extraordinary Assumptions

parcels would be permitted and approved by City of Moncton Planning
Advisory Committee.

Right-of-Way It is noted that the access to Parcel #1 as described in this repor, is
from the west side of Eimwood Drive and is encumbered by a 66 ft right-
of-way in favor of Willian Henry McKay, an adjacent landowner. It is
unknown at this time if this would have any impact of a proposed future
development of this praperty as a single entity. Legal advice is
recommended prior to severing this parcel. Should a review of the legal
implications of the right-of-way reveal any negative impact to the
estimate of value for this parcel of land, | reserve the right to revisit my
valuation of this parcel.

A Hypothetical Condition, as defined in Section 3.33 of CUSPAP 2022, is that which is contrary to what
exists, but is supposed to exist for the purposes of reasonable analysis.

The estimated market value inciuded herein will potentially be affected if any of the foliowing Hypothetical
Conditions are not realized:

Hypothetical Conditions

Going Concern The subject is being valued as a going concern, as such the conclusion
of value includes reat estate, furnishings, and all chattels asscciated with
the operation of an 18-hole semi-private golf course facility.
Furthermore, the value assumes that the golf course operation will be
managed in an efficient manner through the life of the facility

Capital Expenditures and This appraisal assumes that there are no significant capital

Deferred Maintenance expenditures or deferred maintenance required in the near term and
that Royal Qaks Golf Club is re-investing capital back into the Club as
needed.

This includes (but is not limited to) roofs, mechanical, electrical and
HVAC equipment associated with buildings and the irrigation,
mechanical and electrical systems related to golf course maintenance
and operations.

Financials It is assumed that the financial statements supplied by the client and
ownership are correct and that future projections are going to be met,

Proposed Subdivided This valuation is based on the hypothetical condition that the client is
Building Lots propesing to subdivide two separate parcels of land from the parent golf
course property. | have been provided with tentative subdivision plans
for each parcel. Parcel #1 as described in this report fronts along the
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Hypothetical Conditions

west side of ElImwood Drive and is currently improved with the course
maintenance buildings. | am ta assume that the buildings are to be
demolished and relocated within close proximity. The parcel is estimated
to contain an area of £ 2.55 ac. Parcel #2 is situated along the south
side of Royal Ozks Boulevard immediately north of the green of Hole #3.
This parcel is unimproved and contains an area of + 15,050 sf. As the
entire parent property is zoned ID- Integrated Development | am to
assume that all applications and any proposed development for both
parcels would be permitted with the local Planning Advisory Committee,

The subject property is currently owned by Royal Oaks Golf Course Inc. wha acquired the golf facility by
means of a receivership transaction in 2010. The property was acquired under the corporate name of
633003 NB Inc. and was later changed to the current ownership registered in 2015, The 18-hole semi-
private golf course facility was developed in 2000 on approximately 220 ac of land in the nerth end of the
City of Mancton in conjunction with Royal Daks Estates residentiat community. The clubhouse was
constructed later in 2008. There has been no sales activity for this property within the past three years.
Based on research completad, it is understood that the subject property is not under an agreement of
sale. The subject property is not currently listed for sale nor has it been listed in the last 12 months on the
open market,
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2 Property Description

The subject property is focated at civic #401 Royal Oaks Boulevard in the north end of the City of
Moncton lying approximately 8 km from the downtown core area and 3kms north of the Trans-Canada
Highway. Royal Oaks is accessed via fwo entrances along the west side of Elmwood Drive which is a
major north-south connector in the City. Royal Oaks golf course was developed in 2000 in conjunction
with Royal Oaks Estates a residential community surrounding the golf course comprised of upper-end
single-family dwellings, townhomes and condominiums. The 2,600 ac Irishtown Nature Park is also
located adjacent to the course and Pine Tree Modular Home Park. A significant commercial node has
also been developed 3 kms south of the subject at the corner of EImwood Drive and the Tans-Canada
Highway to include the new Costco wholesale and gas bar. A large residential development has also
recently been announced immediately north of this commercial node. Additional photographs of the
subject property and maps are located in the Appendices.

Neighbourhood Map

401 Koy &l ks Blid. .~ 1
Mottt 16 E1H 317 \

X i
[ |
i, Postech Moncti, @

Source. Google Maps
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Property Description - Position and Access

Site Position Mid-block

Regional / Local Access Trans-Canada Highway and Highway #15/ Eimwood Drive and
Wheeler Boulevard

Public Transit Codiac Transpo

Amenities All local amenities are within a 3 to 6 kms radius

Surrounding Land Use Primarily residential development along with the irishtown Nature
Park

Prominent Occupiers in the Moncton High School, Irishtown Nature Park and Pine Tree mini

Vicinity home park

Property Description — Adjacent Land Uses

North Moncton High School and residential development

South Pine Tree mini home park and residential development. Costco and
commercial node located 3 kms south along Elmwood Drive.

East Elmwood Drive, residential development and Irishtown Nature Park

West McLaughlin Drive, residential development and McLaughlin Drive
Reservoir

Site Area 220 ac

Legal Description PID Nos. 70327937, 70244148 & 70327937, PAN Nos. 5919351 &

59198767. The golf course is further identified as Lot #98-500 on
registered survey plan #202448 and the ¢lubhouse as Lot #08-1 on
registered survey plan #25581613.

Topography The area around the clubhouse is level and at grade with the paved
parking lot and surrounding lands. The golf course can be described
as a parkland landscape that includes several large lakes and for the.
most park rolling dunes. Only several holes are considered to be frae
lined.
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Property Description - Site Description

Frontage B6 ft along the west side of Elmwocd Drive. The clubhouse and course
parking lot are accessed from Royal Oaks Boulevard which intertwines
through Royal Oaks Estates with two entrances along Elmwood Drive.

Depth 1 4,800 ft (east/west)

Configuration Irreguiar

Services Serviced by municipal water and sewer, hydro and natural gas

services. The property also has several wells for use for the irrigation
system.

ingress / Egress

Two access points along Royal Oaks Boulevard from the west side of
Elmwood Drive

Parking

Ample paved and lined parking to the north side of the clubhouse

Site Improvements

One storey clubhouse with full walk-out basement level, several
maintenance buildings and a full practice facility.

Legal and Title Limitations

A full search and interpretation of the title are beyond the scope of this
appraisal and the report is based on the assumption that there are no
material encumbrances that would affect value unless otherwise
noted. However, as encumbrances ¢an have a significant impact on
the market value and / or marketability, legal advice should be
obtained if this assumption is required to be verified.

Encumbrances

A number of easements are assumed to be registered against the
subject property. Overall, the caveats registered against the title are
not deemed to impact the current use of the property as an operating
golf course facility or impact the future marketability of the real estate;
however, legal advice should be retained to ascertain this fact. A
portion of the west end of the facility is noted as lying within the
McLaughlin Drive Reservoir Watershed and this area is protected.
This protected area was registered in November 2001 as document
#13172870.

Right-of-Way

The subject property is also encumbered by a right-of-way which was
registered with the adjacent landowner William Henry McKay on
December 9, 1997 as document #545383. The 1 66 ft wide right-of
way leads west from Elmwood Drive and currently is utilized by the
course to access the maintenance buildings at the east end of the
parent golf course property. Mr. McKay cwns the property immediately
to the south identified by Service New Brunswick as PID #932749.

Environmental Limitations

| am not an expert in environmental matters and make no
representations regarding them. For the purpose of this report, it is
assumed that there is no environmenta! contamination. In order to
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Property Description - Site Description

verify this assumption, an environmental assessment would be
required.

As a result of this assumption, the impact on value of contamination, if
any, has not been taken into account in this appraisal. If contaminaticn
does exist, this could have a negative impact on value,
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Site Survey ( Plan

Source: Service New Brunswick
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Site Survey / Plan — Proposed Subdivided Building Lots
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Property Description — Land Use Controls

Palicy Plan Type City of Moncton Zoning Bylaw #2-222
Zoning / Land Use Integrated Development Zone - ID
Permitted Uses No development shall be undertaken nor shall any land, building or

structure be used on a lot within an Integrated Development Zone
unless Council has approved the development of a specific proposal
under Section 59 of the Act, Standard requirements for development in
an Integrated Development Zone shall be established by agreement
entered into pursuant to Section 59 of the Act.

Land Use Limitations For the purpose of this appraisal, it has been assumed the data
abtained from others is correct and, except to the extent noted, the
use of property either conforms to the applicable bylaws and
regulations or s a legal non-conforming use. In order to verify this
assumption fegal and planning advice would be required.

Zoning [ Land Use Map

ot 2

Zoning (By-Law Z-220)
ID: Integrated Development Zone

By-Law Z-222

Land uses permitted

)
S

Source: Ciy of Moncton
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The following is based an an inspection completed by Justin Mitton, B. Comm, AIC Candidate Member on
November 4, 2022 and information abtained from the client. Royal Oaks consists of a semi-private 18-
hale championship caliber golf course, a full practice facility, paved cart paths, a number of lake features,
a clubhouse/pro shop/ licensed dining room, bar/banguet room, ample washrooms, offices, member
lockers, golf simulators, and golf club, pull cart and electric cart storage

Golf Course Information

Holes/Type 18-holef semi-private golf course

Year Built 2000 with the clubhouse constructed in 2008

Yardage 5,325 to 7,102 yards with five sets of tee boxes

Slope 117 10 136

Course Rating 65.9to 74.1

Par Par 72

Architect Rees Jones has designed of renovated more than 250 golf courses in

his career. Jones has earned the moniker “The Open Doctor” for his
wark in preparation for numerous major championships. His renovation
and restoration skills have been applied to seven U.S Open venues,
nine PGA Championship courses, six Ryder Cup and two Walker Cup
sites as well as three President Cup venues. Rees is the recipient of
the GCSAA's Old Tom Morris Award in 2004, the ASGCA's Denald
Ross Award in 2013 and the GCBAA’s Don A. Ross awards in 2014,
earning Rees the distinction of one of seven people to have been
awarded all three awards,

Rees has been inducted into both the New Jersey Sports Writers
Association Hall of Fame in 2012 and the Morthern California Golf
Association Hall of Fame in 2015. He has been recognized as Golf
World Magazine’s 1995 Golf Architect of the Year and received two
architectural awards from the International Network of Golf. Rees has
been honored with the 1998 Metropolitan Golf Association
Distinguished Service Award, the 2002 Metropolitan Golf Writers
Distinguished Service Award, the 2012 Robert Moses Master Builder
Award and the 2016 MetGCSA’s John Reid Lifetime Achievement

Award.
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Golf Course Description

HOLE i 2 3 4 » 1 L 1 01l 12 13 14 15 16 17 18 v o1 moP
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Type

Golf Course Clubhouse

Year Built

2008

Year Renovated

Ongoing and most recently in 2020

Layout

The clubhouse building is situated at the main entrance to the golf
course, off Royal Oaks Boulevard. Constructed in 2008, the one-storey
wood framed building contains 13,390 sf of main floor space with an
additicnal 12,160 sf along the basement level (at grade). The main floor
houses a large banguet hall for over 200 people, a bar and restaurant
with access o a large wrap-around veranda, offices and reception area,
coat storage, gendered washrooms, a full commercial kitchen, and
storage and mechanical area. Along the stairs to the basement level, in
the space previously occupied by the pro shop is a goif simulator area.
The hasement level has direct access from the rear (south) side of the
building. This level houses gendered washrooms with showers and

CONFIGENTIAL
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Building Description - Clubhouse

lockers, a large cart storage room, laundry room, concession and lunch
counter with direct access to the outside, meeting rooms, staff
washrooms, a staff lunchroom, mechanical rooms, and the new pro
shop.

Number of Storeys One storey with basement level (walk-out) at grade along the south side

Gross Building Area 13,390 sf (Main floor)
12,160 sf (Basement)

Structure Wood framed

Roof Type Wood framed pitched roof clad with asphalt shingles

Exterior Cladding Wooed composite siding with decorative stone veneer

Foundation Poured concrete

Flooring Commercial grade carpet, ceramic tile, vinyl tile, sheet vinyl, and
exposed concrete slab in cart storage area

Walis Painted drywall

Ceilings Painted drywall and drop tile ceilings with acoustic tiles

Lighting Pat, hanging, spot (incandescent) and fluorescent lighting

Entrances Main vestibule entrance from the front (north side) of the building which
leads to the main reception area. There are a total of six supplementary
entrances leading to the covered veranda, two entrances at the former
pro shop, and supplementary entrances to the kitchen and mechanical
areas, There are four entrances to the basement level along with an
overhead door accessing the cart storage.

Windows Vinyl thermal pane units

Plumbing Two gendered public washrooms on the main floor with multiple toilet
and sink fixtures. Commercial grade stainless sieel sinks in the kitchen.
Gendered locker raoms in the basement level with multiple sinks,
toilets, and shower fixtures with additional staff washrooms with
showers.

Laundry Laundry facilities in basement area

Special Features Two walk-in fridges, one walk-in freezer in commercial kitchen. The
banquet room is approximately 3,000 sf with sliding dividers. The space
can accommaodate functions up to 250 people. There is an outdoor
gazebo to the east side of the clubhouse for wedding/functions

Security Assumed to be adequate
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Building Description - Clubhouse

Electrical Commercial grade electric entrance. 800 Amp, 347/600V, 3 phase
entrance, | am not a qualified electrician and assume that the electric
entrance is adequate for its current use.

HVAC Roof mounted heat pumps, supplementary baseboard heaters

Fire and Safety

The building is fully sprinklered. Smoke and ionization detectors,
emergency lighting, illuminated exit signs, fire extinguishers.

Parking

Ample paved parking to the north side of the clubhouse

Functional Utility

The building has above average functional utifity for a golf course
facility use.

Condition/Appeal

The condition/appeal of the building is above average.

Remaining Economic Life

The subject property was constructed in 2008, which indicates a
chronological age of approximately 14 years. Capital repairs and
renovations have been completed to the property over the life of the
development.

Cansidering the overall condition of the property as of the effective
date, and on the basis that the building is assumed te be structurally
and mechanically sound, | estimate an effective age of approximately 8
to 10 years. The Marshall & Swift Tables estimate a typical life of 50
years for wood framed buildings of this class and construction. Based
on the Marshall & Swift Tables and the estimated effective age of the
property, this would suggest a remaining economic life of 40 to 42 years
assuming an on-going maintenance and repair schedule.

It is noted that my remaining economic life forecast assumes that the
value under the property's current use as aa golf course clubhouse
exceeds the underlying land value for the property during this time
frame. Should the land value appreciate at a pace where the underlying
land value exceeds the improved value within this estimated time
period, a lower remaining economic life may result.

Building Description
Limitation

A structural survey has not been undertaken, and for the purpose of this
report, it is assumed that the building is structurally sound. In order to
verify this assumption, a qualified engineer should be retained.

CONFIDENTIAL
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Building Description — Maintenance Building

Type Maintenance Building
Year Built 2000
Year Renovated n/a

Layout

The maintenance building is accessed directly from Elmwood Drive and
is a one-storey wood framed L-shaped building containing 8,660 sf. The
building was constructed in 2000 and has no basement level. There is a
small mezzanine level that houses staff lockers, washrooms with
showers, and a lunchroom. The main floor features, (2) private offices,
and various maintenance, repair, and storage bays.

Number of Storeys

One storey with mezzanine level on slab

Gross Building Area

8,660 sf

Structure Wood framed

Roof Type Wood framed pitched roof clad with asphalt shingles. Some water
staining was noted to the roof sheathing in the unfinished storage area.

Exterior Cladding Metal siding

Foundation Poured concrete with concrete slab

Flooring Cancrete slab floor, vinyl commercial tile in office areas

Walls Painted drywall/plywoad

Ceilings Painted drywall/plywcod

Lighting Fluorescent and incandescent lighting, halogen lighting in storage area

CONFIDENTIAL
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Building Description — Maintenance Building

Entrances Several solid core man doors. There are a number of overhead garage
doors to the equipment and machinery areas.

Windows Vinyl thermal pane units

Plumbing Two gendered washrooms with showers in the mezzanine area, (1) 2pc

washroom in mainfenance area

Mechanical Systems

Electric hot water heater

Security Assumed to be adequate

Electrical 400 Amp, 800V, 3 phase entrance. | am not a qualified electrician and
assume that the electric entrance is adequate for its current use

Heating Electric baseboard

Fire and Safety Standard. Not sprinklered

Parking Ample gravel parking and onsite storage

Functional Utility

The building has below average functional utility for a maintenance
building use.

Condition/Appeal

The condition/appeal of the building is below average.

Remaining Economic Life

The subject property was constructed in 2000, which indicates a
chronological age of approximately 22 years. Capital repairs and
renovations have been completed fo the property over the life of the
development.

Considering the overall condition of the property as of the effective
date, and on the basis that the building is assumed to be structurally
and mechanically sound, | estimate an effective age of approximately
12 to 15 years. The Marshall & Swift Tables estimate a typical life of 45
years for wood framed buildings of this class and construction. Based
on the Marshall & Swift Tables and the estimated effective age of the
property, this would suggest a remaining economic life of 30 to 33 years
assuming an on-going maintenance and repair schedule.

it is noted that my remaining economic life forecast assumes that the
value under the property’s current use as aa goif course clubhouse
exceeds the underlying land value for the property during this time
frame. Should the land value appreciate at a pace where the underlying
land value exceeds the improved value within this estimated time
period, a lower remaining economic life may result.

CONFIDENTIAL
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Biiliding Description — Maintenance Building

Building Description
Limitation

A structural survey has not been undertaken, and for the purpose of this
report, it is assumed that the buitding is structurally sound. In order to
verify this assumption, a qualified engineer should be retained.

The assessment and taxes are based on information obtained fram Service New Brunswick and are
summarized as follows:

Property Description — Municipal Assessment and Taxes

Total Assessment (2022) - $ 1,589,700
Golf Facility

Annual Taxes Payable — $ 43,287 53
Golf Facility

Total Assessment (2022) - $ 1,903,600
Clubhouse

Total Annual Assessment $ 3,493,300
(2022)

Annual Taxes Payable $ 5537112
(2022) - Clubhouse

Total Annual Taxes $ 98,658.65

» Royal Oaks is an 18-hole championship caliber golf facility located
in the city of Moncton's north end

l

» The course was developed in 2000 by renowned golf architect

i Rees Jones,
Altus » The course has a full practice facility.

f W’ » The clubhouse was constructed later in 2008 and can
accommodate large tournaments and other group functions,

» Good access to major transportation routes

CONFIDENTIAL
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Economic Trends - Mongton

Economic Conditions

+ News Brunswick's economy Is forecast to grow by 2 0% in 2022 and 1.6% in 2023 Consumer spending was a major impetus for growth In

2021, paricutarly in the housing markat That growth was supported by the strongest population growth In over 40 years. Relatively affordable

housing and remole work has been a catalyst for a notable increase in Interprovinelal In-migration in 2021. With virtually all public health
measures lifed, high-touch Industries are expactad to be an Important source of growth this year. High lumbar and energy prices will also be

posltive for lumber and energy exports. It Is expected that economic growth will continue to be underpinned by government spending, consumer

spending. and & competitive Canadian dollar. Over the rest of the forecast horizon, the sconomy Is projected o ¢rulse at an average pace of

about 1%. Ratification of CUSMA, and the Canada-EL) Trade Agreemant are axpacied lo halp with diversification of export markets. Inflationary

pressures and the possibliity of new waves of COVID-Infections present downsida risks to the growih oullook.

Income Growth

» Personal income (P1} growth is forecast to decline this
year. The winding down of income supports provided by
govarnment is expacted to dampan Pt growth, despite
racent wage growth

= Expect Pl to return to a solid pace of growth In 2023 as the
labour market tightens. P growth is expectad to ramain
20lid aver the resl of the ferecast horizon,

Labour Market
* On a year-over-year basis, employmant in the Moncion-
Richibuto Economic Regicn (ER) increased by 3,800 jobs
in the fourth guarter of 2021 lo a total of 113,000 total
warkers.

The unemployment rate increased to 7.5% i Q4 2021,
above the five-year average

Moncton is expected to experiance moderate amployment
gains ovaer the forecast pariod, generally in-line with the
overall economic growth of the province. Emplayment is
expactad to Increase by 2,200 net new jobs in 2022, and
by 2,000 net new jobs over the periad 2023-2026,

Housing Mariet

* Inthe fourth quarder of 2021, work slarted on 595 new
homes in Moncton, 7% lower than the same peariod in
2020. There were 1,748 housing starts in 2021, a 2%
increase compared with 2020. Housing demand and staris
are expected to slow over the foracast horizan. As more
Canadians transition from ramote work to in-person work,
New Brunswick's recent increase In interprovincial in-
migration and the related housing demand will likely alow
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Economic Trends - Monctan (Continued)

Non-residential Construction
* In the fourth quarter of 2021, non-residential iInvestment in

Moncton increased by 9% to $54 million (seasonally Investment in Non-residential Bullding Construction
adjustad), I
60 tndustl C ! ! |
+ The increase was driven by higher investment in et
commaercial structures o
©
3
» The province's commitment of nearly $500 million far J
renovations and upgrades of major hospitals is expected 2 ;
to suppert non-residential spanding through 2022, 10 J | I I | I J ‘ ‘ ]
’ 1(J 01 0203 Q-I-ﬂl  EH AT :l‘ ‘D:I Daie] 'JI|DZ ﬂZ'IQd 01 02h3lhlﬂl Q3|0
i 2016 2t 2018 2019 2020 2021
Source Altus Group E ¢ C lling based on S Canada
Populstin Growth
+ In 2020, Canada experienced a significant drop in paruart changs Population
immigration because of the international barder closures a5 Monclon mMNewBrunswick  Canada
and trave! restrictions the federal government implemented
as part of its COVID-18 containment measures. 30
25
« The federal government plans to settle between 401,000 20 -
to 424,000 immigrants in Canada over the pariod 2021- 15 - o @
2023. However, few of these international immigrants tend TR s, . o - =
1o settls in the Atlantic Provinces. Moncton's population s 2 BT - .
growth is projected to decrease over the foracast horizon 05 . l . ¢ 3 ;
- -

As more Canadians transition from remote work to in-
m iy VIV v 3 year average Last Yeat {2021) This Year (2022)Mext Year (2023} 3-Year Trend
person work, the increase in New Brunswick's (2818-2020) Harizon (2024-
intarprovincial in-migration in 2021 is expected to slow, 2026}
Source Allus Group Econamc Consulng based on Staustics Canada

National Economic Context
» Canada’s economic recovery is progressing an a firm footing. The economy grew by 4.7% in 2021 and is forecast ta grow by 3.8% this

year, Most economic sectors are expected to be functioning at or clkose to capacity by the end of this year, and the economy is
expanding on a path towards a normalized sustainable pace. Continuing supply chain improvements are expected to provide tailwinds
that lift the manufacturing sector and other seclors with extensive imternational supply ¢hains. Canada's economic growth will also get a
boost fram high oil prices, and increased oil and gas investment and praduction. Government stimuius, extensive digitization, and
automation across the economy, and fewer pandemic related restrictions on commerce will all be very supportive of Canada's
economic growth prospects, Employment growlh remains strong and higher levels of anticipated in-migration will also be supportive of
growth. Demand for housing, whelesals and retail trade, manufactured goods, and professicnal, scientific and technical services are
also likely to continue to stimulate aconomic activity. Howaver, the war in Europe, inflationary pressures, and the possibility of new
waves of COVID-infections present downsize risks to the growth outlook. GDP growth of 3.1% is foracast for 2023.

Source: Altus Group Economic Consulting
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4 Economic Impact of Golf in Canada (2019)

The Canadian Golf Economic Impact Study (2019) was conducted by Group ATN Consulting Inc. on
behalf of the National Allied Golf Association. The Operator Survey collected complete financial
responses from 143 Canadian golf course operators hetween January 2020 and March 2020. The Golfer
Survey collected financial responses from 955 Canadian golfers between July 2019 and February 2020.

Based on Group ATN's (GATN) primary research, Canadian golfers spent around $19.3 billion on the
following.

$5.08 billion on membership and green fees

$109.9 million cn lessons and coaching

$8.2 billion on golf-related travel expenditures in province and outside of Canada
$814.2 million on golf events, including charitable events and tournaments

$2 78 billion on golf equipment and supplies

$104 6 miilion on storage, maintenance and equipment repair

$1.3 billion on food, beverage and entertainment

$935.3 miflion on transpartation to and from the golf club

¥y ¥ ¥ v ¥ v v Vv Y

$47.7 million on miscellaneous expenditures

The golf industry accounted for $16.5 billion in initial expenditure, representing around $44.0 million per
10,000. Based on these expenditures, the golf industry accounts for $18.2 billion of Canada's Gross
Domestic Product (GDP), up from $15.9 billion in 2013.

In 2019, the golf industry in Canada generated the following economic impact;

> The golf industry directly employed 149,844 full time, full year equivalent positions, representing
many more individuals who are employed in the sector

This number grows to 248,878 when accounting for direct, indirect and induced employment.

» The golf industry directly contributed $4.8 hillion in household income, rising to $10.6 billion when
considering the combined direct, indirect and induced impacts.

» The golf industry generated $4.5 billion in government tax revenue, including $1.88 in federal tax
revenue and $2.1 billion in provincial tax revenue.

» Conservatively, operators invested $727 million industry-wide on capital expenditures.

The galf industry in Canada provided additional benefits beyond economic impact including:

» Employment — The galf industry is a significant job provider for youth with 48% of its workforce
identified as students,
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Travel — Canadians made approximately 4.8 million trips involving golf, including 3.0 million in
their home province and 1.8 million outside their home province and abroad.

Land Management ~ Golf course operations manage between 155,000 and 175,000 ha,
including 30,000 fo 35,000 ha of wildlife and wetland area.

Charitable Impact — The golf industry generated an estimated $330 million in charitable impact
including $205.9 million raised through goif related charitable events, $91.5 million from non-golf
related charitable events and $32.5 million through in-kind donations.

Golf Participation — Canadian golfers played an estimated 57 million rounds in 2019,

Despite a decrease in golfer direct expenditures, the golf industry in Canada has experienced growth on
several indicators between 2013 and 2019, emulating global trends.

» The golf industry contributions to Canada's GDP through direct, indirect, and induced impact
grew by 14% between 2013 and 2019, increasing from $15.9 billion to $18.2 hitlion.
» Household income generated by golf and golf-related industries through indirect, direct, and
induces impacts reached $10.6 billion in 2019, up from $9.30 billion in 2013,
» The share of student employment on golf operations grew, reaching 48% in 2019, up from 37% in
2013,
> Golf generated $3.9 hillion in federal and provincial tax revenues, up from $2 4 billion it 2013
» The estimated number of rounds played in 2019 was 57 miltion, down from 60 million in 2013,
Indicator 2013 2019 % Change
GDP Contributian £15.98 $18.2B 14%
Federal and Provincial Tax Revenue $2.4B $3.98 63%
Household Income $9.3B $10.6B 14%
Share of Student Employment 37% 48% 30%

Golf Participation — On average golfers played 12.2 rounds in Canada with an estimated 57.0 million
rounds played. Most rounds were played in home provinces (82%), with only 4% of rounds played outside
of Canada. Golfers spent around $19.3 billion in 2019.

Canadian Course Operators — A total of 2,283 facilities were estimated to be operational in 2019,
accounting for 2,043 courses (18-hole equivalent). Based on the GATN's primary research, Canadian
course operators spent approximately $3.8 billion on the following:

¥y vy vy v ¥

$1.6 billion on wages and salaries

$756.6 million on course operation

$164.1 million on pro shops, retail, food and beverage services
$291.3 million on office and administration expenses

$150.3 million on income and property taxes
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» $163.9 millicn on repayment and interest on long-term debt
» $14.0 million on donations
»  $49.9 million on miscellaneous expenditures

A total of 51,266 tournaments and charitable events were hosted by participating operators in 2018, with
an average of 25 tournaments per course. Seven in ten golfers attended a charitable golf event, of which
67% attended as participants. Surveyed golfers planned to attend on average one charitable golf event in
the upcaming year, Charitable impact is estimated at $330 million, including $205.9 million raised through
golf-related charitable events, $91.5 million raised from non-golf related charitable events and $35.5
million through in-kind donations.

The game of golf contributed an estimated $3.20 hillion to the GDP in Quebec in 2019 up from $2.80
hillion in 2013.

» 45,571 jobs (52,000 in 2013)
> $1.90 billion in household income {$1.60 billion in 2013)
> $855 million in government tax revenue ($711.20 million in 2013)

Golf directly contributed $1.50 billion in GOP in Quebec and employed 27,231 individuals. A detailed
summary of the economic impact for the province in 2019 is provided in the table betow:

Table 12: Economic Impact of Golf in Quebec
Household Government Tax -
Employment . Revenue GDP (Millions)
Income (Millions) e
{Millions)

Direct 27,231 58434 $433.6 $1538.6
_Indirect - 9,908 $516.8 $164.8 $8225
Induced 8433 44900 $256.6 $857.3

Total 45,571 $1,850.2 $855.0 $3,218.4

The 2017 Golf Facilifies in Canada Report found that Canada is home to 2,298 golf facilities (both private
& public), with most of Canada’s facilities located in the scuthern portion of the country. The four largest
provinces — Ontario (805), Quebec (359}, Alberta (308) and British Columbia {304} — house a combined
77% of Canada's total golf supply. The report also found at that time, there were 26 new courses in
Canada and 12 courses under development. A summary of golf facilities in Canada from the 2017 Golf
Facilities Canada Report is provided on the following page.
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Table 15; Summary of Golf Facilities in Canada by Province
Land Area e lati Total Total 18- Population
Km2 CPUIANAN - pacitities HEQ Per 18- HEQ

British Columbia 925,186 4,751,600 304 4,698 261 18,205
Alberta 642,317 4,252,900 308 4716 262 16,232
Saskatchewan 591,670 1,150,600 206 2415 134 8,587
Manitoba 553,556 1,318,100 130 1.779 99 13,337
Ontario 917,741 13.983.000 805 13,920 773 18.081
Québee 1.365.128 8,326,100 359 6.510 362 23,021
New Brunswick 71450 756,800 54 846 a7 16,102
Nova Scotia 53,338 949,500 75 1.161 65 14,721
Py Ed vl 5660 148,600 25 405 23 6,604
Island
Newfoundland
v Lelatadids 373,872 530,100 22 351 20 27,185
Yukon 474,931 37.500 6 72 4 9,375
ot 1163.085 | 44500 4 45 3 690
Territories
Nunavut 1,936,113 37,100 0 0 0 0

9,093 507 36,286 400 2,298 36,918
Source: 2017 Golf Facllities in Canada Report

According to records, a total of 158 facilities in Canada have closed over the past 5 to 10 years. Over 50
of the closings, or 35%, took place in Ontario. Alberta and Quebec had the next most with 26 and 25,
respectively. While those three provinces combined to account for 62% of the closures, they continue to
account for roughly two-thirds of the country's current supply. The vast majority of the total closures were
public stand-alone courses. Only five private courses have sold.

t

» The cost to construct a golf course including a club house is generally $8.0 to $12.0 million. In many
cases this figure is significantly higher. The cost to construct Cabot Dunes, Inverness Cape Breton,
NS was reportedly $18,000,000 without a club house built,

» Greens maintenance, on average for an 18-hole golf course in Canada is $450,000. Upscale courses
can spend more than $1,000,000 per year. Annual capital expenditures at an 18-hole goif course
average $250,000.

» 9-hole facilities employ an average staff of nine, while 18-holes courses employ an average staff of
31.
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Globhal Golf Advisors hosted club executives and presidents of leading Canadian private Golf clubs for a
symposium to identify and discuss emerging trends and best practices within the private club business
segment. According to this Canadian Private Club Symposium, Post Symposium Survey Resuits Survey
point to the following outcomes from the clubs participating in the

survey:

» Entrance fees required to join the participating top-tier private clubs averaged $32,438, of which
$31,538 is refained by the club on average

» The entrance fee structure of these clubs was 82% with an initiation fee only structure and 18% with
an equity certificate structure and initiation fee component (also referred to as a Transfer Fee).

> ltis evident that the economic outlook for private clubs is continuing to improve. As a result, 31% of
clubs indicated that they are considering raising entrance fees over the next three years.

Approximately one-third (31%) of clubs are considering adding more flexible payment options
More than haif (56%) of participating clubs reported having a Strategic Plan

78% indicated their Plan was three years old or less

44% update their Plan each year

Yy v v v Y

Participating Club Managers balieve that the most important factors contributing to golffers’ enjoyment
of a round of golf are the:

(1) condition of the golf courses,
(2) people with whom they play,
(3) access to the tee, and

(&) pace of play

» More than four in five (86%) participating ciubs agree that the overall golfer experience is determined
by flow rather than round duration.

»  Six out of ten participating clubs (80%} currently have a tee time interval in the range of 9 to 10 minutes.

According to the LIPG Golf & Resort Investment Report (2022) no one predicted in June 2020, when the
first states in the US starting reopening after the initial wave of the Covid-19 pandemic closings that 2021
would be stronger than 2020. The prevailing assumption in the summer of 2020 was we would keep
approximately 15% of the Covid-198 bump/increase in play, In the summer of 2021, pundits were
postulating a return to a normalized golf market by the end of 2021, with a loss of 20-30% in rounds while
retaining the majority of private members. For the first three months of 2022 the popularity of golf
continues to improve. The past two years have erased nine years of decline. The “Pellucid Report”, in
their State of Industry conference, stated from 2022 total rounds are up 60,000 in the US. in 2021 goif
rounds grew ancther 25%, which translates into a 15% growth over the past decade.

Approximately 530 million rounds were played in 2021, up 5% from 2020. Public golf was up 7% over
2020 and Private golf was up 1% (but private rounds were up were up 20% in 2020 over 2019). Pellucid
determined that in none of those years was weather a significant factor, which means, golfers are playing
more golf than we are gaining golfers. Public golf fees are up $1.5 billion from 2019 to 2020 and up
another $1 biltion in 2021.
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When we look at Food & Beverage revenue from 2020 and the fist half of 2021, most clubs except for the
most restrictive states, were open for business. While not able to capture pre-pandemic F & B revenue
levels, many clubs again resumed outings and tournaments. Weddings were booked solid for the last haif
of 2021 and many were booked through 2022.

Supply, demand and interest rates all affect a golf course/club’s value. The good news for golf course
owners is the average price was up a whopping 40% in 2021, and the median price was 31%. Those
numbers are huge by comparison to previous years. The average sale price for 80 golf course
transactions in 2021 was $4,399,899 (US) and the median sale price was $2,225,000 (US)>. The average
was up over $1 million and the median about $525,000.
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By mid-March 2022 there were some brewing headwinds not just for golf but for all businesses. The first
interest rate increases are now being felt and gas prices are trending upwards to record levels, Russia
invaded Ukraine and as a result the world is cutting off commerce with Russia — which will take oil supply
out of the market. Hiring and retaining hourly workers is tremendously difficult, and rising hourly wages
are aut of control. Even with all those headwinds, 2022 was predicted ta be an outstanding year for golf
for the following reasons:

Private course demand, memberships and revenue will continue at or above 2021 levels
Private courses will continue to push dues and initiation fees higher
F & B should have its first normal year since 2019

vy vyyy

There will be a callback to work for employees waorking from home. Many companies excited by the
reduction in facility (needing less space with employees working frorn home), will shed office space.
This means golfers will have more free time to golf,

» Those who are unable to work from home will return to offices, softening the goif demand during the
week

> Golf course values will continue to rise, as revenue and EBITDA are increasing for the third time in 11
years

» Experienced golf course buyers will be competing with new buyers entering the industry chasing
yields as, other forms of real estate show historically low cap rates on acquisition. This wiil drive golf
metrics like EBITDA multipliers higher as well as GRMs higher

> Golf course-conversions in major metros will continue their white hot demand, as tess golf course
conversions will be available and the housing markets are hot. Rising interest rates could cool some
home buyer demand and reduce sky rocketing home values.
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» There will continue fo be mora consolidation of golf to larger aggregators

Once struggling equity clubs will be healthier, so privately owned for profit clubs with $5 million plus
revenue and string EBITDA wilt create some bidding wars not seen in golfin 14 years

» 2022 will be the most fun owners, golfers and golf advisors have seen in years

The following tables as completed by RealtyRates.com summarize discount and equity dividend rates
reported by survey respondents. In all case, rates were derived from Class A and B properties nationwide
and are exclusive of reserves.

RealtyRates com INVESTOR SURYEY - 4th Quarter 2022°
DISCOURT RATES

Hevw Development Acquisitions Recapitakizations
Fropety Tepe Min. Maz Awg. Min. Maz. Avg. Min. Maz Avug.
Golf BIEM 2109 15474 70K 18354 13461 808 2088k 15.3L4
Public DailyFee Cowses 10.29% 2084 1512 895 813 126 08 2083 HAT4
Semi-Private Clubs 861, 2109% 1563 743 835K 1360%  852x 2088% 1B4ATH
Private Clubs 816 1354 1470 7004 T7.00% 1279 809 19.34% HS6M

RealtyRates.com INYESTOR SURVEY - 4th Quarter 2022

EQUITY DIVIDEND RATES

Property Type Min. Max. Aug.

Golf 8923 2180 16144
Public Daily Fee Course s 9.23% 2120% W61
Semi-Private Clubs 923 2180 14838«
Private Clubs 9.23% 2060% 134
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RealtyRates com INVESTOR SURYEY - 4th Quarter 20227

GOLF CEOURSES & COUNTRY CLUBS - ALL TYPES

Item Input OAR
Minimum

Spread Over 10-Yea Treasuty 1.22] DCR Technique 115 0051052 0.80 4. 70
Debt Coverage Ratio 115§ Band of Investment Technique

Interest Rate 4122 Mortgage 20 0051052 0040842

Amoftiz atich 40| Equity 20% 0.092268 0.018454
Mortgage Constant 00510582 | OAR 593
Laan-ta-Value Ratio 802<| Surveged Rates %.57
Equity Dividend Rate 9.23%

Mazimum

Spread Over 10-Year Treasurny 1032| DCR Technigue 216 0158380 059 17.02
Debt Coverage Ratio 215| Band of Investment Technique

Interest Rate 138234| Mortgage 50 0158360 0079180

Amortiz ation 15| Equity BOx; 0217958 0108979
Meortgage Constant 0.158360 | OAR 18.82
Loan-to-Value Ratlo 50| Surveged Rates ¥7.69
Equity Diwidend F ate 2180

Average

Spread Over 10-Year Tieasusy 5.32%] DCR Technique 155 0035250 0.67 9.81
Debt Coverage Ratio 166 Band of investment Technique

Interest Rate 737 Mortgage E7: 0035250 0063867

Amortiz ation 23| Equity 334 0161397 0053516
Mortgage Constant 0095250 | QAR 1) I 4
Loan-to-Value Ratio £6.8%| Surveyed Rates 12.28
Equity Dividend Rate 1612

"3ed Guyrter 2022 Data Coppright 2022 RealyRatcz.com ™

During the global pandemic that resulted from the COVID-19 breakout in 2020, golf was an unexpected
benefactor, Record rounds were registered across the country consistentiy throughout the year, played
despite strict precautionary COVID-19 protocols. According to the National Geif Course Owners
Association, rounds played in 2021 (April-September) in Canada were up 10.3% over the same period in
2020, even as 2020 was a very strong year

All provinces were up significantly over Qctober 2020 with Quebec posting the highest increase. For

rounds played, Ontario lagged national trends, and by year end were up 3.7% over the prior year. Rainy
weather conditions in Ortario played a factor in the slight variance from other areas in Canada. The golf
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industry in Canada is expected to remain strong in 2022, as many of the factors contributing to success
last year still exist.

The summer golif season in New Brunswick is short with maost courses opening in May and closing at the
end of October. Successful commercial operations supplement tourists’ business with year-round
commercial frade. To attract commercial trade, businesses need to be on main highway routes linking
major population centres, in destination locations, or near winter leisure attractions. Most of the
competing golf courses in Greater Moncton also benefit from weddings, banquets and Christmas staff
parties during the non-traditional golf months of October through May. Competing golf courses in the area
are summarized below

COMPETING GOLF COURSES
Markat/ #of e Guest Fees
Competition  Holes Par Yardage Rating Slope Amanities 18 Holes
Fox Creek Golf Club {Private) Dieppe 18 72 6925 738 131 R ':.g ';.Sr CH, $120
Moncton Golf Club Riverview i8 70 6,563 690 123 DR F(;(é ';.SI. CH, $73
Mountair Woods Moncion 18 72 6,195 700 123 DR. PG, PS, CH, 578
OS, RT
Lakeside Golf & Cauntry Club Lakeville 18 70 5873 674 118 DR. Z(; l;?. CH, 366
Indian DR, PG, PS, CH,
Country Meadows Galf Club Mountain 18 72 6,765 712 124 0S, RT $56
Maplewoed Golf Course Irishtown 18 72 6,246 700 119 DR, ';(; }:fl' CH, $60
Memramcook Valley Golf Course Memramcook 18 72 5981 690 120 OR. g(:; ';\_gl_ CH, $54
Minimum $54
Maximum $120
Average $72
Subject - Royal Oaks Moencton 36 72 7103 740 138 BRARS: F:r GHL0S, $95

* DR= Driving Range, PG = Pulfing Green, PS = Pro Shop, CH = Clubhouse, OS = Culside Service, RY - Restaurant
Scurce - Individual course web siles
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5 Highest and Best Use

The reader is referred to Appendix A for the definition of highest and best use.

Given the location of the subject property, the size and configuration of the site, as weil as the current
zoning, it is likely that its use would be consistent with similar properties in the immediate area if it were
vacant land. Based on the foregoing, it is concluded that the highest and best use of the subject property,
as vacant land, as at November 4, 2022, would be for the development of a golf course similar to the
existing improvements on the subject property, considering the fact that an alternative more intensive use
other than a golf course is considered highly unlikely at this point

As per the terms of reference the client has requested that | provide an estimate of value for two parcels
of land that they are proposing to subdivide from the parent golf course properly. Parcel #1 as described
in this report is situated along the west side of Elmwood Drive, contains + 2.55 ac and is currently
improved with the course maintenance buildings. The client has indicated that a new maintenance
building is to be constructed and this parcel would then be offered for sale on the open market for
redevelopment. The entire parent property is zoned ID - Integrated Development. Based on the lot size,
location, current zoning and the increasing demand for multiple residential development in Greater
Moncton, the highest and best use of this potential building lot is for some type of multi-residential
development. Parcel #2 is located along the south side of Royal Oaks Boulevard adjacent to the green on
Hole #3. The subdivided lot is to contain an area of + 15,050 sf. Developmant aleng Royal Oaks
Boulevard immediately west of this proposed building lot is comprised of 4-unit townhouse properties
backing onto Hale #3. The client has indicated that a similar 4-unit townhouse property would be
developed on this subdivided parcel and represents its highest and best use. It is noted that any
development of the two proposed subdivided plots would be contingent on approval from the City's
Planning Advisory Commission.

Based on a review of the existing by-laws, the subject property appears to conform to existing land use
controls. A formal legal review would he required for cerfainty.

The subject property is improved with a very well established 18-hole golf course facility of functional size
and configuration, Having regard to the locational and physical characteristics of the subject property, the
land use controls and current market conditions, it is concluded that the existing use of the subject
property represents its highest and best use.

There does not appear to be an alternative use that could reasonably be expected to provide a higher
present value than the current use, since the improvements are specifically adapted to the existing use.
The current use is therefore concluded to be the most profitable. Based on the foregoing, it is conciuded
that the highest and best use of the subject property, as improved and as at November 4, 2022, is its
present use.
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6 Valuation

There are typically three approaches used to estimate market value: the Income Approach, the Direct
Comparison Approach and the Cost Approach.

The Income Approach recognizes the principle of anticipation, where the anticipation of future benefits
creates value The Income Approach is usually used as the primary method of valuation when a property
is expected to be acquired by an investor, The Income Approach is comprised of two primary methods:

Direct Capitalization: This procedure involves dividing the stabilized net annual operating
income (NOI) by a singular rate that takes into account the investment characteristics of the
subject property.

Discounted Cash Flow (DCF): This method calculates the present value of the future cash
flows over a specified time period, including the potential proceeds of a deemed disposition, to
determine market value.

The Direct Comparison Approach recognizes the principle of substitution, according to which a buyer will
not pay more for one property than for another that is equally desirable. By this approach, an opinion of
value is developed by applying a comparative analysis of properties that are similar to the subject
property that have recently sold, are listed for sale or are under contract, by focusing on the similarities
and differences that affect value

The Cost Approach recognizes the principle of substitution, according to which a knowledgeable
purchaser would not pay more for a properiy than it would cost to construct a property of similar design
and utility, assuming no unreasonable delays. The Cost Approach involves adding the market value of the
land to the depreciated value of the building and site improvements.

The subject property is a special purpose investment property and the most likely purchaser would be an
investor. Conseguently, the Income Approach has been used as the primary method of valuation. Given
the substantial underlying land value, this would imply that a potential purchaser could also be a
developer however development is likely limited to the existing zoning. Under this scenario, the Direct
Comparison Approach would also be acceptable,
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7 Income Approach

The theory of the Income Approach is that the value of a property is the present worth of all the net
income that it will produce for each year of its remaining useful life. Net income serves as a measurement
that, in turn, is capitalized info a value estimate by the use of a capitalization rate taken from the
experience of similar properties that have already sold or from the state of the financial market at the time
of the appraisal. The rental income of a property will generally reflect all attributes and amenities inherent
in that property.

The following section outlines an analysis of the subject property leasing activity, current tenant profile,
market rent factors, and estimate of normalized vacancy and bad debt, operating expenses, and capital
expenses,

The subject is currently operating as a semi-private 18-hole golf course facility with additional revenue
streams generatad from a fully licensed bar and restaurant facilities. It is noted that as a semi-private golf
club, the subject is operated in a not-for-profit manner for the exclusive enjoyment of the share holders.
Under this model, this club could not be sold without first geing through a significant exercise that would
ultimately require the consensus of the membership.

In determining market value, the assumption has been made that this consensus has been achieved, and
the golf club could be sald on the open market. 1t is also assumed that the club would be operated in a
for-profit capacity, with revenues and expense projections reflecting market.

As in other types of income-producing properties, the operating performance of the golf course must be
analyzed. The income estimate is based on analyzing market data and any available historical operating
statements for the subject property. In that regard, | have been pravided with actual statements for year-
end December 2020 to 2022, Altus also reserves the opportunity to review updated financials and if
necessary, amend the analysis and conclusions.

These statements provide a detailed departmentat revenue and expense breakdown. The departments
are shown as follows:

» Casual Green Fees » Pro Shop Sales

» Tournament Fees » Food and Beverage
» Power Cart Rentals » Other Miscellaneous
» Membership Dues

Historical, budgeted and the Altus forecast of the subject golf facility's operating income / loss are outlined
in the headings described above.
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Income and Expenses Pro Farima

For the Year Ending Actual YIE Actual YIE  Actual Y/E
Dac-20 Dec-21 Dec-22
Revenue
Green Fees $312,007 $365,768 $298.456
Tournament Revenue $23,250 $93,772 $100.531
Power Cart Rentals $51,396 $151,473 $218,462
Membership Dues §244.622 $513,129 $527.656
Lockers & Club Storage $2,175 $3,625 $4,375
Pro Shop Sales / Club Rentals/ Driving Range $66,996 $133,118 $114,784
Food and Beverage Revenue $486,376 $693,122 $877.385
Corporate Pass Revenue $61,770 $105,085 $93,540
Simulator Income $19,400 $41,100 $33,408
Teaching Revenue $6.,500 $9,300 $31,021
Advertising $12,500 $23,200 $206,200
Events (Weddings & Rentals) $34,864 $138,234 $89,630
Miscellaneous {incl Hole Sponsors) $0 0 $79,016
Total Gross Revenue $1,321,856 $2,270,826  $2,488,464
Lass: Cost of Goods Sold
Pro Shop - Merchandise $64,668 $163,465 $70,614
Food and Beverage - Supplies $159,607 $192.411 $254,006
Other Miscellaneous 553,250 $73,275 30
Tota! Cost of Goods Sold $283,525 $429,151 $324,620
Gross Margin $1,038,331 $1,841,775  $2,163,844
Operating Expenses
Fixed Operating Expenses
Salaries and Wages - Course $199,344 $223,660 $201,486
Salaries and Wages - Food & Beverage $171,148 $158,719 $234,902
Salaries and Wages - Pro Shop $70,095 $106,000 $139,187
Salaries and Wages - Management $154, 587 $174,928 $145,166
Total Salaries and Wages $595,174 $663,307 $720,741
Repairs/Maintenance/Supplies - Course & Leasing  $108,880 $195,902 $189,167
Repairs/Maintenance/Supplies - Food & Beverage $53,946 $66,140 $46,632
Repairs and Maintenance - General $16,401 $12,475 $0
Total R&M $179,237 $274,517 $235,789
Advertising & Promotion $20,798 $47,905 $20,539
Office & Administration $63,840 $36,612 $136,179
Utilities $73,673 $77,053 $113,743
GConsulling Fees $42,212 $124,.813 $157,568
Professional Fees $17,254 $13,763 $31,726
Travel & Automotive $24,445 $15,617 $10,055
Total Administration $242,122 $315,763 $469,810
Management Fees $0 $0 $0
fnsurance $39,270 $36,912 $39,690
Property Taxes $100,279 $152,157 $74,607
Subtotal $148,549 $192,069 $114,297
Total Operating Expenses $1,165,082 $1,445656  $1,540,637
Percentage of Gross 88% 64% 62%
Neat Operating Income ($126,751) $396,119 $623,207

-10% 17% 25%
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The major sources of the golf course operation are casual green fees, tournament fees, membership
dues, power cart rentals, pro shop sales, food and beverage, and other misceilaneous revenue.

One major source of revenue to a goif course operation is from daily green fees. Revenues from green
fee revenue decreased from 2021 to 2022 as total rounds leveled off due additional play that resulted
from the Covid-19 pandemic being lifted and the number of rounds levelling back to normalized levels of
previous years at approximately 27,000 per year. The actual year-end 2022 reported revenue at
$298,456 which is consistent with 2020 green fee revenue.

As this is a semi-private golf club, green fees are generated from guests who are ascompanied by a
paying member and would be much lower than at a purely public golf course facility.

Revenues fram this source are affected by two factors: number of rounds played {annuaily) and the average
green fee rate. Supplemented by market research and projections obtained by management, my forecast
for the number of rounds played over the next five-year horizon is as follows:

Number of Rounds Played
Actual Actual

2024 2022
Total Rounds Played 30,200 26,000 27,000
Est Potential Rounds 55,000 55,000 585,000 55,000 55,000 55,000 55,000 55000 55,000 55,000
Lkilization 45% 43% 56% 47% 49% 49% 49% 49% 49% 49%
Est No Playing Days 170 170 170 170 170 170 170 170 170 170
No Round per Playing Days 159 140 178 153 159 169 159 159 159 159

In terms of the current rate structure, the 2022 Rate Schedule for Member Guest Fees at the Royal Oaks
Golf Club is summarized as follows:

Shoulder Season Rates (May & October) Regular Season Rates {June - September)
Sunday - Thursday Sunday Thursday
Open  200pm S560.00 QOpen - 3:00pm 87500
Afler 2 00pm (Twilight) %4500 After 3200pm [Twilight) S5000
Friday & Saturday Friday & Saturday
Open - 200pm $6500
Open - 3C0pm £80.00
After 2 00pm (Twilight) <50.00
After 300pm [Twilight) $6500

Basic green fee rates for an 18-hole round are $60 to $80. Reduced rates are available for twilight and
shoulder season rounds. The practice range and goif cart rentals are not included. Cart rates are at $23
per seat for 18-holes.
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COMPETING GOLF COURSES
Market/ #of . " Guest Fees
Competition  Holes Par Yardage Rating Slope Amenities 18 Holes
Fox Creek Golf Club (Private) Deppe 18 72 6925 738 13 O TR CR g
Mancton Golf Club Rivendew 18 70 6563 690 123 D Z%' ’;ﬁ' CH, $73
Mauntain Woods Mancton 89 72 6,195 700 123 ER, PG, F'S, CH, $78
0S8, RT
Lakeside Golf & Country Club Lakeville 18 70 5873 674 118 DR, ';2 l;?_ CH, $66
Indian : DR, PG, PS, CH, '
Country Meadows Golf Club Mountain 189 72 6765 712 124 0S8, RT $56
Maplewocd Golf Course Irishtown 18 72 6,246 700 {19 DR, Zc; l;?_ CH, %60
Memramcook Valley Golf Course Memramcook 18 72 5,981 690 120 DR, I;C; l;? CH. $54
Minimum $64
Maxlmum $120
Avarage $72
Subject - Royal Caks Mancton 16 72 7103 740 136 DIES F';ST.CH_ OF $95

" OR= Dnving Range, PG = Pulting Green, P8 = Pro Shop, CH = Clubhouse, 05 = Qutside Service, RT - Restaurant,
Source - Individual course web sites

The chart above details current green fee rates at numerous competing golf courses in the greater
Ottawa area. These courses typically represent the top-quality courses that focus on quality golf and
amenities. The posted rack rates of these comparables generally range from $54 to $120 per round. The
lowest fees were found at Memramcook Valley Golf Course which is a semi-private course. It is also
noted that Fox Creek Golf course is the primary competitor to Royal Oaks and has been a private golf
course facility since 2020. The subject's member guest rate is posted at $60 to $80 in peak season for 18
holes and falls within the identified range for competing courses and is reflective of the fact that it is the
premiere course in its market.

It is noted that these represent guest fees, which do not necessarily represent the rate that could be
achieved for every round. Some rounds would be discounted through 10-round packages, promotions,
etc.

I have inflated the average green fee rate by 3.0% per annum throughout the horizon. This equates to

normalized revenue from casual green fees of $307,410 in Year 1, increasing to $326,131 by stabilized
Year 3. Over the term of the analysis, green fee revenue is inflated by 3.0% per annum.
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Lask Mgmber Play [ c o o o o ] 2 [
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9 Hale Cazuat 30 0 w L] L i s L] 30
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18 Hole Camual $342,007 $385.780 S8 450 $301 410 s215832 3128,131 $335,916 245,932 $286,372
$ Gisen Fore ! Round Averags 112 EH kiR ] L2l $ $42 (31 353 312
Tatdl Sreen Few Rrywnue $IR007 SHATHR M6 0T 410 e 320,131 1338915 $34é, 092 sassarz

Revenue from tournaments is a steady source of revenue in the operating of a public or semi-private golf
course. Tournament rounds have been an area of strength for most clubs over the recent past but
suffered a drastic decline in 2020. In the case of the subject, tournament fees were reported at $23,250
for year-end December 2020, before increasing fo $93,772 in 2021 and $100,531 in 2022. Obviously,
tournament revenues were supressed by the global pandemic, but are expected o maintain the 2022
levels in 2023 and beyond. | have inflated the average green fee rate by 3.0% per annum throughout the
horizon. In the Altus forecast, tournament fees are forecast at $103,547 in Year 1 Altus Forecast,
growing to $109,853 by the stabilized Year 3. Over the term of the analysis, tournament revenue is
inflated by 3.0% per annum.

Revenue from membership fees is the largest source of revenue at the subject, which is typical of a semi-
private golf club. Membership revenues increased in 2021 due to the courses’ main competition in
Greater Moncton, Fox Creek Golf Course, going to a strictly private play club. This revenue has remained
consistent from year-end 2021 to 2022 representing 21% to 23% of total gross revenue. The total number
of memberships in 2022 remained at 354 which has been consistent in recent years. Annual membership
packages for 2023 range from $1,925 for an Adult membership to $3,325 for a Couples membership. The
course also offers Intermediate membership {(age 18-29) at $1,600, Student memberships at $97 and
Junior Memberships at $375. The ownership anticipates capping the annual membership number at 350.

In my analysis, | have estimated revenue from membership fees of $5643,486 in Year 1 Altus Forecast
growing to $576,584 by the stabilized Year 3. Over the term of the analysis, membership dues are
inflated by 3.0% per annum.

Revenues from this source are also affected by two factors: number of rounds played (annually} and the
average cart rental rate. This source is a significant item at a semi-private or public golf course facility. In
the case of the subject, power cart rental revenue ranged between $51,396 in 2020 to $218,462 in 2022.
In the case of Royal Oaks power cast rentals were supressed by the global pandemic as seen at similar
golf facilities. Cart rental revenue is expected to remain consistent in 2023 and beyond. In the forecast,
power cart rentals are forecast at $225,016 in Year 1 Altus Forecast, increasing to $238,719 by the
stabilized Year 3. Over the term of the analysss, power cart revenue is inflated by 3.0% per annum,

CONFIDENTIAL

39



i
Altus

Between year-end December 2020 and 2022 pro shop revenue increased from $66,996 to $133,118 in
2021 and levelled off at $114,784 in 2022. This revenue also includes the driving range and club rentals.
Gaing forward, | have estimated total annual Pro Shop revenues of $117,080 in the Year 1 Altus
Forecast, growing to $121,810 by the stabilized Year 3, growing to by inflation at 2.0%. This revenue
stream includes soft goods, non-related golf sales and hard goods. Over the term of the analysis,
tournament revenue is inflated by 2.0% per annum.

Food and Beverage revenue is the highest generator of revenue at the ciub representing between 35%
and 37% of total revenue. This revenue stream has increased as restrictions resulting from Covid-19
have been lifted increasing the number of corporate tournaments, weddings and other large events. The
Crosswinds Restaurant and Bar Is also open year-round to both member and non-members.
Tournaments are projected to reach pre-Covid levels again with a reported 13 returning fournaments and
estimated to reach 16-18 in 2023 with the number of weddings being postponed in 2020, there were a
total of 16 booked in 2022 and 12 prebooked for 2023 and estimated at 18 by year-end. This revenue has
been normalized at $894,933 in the Altus Year 1 Forecast and is increased to $931,088 by stabilized
Year 3, growing by 2.0% per annum.

Corporate pass revenue is comprised of ten-pack card sales. This revenue has been normalized at
$96,346 in the Altus Year 1 Forecast and is increased to $102,214 by stabilized Year 3. Over the
term of the analysis, corporate pass revenue is inflated by 3.0% per annum.

Additional Revenue is generated from the golf simulators, teaching-golf lessons, advertising and bocking
events. The simulators were installed in 2020 and this revenue should stabilize in 2023. This revenue has
been normalized at $34,076 in the Altus Year 1 Forecast and is increased to $35,453 by stabilized
Year 3. Teaching-goif lesson revenue has been normalized at $31,641 in the Altus Year 1 Forecast and
is increased to $32,920 by stabilized Year 3. Advertising has been normalized at $20,604 in the Altus
Year 1 Forecast and is increased to $21,436 by stabilized Year 3. Event and rental revenue were
affected by Covid-19 restrictions in 2020 and rebounded in both 2021 and 2022. 2021 revenue was
impacted by postponed weddings in 2020 and as noted, there are 12 weddings prebooked already for
2023. This revenue has been normalized at $91,423 in the Altus Year 1 Forecast and is increased to
$95,116 by stabilized Year 3. annum. Over the term of the analysis, additional revenue streams are
inflated by 2.0% per annum.
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Operating Expenses

For the Year Ending Actual YIE Actual Y/E  Actual Y/E
Dec-20 Dec-21 Dec-22

Operating Expenses
Fixed Operating Expenses

Salaries and Wages - Course $199,344 $223,660 $201,486
Salaries and Wages - Food & Beverage $171,148 $158,719 $234,902
Salaries and Wages - Pro Shop $70,095 $106,000 $139,187
Salaries and Wages - Management $154,587 $174,928 $145,166
Total Salaries and Wages $595,174 $663,307 $720,741
Repairs/Maintenance/Supplies - Course & Leasing  $108,890 $195,902 $189,157
Repairs/Maintenace/Supplies - Food & Beverage $53,946 $66,140 $46,632
Repairs and Maintenace - General $16,401 $12,475 $0
Total R&M $179,237 $274,517 $235,789
Advertising & Promotion $20,798 $47.905 $20,539
Office & Adminstration $63,840 $36,612 $136,179
Utilities $73,573 $77,053 $113,743
Consuliing Fees 342,212 $124,813 $157,568
Professional Fees $17,254 $13,763 $31,726
Travel & Automotive $24,445 $15,617 $10,055
Total Aministration $242 122 $315,763 $469,810
Management Fees 50 $0 $0
Insurance $39,270 $35,912 $39,690
Property Taxes $109,279 $152,157 $74,607
Subtotal $148,549 $192,069 $114,297
Total Operating Expenses $1,165,082 $1,445656  $1,540,637
Percentage of Gross 88% 64% 62%

Fram the financial statements provided, the labour costs regarding all operations of the facility were
broken down into the appropriate depariments to include the pro shop, course maintenance, food and
beverage and general administration staffing. The wages ranged from year-end December 2020 to 2022
for each category and are summarized as follows:

Course: $199,344 to $223,600
Foed & Beverage: $158,719 to $234,902
Pro Shop: $70,095 to $139,187

Management & Administration: $145,166 to $174,928
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The course maintenance wages include the course superintendent, assistant superintendent, mechanic
and machine operators. | have estimated the normalized wages at $206,523 in the Altus Year 1
Forecast, growing to $216,978 by stabilized Year 3.

The food and beverage wages include the management and events manger, cooks and servers. | have
normalized the wages at $240,775 in the Altus Year 1 Forecast, growing to $252,964 by stabilized
Year 3.

The pro shop lodging wages include full and part time staff and the manger, | have normalized the wages
at $142,667 in the Altus Year 1 Forecast, growing to $149,889 by stabilized Year 3.

The general administration wages include marketing, administration and ownership salary. | have
normalized the wages at $148,795 in the Altus Year 1 Forecast, growing to $156,328 by stabilized
Year 3.

All wages are growing at an inflation rate of 2.50% per annum.

The expense category involves repairs and maintenance of golf course, buildings, equipment and leased
equipment. These costs also include repair and rental costs, and costs associated with fertilizers, seed,
herbicides top dressing, shop supplies/ tools, etc. Over the past three years, this expense has varied from
a low of $108,890 for year-end December 2020 to a high of $195,902 in 2021. In my forecast, | have
normalized an expense of $193,886 in the Altus Year 1 Forecast, growing to $203,701 by the
stabilized Year 3, again growing by (nflation of 2.5%

The expense category involves cleaning supplies, equipment repairs and rentals. These costs do not
include the cost of goods sold which were normalized and related to the annual gross margins. Over the
past three years, this expense has varied from a low of $53,946 for year-end December 2020 to a high of
$66,140 in 2021. In my forecast, | have normalized an expense of $47,798 in the Altus Year 1 Forecast,
growing to $50,218 by the stabilized Year 3, again growing by inflation of 2.5%.

This expense would include all administration related to operating the golf course, including membership
services, general insurance, utilities, advertising, consulting and professional fees, bank charges, credit
card charges etc. The administration expenses have ranged between $242,122 for year-end December
2020 and $469,810 for year-end 2022. In my forecast, | have applied an expense of $400,048 in the
Altus Year 1 Forecast, growing to $420,300 hy the stabilized Year 3, again growing by inflation of
2.5%

This expense is comprised of hydro, water and sewage and propane for the operation of the clubhouse
and maintenance buildings. In my forecast, | have normalized an expense of $116,587 in the Altus Year
1 Forecast, growing to $122,489 by the stabilized Year 3, again growing by inflation of 2.5%.
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This expense is comprised of consulting fees related to accounting and appraisal fees. | have been
informed that it also includes a $60,000 management fee for the day-to-day course operation paid to one
of the owners and the contract has been in place since 2017. The higher $87,500 fee reported for year-
end 2022 was the result of a “claw-back” for some fees not paid since 2017. Consulting also include
inhouse bookkeeping expenses normalized at $20,000 in year 1 of the forecast. Therefore, in my
forecast, | have normalized an expense of $80,000 in the Altus Year 1 Forecast, growing to $84,050
by the stabilized Year 3, again growing by inflation of 2.5%.

This expense is comprised of professional fees related to legal fees and Grant Thornton. [n my forecast, |
have normalized an expense of $32,519 in the Altus Year 1 Forecast, growing to $34,165 by the
stabilized Year 3, again growing by inflation of 2.5%.

Property Taxes and Utilities have all has been forecast based on recent acfual operating results and are
considered to be in line with typical costs. The 2022 property taxes for the golf course facility and the
clubhouse equate to $98,659. Insurance coverage has been increasing in recent years for ail forms of
real estate assets These expenses have also been inflated at an annual rate of 2.50%.

Non-recoverable management fee is utilized at 4.0% of Total Revenues,

The following chart depicts a detailed forecast of the subject’s income and expense through the stabilized
vear and a summary 5-year projection on a fiscal basis beginning 2023. Stabilization is assumed to occur
as Year 3. The statements are expressed in inflated dollars for each calendar year.
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Revenla
GrewnFens 3312.007 $365.766 £204.4%8 5307410 $316,632 $228,331 $335815 $245,992 $356,372
Toumament Revanue $23,250 $90,772 5100,531 $101,547 3108663 109,853 $1135,149 $116.643 $120.039
Power Cart Renlals 361,388 3161472 §218,462 §325.016 3231798 5238718 $245.801 $253257 $200.655
Mambarship Dues §244,020 3513120 §527 656 $643,488 $589,780 5576.584 3593.881 $811.688 $630,049
Lockers 4 Club Storags 32176 §3825 $4,975 34,403 $4.552 #4043 T8 $4.330 $4.927
Pra Shop Salaa / Club Reniaisl Dimng Range 350.998 $133 118 $114,782 §117.080 3110421 $121.840 $124,246 $126.731 4129286
Food and Beverage Rovonue: §4858,378 3693122 $677.385 5854933 312,831 5931,088 $840,710 3086, 70¢ 508,078
Corporale Pass Revanua $61.7T70 $105.085 592540 506,346 $98.237 $102.214 £105,280 3108438 $111882
Shmutator lncoms 319400 341,100 533,408 334,078 $34.768 ¥35.453 $38.162 $36.885 537623
Teaching Revenua $8 500 $9,300 3o 331641 $32.21 §32,020 $22,578 $34.250 $34.036
Advadiang $12.500 $23.200 $20.200 320,804 $21.018 521,436 $21,865 $22,202 §22.748
Events (Weddings & Ranlalks) 334,584 3838,234 $69.630 591,423 $93,251 595,116 $97,018 $98 858 100938
Mwcsllaneous {incl Hole Sponsors) 50 0 §Ta Hé $20,000 $20,400 $20,808 321,704 321848 $22.092
Tots] Gross Revenisy $1321056  S22M9M 32488404 32,400,028 415528827 $2818.T74 $3,802.048 $3.750,230 $21410002
Leas: Cosl of Gooda Sotd
P1o Shop - Metchondiso $64,8858 518,485 ST0614 $78,102 $77.674 78176 380,780 $82,3T5 564,023
Food and Bovoruge - Supplios. $169,507 3352411 254,006 $260,358 $266.065 3173537 3240375 287,384 3784,569
Other Miscellaneous $59,250 373,275 30 $0 30 $0 30 10 30
Tolul Gosl ol Goods Soid SI35T5 saav 61 3aedan0 338,458 F3ad 420 W23 $3I61,138 $368 765 T8 59T
Gross Hergin 51038331 SLMMTIS  $2,103.044 $2,153,585 $2,208,003 $2,284,001 43,321,510 33,300,478 $2,441001
Operating Expensos
Fined Gperating Expensen
Satares aid Wages - Course $109,344 $223,600 3201488 3205523 $211.088 3216978 $222.403 $227.063 $233.662
Salanea and Wages - Food & Hevetagn 311,148 §153.719 $234.902 $240.T75 $248,794 $252,004 3259,208 3265770 $272. 414
Balatloz and Wages - Pro Shep 370005 $106,000 $139,187 $142,687 $146,233 3149800 3153438 $157.477 3181414
Salaries ard Wages - $154,687 $174.923 3145,166 3148705 3162 518 $156,328 3160,238 $164,242 3168348
Total Salarias and Wagas $805,174 §i543, 307 Fﬂﬂ 741 $7.38,780 $757.200 $7TRA8% $TRE.563 $816.452 $035.050
RepausMaintonance/Supplias - Course & Lensing  $108,800 §185,902 3165,157 $192.886 $190.730 $203.701 5208.704 5214.014 $210.364
-Feod & Bi $53,845 368,140 8532 $47.798 $48.963 $50.218 351,473 $52.760 $54,019
Repaws and Mainlenace - Ganaral $18,401 312 476 $0 30 50 30 0 50 30
Total REM 310,237 $274,617 $238 768 241,084 $247,720 3253.01% $260,287 $208.7T4 $2T2.443
Advertlsing & Promolion §20,708 $41,905 520,538 $21.052 321679 $22.118 822671 323238 $23319
Office & Adminstation §63,040 336,832 313870 3139.503 $142.073 $148.850 §150.314 $154.0T4 $167.026
Utiities FTAETI §77,052 #1374 $116.587 $110.501 3122409 $125,551 $120,800 $131,807
Consulling Feos $42.212 $124.013 $157.568 $60,000 $62.000 384,050 68,161 $88,305 380,513
Professlonal Feas $17,254 513,762 $h 726 32618 333,332 334,185 $35.020 3325805 535,782
Travel & i $24.445 $16.617 310,065 $10.308 5106564 310,828 $11.009 311,376 311,681
Total Administration iz 316,703 480310 $400.048 1410040 $420.300 $430,008 $441,670 1482,810
Mansgement Fees 30 30 30 $99,601 5102,103 $104.874 $107.308 $110,010 $112.784
Imsurance $39.270 £30.912 $39,6800 $da 682 341,689 342,742 343810 344,906 $46.020
Property Taxes $109.27¢ $152,157 $74.607 $58,658 §101,125 $103,554 106,245 $108.90% 5111624
Sublotal 4148 649 $192,06% 114,207 130,341 §142,825 $948,205 $160.056 $163,807 $157,652
Total Operaling Expenses 31185002 $1.445858  §1.540637 $1.810,4% $1.860.032 $1.701,448 $1,740.009 $1,747820 $4,012,338
Paicanlags of Gess 6335 6453 624 85% (-5 5% 85% 85% &5%
Net Opersting Income ($120.751) 1398118 §52),207 534,132 $548.181 582,418 TSN $502,880 604,676
-10% 17% 2% 21% % 22% 22% 2384 0%
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In order to determine the appropriate yield for the subject property; specifically, the capitalization rate
(CR); the following factors have been considered:

> Alternative investment yields
» An analysis of the subject property's income, physical and locational characteristics

» An analysis of relevant sales and other market activity

The CR selected to value the subject property is expected to be higher than the average yield of 2.96%
indicated by 10-year Canada Bonds as at November 2022. The premium attributable to real estate is
based primarily on the lack of liquidity, increased management and the greater overall risk associated
with real property assets.

Recent evidence for golf course capitalization rates is limited. This is due to the fact that some of the
recent transactions are distress sales and thus, financial information is not available. Also, some
transactions include considerations other than the golf course operation; for example, future development
potential of the land where the existing golf operation is not considered to be an integral part of the
investment decision. Lastly, it is equally difficult to determine the conditions of the purchase of shares or
assets that can have a strong bearing on reported sale prices.

Ideally, an analysis of the sale of similar properties in the subject region would provide the best indication
of an overall capitalization rate for the subject. Private golf clubs with good revenue potential as well as
histarically positive operating results are very difficult to find. In Ontario and Quebec, many of the recent
transactions in golf courses have sold based on future development at the golf course in question or on
lands that abut or surround the golf course. Considering these facts as well as the limited related activity
in the marketplace involving private golf courses, | reference the following chart:
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Recent Investment Market Activity

Closing Date Ne Ares Price! NOt
Index Location Sate Price Holes Acres Acre Per Hote Price/Hole
1 The Club at Tower Ranch 1-Mar-12 18 202 $19,668 $355,000 280 8.9% $220,722
Ketowna, BC $3,973,000
2 Northern Bear Golf Club 24-Mar-17 18 214 $19,626 $254 984 168 6.1% $233,333
Sherwood Park, AB $4,200,000 §14,186
3 Eaglecrest Galf Course 1-Jun-17 18 114 $61,404 $304,681 527 4.4% $366.689
Qualicum Beach, BC $7,000,000 $18.927
4 Silver Lakes Golf & CC 26-Sep-17 18 206 $39,806 Est $400,000 nfa Est50%  $455556
Easl Gwillimbury, ON $8,200,000 $22,222
1 Club de Gelf Rosemere 13-Dec-18 18 234 $34,188 Est $725,000 nfa 9.1% $444,444
Blainville, QC $8,000,000 $20,139
6 Arbutus Ridge Golf Club 16-May-19 18 137 $32,847 $423,000 1686 9 4% $250,000
Cobble Hill, BC $4,600,000 %23,500
7 Salmon Arm Golf Club 1-Apr-20 27 201 $17,413 Est $340,000 na 97% $129.630
Salmon Arm, BC $3,600,000 $9,444
8 Devils Pulpit / Dewvils Paintbrush 1-Jun-20 a6 477 $24,269 Est $1,100,000 093 95% $323,025
Caledon, ON $11,628,911 $30,556
9 Le Mirage 18-Dec-20 36 343 532,242 $1,197,911 090 10.8% $307,192
Terrebonne, QC $11,068,917 $33.275
Yield Rates
GiM Cap Rate Price/Hole
Average 221 B 1% $305,866
Median 167 2.1% $307,152
High 527 10.8% $455,556
Low 090 4 4% $129,630

From my research, it has become apparent that the golf course sales nationally have been very limited.
Generally, from the nine sale transactions identified, a range of capitalization rates is produced from
4.40% to 10.80% averaging 8.10%. Properties with the lowest capitalization rates are typically located in
British Columbia or the Greater Toronto area and represent future or more imminent residential
redevelopment potential and/or commercial devetopment.
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Index #1
CR -8.9%
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The Club at Tower Ranch is a March 2012 sale located in

.| Kelowna, BC. This is a Thomas McBroom designed par 72

semi-private championship caliber golf facility. Tower
Ranch located in the Okanagan Valley was named as top 3
“Best New Canadian Golf Courses” and in 2016 was in
Score Golf Top 100 lost in Canada (#45). This is a par 72,
7,212 yard championship caliber facility. Course amenities
include a fully equipped pro shop, licensed restaurant,
fitness club, driving range and practice facility. This course
sold under forced sale circumstances which is offset by its
superior location,

Index #2
CR-6.1%

Northern Bear Golf Club is a March 2017 sale located in
Sherwood Park, AB. This is a Jack Nicklaus designed
semi-private 18-hole par 72 championship golf course
facility located 40 km southeast of Edmonton. The course
offers five sets of tees ranging from 5,800 yards to 7,400
vards. Rated as a "Top 50 Courses" to play in Canada by
Canadian Golf Magazine and “Top 100 Golf Courses” in
Canada by Score Golf Magazine. 18,815 sf elaborate
clubhouse with full bar, restaurant and banguet room.
Receivership transaction as income declined in both 2015
and 2016. Buyer acquired property for its upside and a
higher capitalization rate would be applicable to the
subject.

Index #3
CR-4.4%

Eaglecrest Golf Course is a June 2017 sale located in
Qualicum Beach, BC on Vancouver Island. This is a semi-
private 18-hole par 71 golf course facility located 12km
west of Victoria. The year-round course offers four sets of
tees ranging from 4,413 yards to 6,417 yards. Course
facilities include a clubhouse with licensed restaurant,
banqguet hall, a practice facility and a pro shop. Green fee
rates range from $40 (twilight) to $60 and memberships
are available from $750 per season. The total share sale of
$13,000,000 included a 3.35 ac parcel {18 lots) of
development land. Due to the development potential and
lacation offering waterfront views a much higher
capitalization rate would be applicable to the subject.

Index #4
CR -Est 5.0%

Silver Lakes Golf and Country Club is a September
2017 sale located in north of Newmark, ON, in Gwillimbury.
This 15 a semi-private 18-hole par 72 golf course facility
was built in 1993, and features a clubhouse, pro shop, and
practice facilities. The facility was acquired by an
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owner/operator intending to perpetuate the golf course use,
Two factors placing downward pressure on the
capitalization rate included the stronger underlying land
value (in excess of $39,000 per ac), and the fact that the
operation was viewed to be underperforming with
significant upside potential. Given these factors, a
capitalization rate well above 5.0% would be appropriate
for the subject

Index #5
CR-9.1%

The Club de Golf Rosemere is a 2018 sale located in
Blainville, QC, northwest of Montreal. This is the sale of an
18 haole course originally opened in 1922. The facilities
feature a large clubhouse, pro shop and practice facilities
The facility was acquired as a golf course, albeit with future
long-term development in mind. Due to the development
potential and location within Greater Montreal a higher
capifalization rate would be applicable to the subject

Index #6
CR-94%

Arbutus Ridge Golf Club in Cobble Hitl, BC is a May
2019 sale located on Vancouver Island. This is an 18-hole,
par 72, semi-private golf course facility which opened in
1988 as a 9-hole course and expanded to 18-holes in
10821. Located 45 km narth of downtown Victoria the facility
is rated 4-Stars by Golf Digest and was designed by golf
architect Bill Robinson. The property is designed within a
residential development and offers pancramic views of the
Satellite Channel. This is a par 72, 6,152 yard course that
also includes a golf academy and driving range, an 18,000
sf clubhouse with full bar and restaurant, banquet room
and an indooer tennis facility (inflated dome) with three
courts.+/-24 ac of the property was subject to a land-lease
agreement and the vendor was a motivated seller as the
propertly was on the market for only 52 days and sold 30%
below list price therefore.

Index #7
CR-9.7%

B g

Safmon Arm Golf Club in Saimon Arm, BC is an April
2020 sale lccated 115 kms north of Kelowna. This is an 18-
hole championship caliber golf facility along with a 9-hole
heritage course. The facility has been operating since 1929
with the 18-hole course added later in 1995. The 9-hole
course was redesigned by Les Furber in 1984. The facility
includes a licensed restaurant, practice facility and a half-
way house.
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Index #8 The Devils Pulpit and Devils Paint Brush Golf Courses
CR - 9.5% is 2 June 2020 sale located northwest of Toronto, ON, in

Caledon. This is the sale of two private 18-hole par 71/72
golf course facilities that offer diverse Parkland and Links
Style golfing experiences, with both rated in the Top 100
golf courses in Canada (#11 and #25), The facilities were
huilt In 1990/1991 and features two clubhcouses, and
practice facilities. The facility was acquired by via a
partnership that included the members, intending to
perpetuate the golf course use.

Index #9 L.e Mirage Golf Club is a very recent December 2020 sale
CR-10.8% located in Terrebonne, QC. This Is a Graham Cocke
designed semi-private 36-hole golf course facility located
40 km north of Montreal. The “Arizona” is a par 71 course
and offers four sets of tees ranging from 5,011 yards to
6,384 yards_ The “Carolina” is a par 72 course and offers
four sets of tees ranging from 5,343 vards to 6,805 yards.
Both courses were recently remodelled in 2017 and
features a golf academy, an efaborate clubhouse with full
bar and restaurant and a banquet hall for up to 550 guests.
The clubhouse also has a 100-seat covered terrace and a
250-seat open-air terrace. The sale price is reported to be
at a discount due to the nature of the share transaction
with the owner Celine Dion remaining as a part owner in
the facility. A portion of the transaction price was also

financed over two years from the closing date,

Qverall, the comparable golf course transactions present a capitalization rate range for golf courses
Generally, cap rate compression has occurred in the Greater Taoronto and regions of Quebec on golf
courses due to the fact that golf courses are being purchased for future residential development or in
support of area developer's current properties. Even if a course cannot be developed into a higher density
residential use, prices and demand are increasing considering the fact that golf courses represent green
space as well as an area amenity for residential developers. Overall, as far as golf courses go, | would
suggest that the unique terms of each transaction makes a comparison of reliable reference capitalization
rates difficult

The capitalization rates below 9.00% are typically transactions that involve properties (either the full golf
course or part of the golf course) for full or partial development/re-use. In addition, Realty Rates reviews
transactions throughout North America on golf related properties. Acquisition rates for All Types of golf
clubs have ranged from 5.57% to 17.69% averaging 12.28% capitalization rate encompassing this macro
data as of Q4 2022 while Public Daile Fee Courses have ranged from 7.56% to 17.16% averaging
11.90%.

Although the subject club is a semi-private facility, sitting at the top of the local market, the lands are not

considered a short-term option, and as such an overall capitalization rate closer to the upper point of the
range would be appropriate.
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in addition to the analysis of alternative investment vields and recent market activity, the following factors
have been ranked in order to assist the reader in understanding the investment yields selected for the
subject property. These factors compare the subject property’s investment attributes with typical
characteristics observed in the market for this type of property

In selecting an appropriate capitaiization rate for the subject property, | have considered the following
factors:

» Royal Qaks — Moncton, NB. This region which benefits from its geographic location in the
Province and annually draws 750,000 tourists.

» The property is operating as one of the premier golf club facilities in the region, offering a good
variety of amenities to includes a pro shop, licensed bar, dining room, banquet facilities, m2 HD
golf simulators, men’s and ladies’ locker rcoms and a full practice facility.

» The net operating income experienced a downturn in 2020 due to the COVID-19 pandemic;
however, demand for both tee times and memberships remains strong. Further, the club
withessed an increase in the number of rounds played in 2021 at 30,200.

Stabilized estimates of revenues and expenses are considered to be conservative.

There has been a decline in sales prices of golf course facilities throughout most of the country
with the average and median sale prices of more recent transaction both down respectively

Based on the foregoing analysis, a capitalization rate (CR) of 11.00% has been selected.

By this procedure, an estimate of stabilized net operating income (NOI) for a single year is converted into
an indication of value. The stabilized NOI for the year starting at the effective date of appraisal was used.

This procedure entails three steps:
» The stabilized net operating income (NOI) was determined.

» In this section, the NOI was capitalized at a CR of 11.00%, as determined in the Yield Analysis
section, to estimate the market value based on stabilized occupancy.

» This value will be adjusted, if applicable, for rent abatements, above/below market rent, existing
vacancy, short-term leasing costs, capital expenditures and amortized capital expense revenue,
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Stabilized NOI
Green Fees $326,131
Tournament Revenue $109,853
Power Cart Rentals $238,719
Membership Dues $576,584
Lockers & Club Storage $4,643
Pro Shop Sales / Club Rentals/ Driving Range $121,810
Food and Beverage Revenue $931,088
Corporate Pass Revenue $102,214
Simulator Revenue $35,453
Teaching Revenue $32,920
Advertising $21,436
Events $95,116
Miscellaneous $20,808
Total Gross Revenues $2,616,774
Less: Cost of Goods Sold ($352,713)
Gross Margin $2,264,061
Less: Operating Expenses {$1,701,445)
Stabilized NOI $562,616
Stabilized NOI $562,616
Blended Capitalization Rate 11.00%
Final Value $5,114,694
Final Value {(Rounded) $5,100,000
Stabilized Value Per Hole $283,333
Final Value Per Hole (Rounded) $285,000

This analysis is based on the assumption that the real estate investment will evolve over time with
changes that may include either increases or decreases in annual cash flows and a conirasting property
value by the end of the investment horizon. As this approach considers the economic performance of the
real estate over an investment term, it directly measures the impact of changes in the income stream
resulting from operational changes, or possibly improving/declining market conditions.

Certain general assumptions are necessary to complete a Cash Flow Analysis. These assumptions are
stated as follows:
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i Investment Horizon: 5 years
Rounds Played and Rates The number of rounds played is forecast to
stabilize at 27,000 per annum.
Revenue Inflators: 2.00% to 3.00%
Operating Cost Inflators. 2.50%
- Software: Microsoft Excel

The remaining parameters involved in the Discounted Cash Flow Analysis involve the determination of a
reversionary capitalization rate and discount rate. The reversionary value of the subject property will be
calculated by capitalizing the projected net income at the end of the investment horizon. Typically, a
terminal capitalization rate is increased to reflect the uncertainty of forecasting the performance of the real
estate over time. In this analysis, [ have incorperated a reversionary capitalization rate of 11.25%.

The final element in the DCF Analysis is the discount rate or internal rate of return that would motivate
investment capital to the property. Internal rates of return are determined through the analysis of
investors' perceptions with regard to the acquisition of similar investment property.

Overall, discount rates tend to move according to the same circumstances that influence capitalization
rates. For golf caurse properties, lower rates (11.0% fo 13.0%) apply to select trophy properties and
institutional-grade investment assets that are characterized by stable and predictable operations.
Discount rates above 13.0% generally pertain to second-tier investment assets, those located outside of
major urban centres, or assets for which cash flows contain greater forecasting risk.

Ultimately, the subject is a high quality asset, albeit located in a rural setting. The primary risk lies in the
fact that the subject is experiencing soft operations, making income projections less reliabte. With the
cash flow forecast modelling continued improvements over the short-term, there is obvious forecasting
risk present in the discounted cash flow analysis. In that regard, a discount rate in the lower part range
would be appropriate for the subject. In this analysis, a discount rate of 12.0% has been used.

Having established all of the parameters involved in the Discounted Cash Flow Analysis, | now present a
Forecasted Statement of Discounted Cash Flow, culminating in a value estimate (rounded) of $5,100,000.
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Discounted Cash Flow Conclusicns

SUMMARY OF DISCOUNTED CASHFLOW ANALYSIS

SUMMARY OF DISCOUNTED CASH FLOW ANALYSIS

ANALYSIS DATE Nov.22
Discount Rate {IRR} 12.00% Year Capitalized 5
Terminal Cap Rate (TCR) 11.25% Rounding Places 5
Selling Costs 0.00%
Hotd Gross Net Operating Nel Prasent Gross Margin / NOI/
Year Margin Income Value Value Value
i 10/23 $2,153,565 $534,132 $476,904 39.80% 987%
2 10/24 $2,208,093 $548,161 $436,991 40 B1% 10.13%
3 10/25 $2,264,061 $562,616 $400,459 41 85% 10.40%
4 10126 $2,321,510 $577,511 $367.018 42.91% 10.67%
5 10027 - $2,380.479 $592,859 $338,404 44.00% 10.96%
Reversion $5.410,454 $3,070,037

PV of Cash Flow and Reversion $5,087,813

Reversion Calculation Financial indicators

6th Year NOI $608,676 Gross Margin NOI
Terminal Capitalization Rate 11.25% Imitial Yield 42.23% 1047%
Unadjusted Reversion Value $5,410,454 1-5 Year Average 44 .42% 11.04%
Selling Costs @ 0.00% $0
Reversion Value {000'S) $5,410,454 % Value of Reversion 60.34%
. $5,100,000
Estimated Value (Rounded) -
$2,000,000 *
51,500,000 = — —_——
$1,000,000
—n y
0 I : , . I
Jul-18 Jul-19 Jul-20 Jul-21
e Gr0SS Margin - esi== Cash Flow

CONFIDENTIAL



PN
Altus

8 Direct Comparison Approach

The Direct Comparison Approach has as its basis the comparisan of the subject property with recent
sales of properties that have similar characteristics in terms of location and building type. Where good,
recent comparable property sales evidence is available, the approach can provide a dependable value
estimate.

The Direct Comparison Approach is considered useful not only in terms of estimated value, but alse in
demonstrating that the final value estimate concluded in the appraisal falls within a reasonable range of
value evident in the marketplace

The typical procedure for undertaking the Direct Comparison Approach involves:
» researching the market for data from sales, contracts, offers and listings of competitive properties,
» verifying that the data I1s accurate and representative of arm's-length transactions,
» determining relevant units of comparison;
»

comparing the subject with the comparable property sales and adjusting the comparable property
sales for differences; and

» reconciling the multiple value indications into a single value or range of values for the subject
property.

The Direct Comparison Approach is based on an analysis of golf course sales and listings. | have
surveyed the market for golf course sales and listings and the following courses are deemed relevant to
the subject property. The selected sales and listings are detailed in the table on the following page

In the analysis of the evidence, | have considered the following units of comparison:
» Price per hole
» Price perac
» Gross Income Multiplier (GIM)

The GIM unit rate of comparison is calculated by dividing the sale price by the gross revenue generated.
This multiplier has been calculated in instances where financial information 1s available.
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Recent Golf Course Sales Activily

Type Araa Length Closing Date Pricel GIM

Location Dasigner Acres Par Sale Price Acre Price/Hole

1 Caledon Golf Club 18 Public 310 6,505 17-May-17 §$19,355 166 $333,333
Calsdon, ON R Muylaent 72 $6,000,000

2 Sliver Lakes G&CC 18 Semi-Pnvate 206 7029 26-Sep-17 $39,808 280 $455,556
East Gwillimbury, ON R Moate 72 $6,200,000

3 Club de Golf Rosemere 18 Private 234 6,819 13-Dec-16 $34,188 280 $444,444
Blainvilte, QC Cook / Huxham 72 $8,000,000

4 Le Mirage 36 Semi-Private 343 6,805/ 6,284 18-Dec-20 $32.242 090 $307,192
Tembonne, QC G Conk 7217 $11,058,417

§ Banlys Roest Golf & CC 27 Semi-Private 186 6,203 13-Dec-18 $118,280 4.00 $614,614
Caledon, ON -~ 72 $22,000,600

6 Turmbury Golf Club 18 Public 85 2408 i0-Apr-18 $115,294 527 $544,444
Brampton, On Tyers/Camck 56 $9,800,000

7 Waedingten Lake Golf Club 38 Semi-Private 451 7,606 11-Jan-19 $10,355 527 $129,722
Toltenham, ON 723 $4,670,000

9 Davils Pulpit 7 Painlbrush 36 Private i62 €,780/7,162 1-Jun-20 $71,783 na $323,025
Caledon, ON - 72471 $11,628,911

9 Golf Summerisa 36 Publle 346 4,598 to 7,017 1-Nov-18 $23496 nfa $225,824
Vaudreuil-Dorion, QC -- 72172 $8,129,643

10 Golf Fontainebieu 18 Public 234 71056 17-Dec-18 $35,421 nfa $460 467
Blainwlle, QC G Cock 72 $8,288,398

1" Salmon Arm Goll Club 27 Puklic 210 7,105 17-Dec-18 $16,867 nfa $129,630
Salmon Arm, BC Les Furber 72 $3,500,000

Average  $50,022  $378,850
Median $34804  $333333
High $118.280 $814,815
Low $10,355 $129,630

The sales provide a range of values from $129,830 to $814,815 per hole, averaging $378,950. On a sale
price per ac basis the sales range from $10,355 per ac to $118,280 per ac averaging $50,022 per ac.

Index #1 ($333,333 per hole/$19,355 per ac) relates to May 2017 sale of the Caledon Golf Club in
Caledon, ON. Built in 19860, the facility has a clubhouse and practice facilities. This property includes a
large area of over 310 ac, which influenced the sale price to a degree.

Index #2 ($455,556 per hole/$39,806 per ac) relates to Silver Lakes Golf and Country Club in September
2017. This is a semi-private, 18-hole par 72 golf course facility located in Gwillimbury that was built in
1993, and features a clubhouse, pro shop, and practice facilities. The facility was acquired by an
ownerfoperator then intending to perpetuate the golf course use. Factors placing upward pressure on the
unit price include the fact that the operation was viewed to be underperforming with significant upside
potential.
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Index #3 ($444 444 per hole/$34,188 per ac) relates to the sale of the Club de Golf Rosemere northwest
of Montreal, Built in 1922, the facility has a large clubhouse, pro shop and practice facilities. This property
included a large area of over 230 ac, which influenced the sale price to a degree.

Index #4 ($3307,192 per hole/$32,242 per ac) relates a recent December 2020 of Le Mirage Golf Club
located in Terrebonne, QC. This is a Graham Cooke designed semi-private 36-hole golf course facility
located 40km north of Montreal. The “Arizona” is a par 71 course and offers four sets of tees ranging from
5,011 yards o 6,384 yards. The "Carolina” is a par 72 course and offers four sets of tees ranging from
5,343 yards to 6,805 yards. Both courses were recently remodelled in 2017 and features a golf academy,
an elaborate clubhouse with full bar and restaurant and a banquet hall that can accommodate up to 550
guests. The clubhouse also has a 100-seat covered terrace and a 250-seat open-air terrace. The sale
price is reported to be at a discount due to the nature of the share transaction with the owner, Celine
Dion, remaining as a part cwner in the facility. A portion of the transaction price was aiso financed over
two years from the closing date.

Index #5 ($814,815 per hole/$118,280 per ac} relates to the sale of the Banty's Roost Golf Club north of
Toranto in Caledon. Built in 1989, this course consisted of three separate 9-hole courses, a large
clubhouse, practice facility and pro shop. Placing upward pressure on the unit price included the stronger
underlying land value (in excess of $118,000 per ac).

Index #6 {$544,444 per hole/$115,294 per ac) relates to the sale of the Turnbury Golf Club in Brampton.
Built in 2010, this executive style course consisted of 18-holes, a large clubhouse, practice facility and pro
shop. Placing upward pressure on the unit price included the stronger underlying land value (in excess of
$115,000 per ac)

Index #7 ($129,722 per hole/$10,355 per ac) relates to Woedington Lake Golf Club in Tottenham. This
facility consisted of two 18-hole courses, practice facilities, and a clubhouse. The site features a large
land area of 451 ac, albeit in an area with lower land vaiues.

Index #8 ($323,025 per hole/$71,783 per ac) relates to the Devils Pulpit and Devils Paint Brush Golf
Course sale in June 2020. Located northwest of Taronto, ON, in Caledon, this is the sale of two private
18-hole par 72/72 golf course facilities that offer diverse Parkland and Links Siyle golfing experiences,
with both rated in the Top 100 golf courses in Canada (#11 and #25). The facilities were built in
1950/1991 and feature two clubhouses, and practice facilities. The facility was acquired by via a
partnership that included the members, intending to perpetuate the golf course use.

Index #9 ($225,824 per hole/$23,496 per ac) relates to the November 2018 sale of Summerlea Golf
Course, a 36-hole golf course facility located in Vaudreuil-Doiron, QC. The course is rated as
championship calibre with six sets of tees at each course ranging from 4,498 vards to 7,017 yards. The
property includes a large clubhouse, restaurant bar, ballroom and pro shop. The property overlocks both
the Ottawa and St. Lawrence Rivers.

Index #10 ($460,467 per hole/$35,421 per ac) relates to the sale of Fontainebleu, an 18-hole golf course
facility located in Blainville, QC. This is a par 72 championship caliber golf course with four sets of tees
ranging from 5,715 yards to 7,105 yards. The course was designed by Graham Cooke and has hosted
two PGA Champions Tour tournaments along with the 2004 Skins game. The property includes a large
ciubhouse, restaurant bar, banquet rooms and pro shop. The location and facility are superior and a lower
rate per hole is felt warranted for the subject.
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Index #11 ($129,630 per hole/$16,667 per ac) relates to the sale of Salmon Arm Golf Course facility
focated in Saimon Arm, BC. This is an 18-hale championship caliber galf facility along with a 9-hole
heritage course. The facility has been operating since 1929 with the 18-hole course added later in 1995,
The 9-hole course was redesigned by Les Furber in 1984. The facility includes a licensed restaurant,
practice facility and a half-way house. The location and facility are considered inferior to the subject.

The market evidence indicates a wide range of unit rates. In relating these to the subject property, | have
considered the following features for the subject property.

» Quality18-hole semi-private golf course offering clubhouse and ancillary facilities
> The subject is a well-positioned course in the Province of New Brunswick.

» The course is in good condition with ongoing investments needed to maintain the club’s
prominence in the marketplace.

> The course generates competitive market green fees, membership dues and foed and beverage
revenues.

Given the favourable attributes, | would anticipate the unit rates to be at the mid to lower end of the value
spectrum per hole unit rates indicated in the market, Considering the above factors, a rate of $275,000
per golf hole is thought to best represent the subject property.

Golf Course - Direct Comparison Procedure

Number of Holes 18 Holes

Price Per Hole $275,000

Final Value $£4,950,000

Final Value (Rounded) $5,000,000
CONFIDENTIAL
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9 Valuation of Excess Land

Excess land is defined as being either a portion of the total land halding that could be, or is already,
subdivided and could be sold separately, or fand that is excess to the current building use. As noted, the
client proposes to subdivide two parcels of land from the parent golf course property for the potential to
be redeveloped. Parcel #1 as described in this report is situated along the west side of Elmwoaod Drive,
contains + 2.55 ac (+ 110,868 sf) and is currently improved with the course maintenance buildings. The
property has approximately 66 ft of frontage and is irregular in shape. The client has indicated that a new
maintenance building is to be constructed and this parcel would then be offered for sale on the open
market for redevelopment. The entire parent property is zaned ID - Integrated Development. Based on
the lot size, location, current zoning and the increasing demand for multiple residential devetopment in
Greater Moncton the highest and best use of this potential building lot is for some type of multi-residential
development. This area would need to be confirmed by a survey for certainty.

Parcel #1 has been valued by comparison with similar lands that have sold recently within the market
area. Land transactions have been researched and sales compiled that show the greatest degree of
comparability to the subject. These are shown in summary form on the table set out on the following
page. Full details have been kept on file. The tentative plan below was provided by the client. 1t is noted
that the access to this site from Elmwood Drive is encumbered by a 66 ft right-of-way in favor of Willian
Henry McKay, an adjacent landowner. It is unknown at this time if this would have any impact of a
proposed future development of this property as a single entity. Legal advice is recommended prior to
severing this parcel. Should a review of the legal implications of the right-of-way reveal any negative
impact to the estimate of value for this parcel of land, | reserve the right to revisit my valuation of this

parcel.
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Land Sales

Municipal Address
dentification

Area (SF}

fndex No. i

SNB Map Sale Date Zoning Sale Price Price psf

1 Elmwood Drive Jun-22 143,312 sC $750,000 $523
Mongton, NB 3.29 MD
PID #70673322

2 Dieppe Blvd Mar-22 80,586 D $325,001 $4.03
Dieppe, NB 1.85
PID #70492731

3 Lorette St Mar-22 94,961 R3 $360,000 $3.79
Dieppe, NB 2.18
PID #70673082

4 Rue du Golf Sep-17 168,368 ] $1,092,500 §5.80
Dieppe, NB 4,32

PID #70853985 & 70653983

5 Gauvin Rd Dec-21 134,549 R3 $725,000 $5.39

Dieppe, NB 3.09
PID #1004118

6 100 Keith Rd Jul-20 86,111 R3 $483,000 $5.61
Dieppe, NB 1.98
PID #70514161

7 Gauvin RD Mar-22 54,046 R3 $350,000 $6.48
Dieppe, NB 1.24
FID #673616
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The Direct Comparison Approach requires adjustments to be made to the comparable property sales to
reflect differing characteristics. The ‘adjusted’ comparable property sale price reflects the price that would
have been paid if the comparable property sale had all the same characteristics as the subject.

There are certain characteristics of a property that have an inherent effect on the sale price during a
market transaction. ldentification of these variables and an infuitive analysis of their effect on the
property’s market value are necessary to properly compare the sales indices to the subject property. The
variables considered in this analysis include the time of the sale, the location of the property, the physical
characteristics of the property, and the size of the parcel.

» Time of Sale - Land values are positively affected by a robust and ever-expanding real estate
market. Therefore, an adjustment is necessary to bring ali sales into a present-day value,.

» Location - Can have a major impact on the market value of a property. Although attempts are
made to select comparables with similar location characteristics, market trends and preferences
can affect the value of land from neighbourhood to neighbourhood.

» Physical Features - Frontage, topography, and developable area are all factors which can impact
the market value of a property.

» Utility - The zoning and surrounding land uses usually dictate the potential uses of a particular
property. The more permissive the zoning, the more potential utitity a site has and thus, typically,
a higher market value.

» Size/Scale - As suggested by the concept of 'the inverse relationship between size and valug’
market value per square foot will decrease as the land area increases and vice versa,

A total of seven (7) sales are provided and five of the sales were purchased with the intention of
apartment development, | have not been provided with any develepment plan for Parcel #1 and therefore
the analysis and value conclusion has been based on a unit per sf. These sales are provided to support a

rate per sf for the + 2.55 ac (+ 110,868 sf} subject parcel. These sales are described more fully as follows:

index #1 sold in June 2022 and is a larger 3.29 ac (143,312 sf) site located immediately south of the
subject property fronting along the west side of Eimwood Drive in front of the Pine Tree Mini Home Park.
This property is rectangular in shape and has approximately 250 ft of road frontage. Based on the City of
Moncton Zoning Map the property is subject to two separate zoning by-laws. The area fronting Elmwood
Drive, containing + 1.80 ac, is zoned Suburban Commercial while the remaining area backing onto the
maodular home park is zoned Manufacturing Dwelling. The sale price equates to $5.23 per sf. A slightly
higher unit rate would be expected for the subject as this property is larger as compared to the subject
property. Larger properties tend to derive lower unitary rates in comparisan to smailer properties, all else
remaining relatively simitar

Index #2 sold in March 2022 and is a slightly smaller 1.85 ac (80,586 sf) site located along the east side
of Dieppe Boulevard in the City of Dieppe. The property is unimproved and located in an area that has
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experienced rapid development in recent years including commercial, higher end residential homes and
multi-residential properties. The property was acquired by a local developer in order to expand their land
holdings in the area and it was acquired from an estate. The property is also zoned ID — Integrated
Development. The sale price equates to $4.03 per sf. A higher unit rate is considered applicable to the
subject due to the conditions of this transaction as the vendor was motivated to sell

Index #3 sold in March 2022 and is a slightly smaller 2.18 ac (94,961 sf) site located along Loreite Street
at the east end of the City of Dieppe. This is a developing area with a number of semi-detached homes
recently constructed and lies east of Dieppe Boulevard. The property is zoned R3 — Multiple Unit
Dweiting. The sale price equates to $3.79 per sf. The location is considered to be inferior as compared to
the subject property and a therefore higher unit rate would be expected for the subject.

Index #4 is an older transaction that sold in September 2017 and is 2 much larger 4 32 ac {188,368 sf)
site located along Golf Street in the City of Dieppe east end. This area of the City has experienced
considerable higher-end residential growth along with commercial development to the north and the Fox
Creek Golf Course to the immediate west of the property. The property was unimproved at the time of the
sale and is to be developed with a tatal of 120 units housed in two buildings. The developer has since
constructed the first 60-unit building with underground parking. This property is also zoned ID - Integrated
Development. The sale price equates to $5.80 per sf A slightly lower unit rate is considered to be
applicable to the subject.

Index #5 sold in December 2021 and is a larger 3.09 ac (134,549 sf) site located along Gauvin Road in
the east end of the City of Dieppe, NB. The property is within an area of mixed development with a
number of apartment buildings in the immediate area along Gauvin Read. Good proximity to major
transportation routes in the City. The purchaser was a local developer who plans to construct a multi-unit
apartment building housing up to 160 units. The property is zoned R3 — Multiple Unit Dwelling. The sale
price equates to $5 39 per sf, The imminence of development is considered superior to the subject which
offset its larger lot size and a similar unit rate is considered to be applicable to the subject

Index #5 sold in July 2020 and is a slightly smaller size 1.98 ac (86,111 sf} site located in the southeast
end of the City of Dieppe along Keith Road, NB. This area of the city has experienced considerable
higher-end residential growth in recent years. The preperty was unimproved at the time of the sale and is
to be developed with a total of 64 apariment units housed in fwo buildings. One 32-unit building has
recently been constructed. The sale price equates to $5.61 per sf. A similar unit rate would be expected
for the subject

Index #7 sold in March 2022 and is a much smaller 1.24 ac (54,046 sf) property located along Gauvin
Road within close proximity to Index #5. The property is currently unimproved and zoned R3 — Multiple
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Unit Dwelling. The property was acquired by a regional developer with plans to construct a 102-unit
apartment building on the site. The sale price equates to $6.48 per sf. A lower unit rate is expected for the
subject property due to this property’s smaller size and imminence of development

The subject + 2,55 ac (+ 110,868 sf} site is currently improved with the existing course maintenance
buildings. These buildings are assumed to be demolished and a new maintenance building will be
constructed.

Qverall, based on a review of transactions uncovered, the subject land has a unit value near the mid-point
of the identified sale transactions or in the order of $0.00 with most weight placed on Sale Nos. 3, 4, 5, 6
and 7 as they were acquired for multi-residential development. It is impartant to note that no demolition
costs, environmental studies or final development plans were provided as of the effective date of this
report and this may result in an impact on the property value,

As noted, the access to this site from Elmwood Drive is encumbered by a 66 ft right-of-way in favor of
Willian Henry McKay, an adjacent landowner. It is unknown at this time if this has any impact of any
proposed future development of this property as a single entity. Legal advice is recommended prior to
severing this parcel. Should a review of the legal implications of the right-of-way reveal any negative
impact to the estimate of value for this parcel of land, | reserve the right to revisit my valuation of this
parcel,

Giving consideration to the location, size and condition of the subject property, it is my opinion that the
market value of the subject property identified as Parcel #1 in this report is estimated to be as follows:

Direct Comparison Approach - Parcel #1

Unit Value Estimate (Per SF) $5.50
Lot Area 110,868
Site Value Estimate $609,774

Final Value (Rounded) $610,000
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Parcel #2 contains an area of £ 15,050 sf and has been valued by comparison with similar lands that
have sold recently within the market area. The property is zoned ID ~ Integrated Development with its
highaest and best use is to be developed with a 4-unit townhouse style development. Land transactions
have been researched and sales compiled that show the greatest degree of comparability to the subject.
These are shown in summary form on the table set out on the foliowing page. Full details have been kept
on file. The tentative plan below was pravided by the client. It is noted that an assumption has been made
that the current location of the paved cart paved would be rerouted prior to any development of this

parcel,

ROYAL OAKS BOULEVARD

o
-
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Civic Address 10-20 Liam St

P
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Recent Market Activity - Townhouse Land

Sale Details

Date of Sale Mar-20

8 Municipality Dieppe, NB Adi. Sale Price $138,000
Site Area (SF) 28,876 SF Sale Price PSF $4.78
il 2 Nao. of Units 6 Price per Unit $23,000
T Zoning R-3
I S ™ M
; Cwvic Address 21-31 Liam St Date of Sale Jun-20
9 g I Municipality Dieppe, NB Adj. Sale Price $138,000
. Site Area (SF) 23,100 SF Sale Price PSF $6.48
b No. of Units 8 Price per Unit $23,000
Zaning R-3
mw Civic Address 30-40 Liam St Date of Sale Jun-20
10 ! Municipality Dleppe, NB Sale Price $115,000
L] Site Area (5F) 33,454 SF Sale Price PSF $3.44
! Nao. of Units 5 Price Per Unit $23,000
= Zoning R-3
* -
Civic Address 35-43 Liam St Date of Sale Jun-20
11 Municipally Dieppe, NB Sale Price $161,000
! Site Area (SF) 19,020 SF Sale Price PSF $8.46
No of Unils 6 Price Per Unit $26,833
L Zoning R-3
Cwvic Address Croasdale & Grand Trunk Date of Sala Dec-21
12 5 Parcels Municipality Moncion, NB Sale Price $676,000
Site Area (SF) 115,800 SF Sale Price PSF $5.84
No of Units 26 (5 Buildings) Price per Unit $26,000
Zoning D
Cwvic Address Colline Cri Date of Sale Jun-21
Municipalily Dieppe, NB Sale Price $200,000
13 Sile Araa (SF) 25,984 SF Sale Price PSF $7.70
No of Units 8 Price per Unit $25,000
Zoning RMH
Cwic Address 41-45 Colling Crt Date of Sale Jan-21
14 Municipally Dieppe, NB Sale Price $75,000

Site Area (SF) 11,890 SF
Na. of Unils 3
Zaning RMH

Sale Price PSF $6.26
Price per Unit 325,000

Sales Indices 8 through 11 are all located along Liam Street in Dieppe within the Beausoleil Subdivision
lying just east of Dieppe Boulevard. The subdivision was developed by Perfection Realty Inc. in 2019 and
consists of lots developed with a number of townhouse units and is zoned R-3 Medium Density
residential. The four sales were improved with either five or six unit townhouse buildings after the sale
date by the purchaser Stefco Enterprises, The sale price per unit ranges from $23,000 to $26,833 per

unit.

Index #12 is comprised of a total of five separate parcels of land located in Franklin Crossing Subdivision
in Moncton's west end. The properties were acquired by a local developer in December 2021 and are to
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be developed with a total of 26 townhouse units contained within five buildings. The sale price per unit for
all five parcels was in the order of $26,000 per uni.

Sale Indices 13 and 14 are located atong Colline Court and Rue des Pionniers within Ronald Gallant
Subdivision in southwest end of Dieppe lying just south of Fox Creek Road and east of Amirault Street.
The subdivision was developed by Serge Gauvin Enterprises in 2020 and consists of lots developed with
a number of townhouse units and is zoned RMH — Residential Housing Mix. The two sales were improved
with either three or four-unit townhouse buildings after the sale date by the purchasers Fox One
Properties, Maison Levesque and Jaro Developments. The sale price per unit for the two sale
transactions was in the order of $25,000 per unit.

As is the case with properties acquired for larger multiple residentiat development projects throughout
Greater Moncion, townhouse lots are historically acquired on a per unit basis. Overall, based on a review
of transactions uncovered, the subject property identified in this report as Parcel #2 should have a unit
value near the mid-paint of the identified sale or in the order of $25,000 per unit. The total land value for
the proposed four-unit townhouse development land is therefore calculated as follows:

Direct Comparison Approach - Parcel #2

Parcel No. 2

Unit Value Estimate {Per Potential Unit) $25,000
Developed No. of Units 4
Final Value $100,000

Final Value {Rounded) $100,000
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10 Reconciliation and Conclusion

The estimates of value for the golf course property from the approaches used are:

Final Value Conclusions
Royal Oaks Golf Club

Rounded
Direct Capitalization $5,100,000
Discounted Cash Flow $5,100,000
Direct Comparison $5,000,000

Consolidated Final Value $5,100,000

tn arriving at a final conclusion of market value, the Income Approach using the Direct Capitalization and
Discounted Cash Flow Methods is accorded the greatest weight given that the subject property is an
investment property.

Further to the analysis of the subject property and of the market data outlined in this report, the current
market value of the property located at 401 Royal Oaks Boutevard, Moncton, NB as at November 4,
2022, subject to the Ordinary Assumptions and Limiting Conditions in Appendix A and the Extraordinary
Limiting Conditions in Section 1.3 and the Extraordinary Assumptions in Section 1.4 and the Hypothetical
Conditions in Section 1.5, 1s:

Market Value Conclusion — Golf Course Facility

$6,100,000

Five Million One Hundred Thousand Dollars

An estimated exposure time of 9 to 12 months would have been required prior to the effective date to sell
the subject property at its current market value.

The estimates of value for the two potential building lots to be subdivided from the parent golf course
property are estimated as follows:

Direct Comparison Approach - Parcel #1

Unit Value Estimate (Per SF) $5.50
Lot Area 110,868
Site Value Estimate $609,774

Final Value (Rounded) $610,000
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Direct Comparison Approach - Parcel #2

Parcel No. 2

Unit Value Estimate (Per Potential Unit)
Developed No. of Units

Final Value

Final Value {Rounded)

CONFIDENTIAL
401 Roya! Oaks Boulevard, Monctan, NB

$25,000
4
$100,000
$100,000
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11 Certification

Effective Date: November 4, 2022
Property Appraised- 401 Royal Oaks Boulavard, Moncton, NB

By signing this certification of value, the author accepts individual responsibility for the content and conclusions of this appraisal
report. Consequently:

I cerlify that, to the best of my knowledge and belief that:

>
>

v

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 personal, unbiased professional analyses, opinions and conclusions.

I have no present or prospeclive interest in the property that is the subject of this report, and | have ne personal
interest with respect to the parties involved. | am therefore an Independent and external professional.

| am not in a conflict of interest to undertake this assignment

1 have no bias with respect ta the property that is the subject of this report or to the parties nvolved with this
assignment

My engagement in and compensation for this assignment was not contingent upen developing or reporting
predetermined results, the amount of the value estimate, or a conclusion favouring the client.

My analyses, apinions and conclusions were developed, and this report has been prepared, in conformity with the
Canadian Unlform Standards of Professional Appraisal Practice, Valuation - Professional Standards of the Royal
Institution of Chartered Surveyors and the International Valuation Standards.

| have the knowledge and experience to complete this assignment competently, and where applicable, this report is
co-signed in compliance with Canadian Uniform Standards of Professional Appraisal Practice, Valuaticn -
Professional Standards of the Royal Institution of Chartered Surveyars and the International Vaiuation Standards.

The subjecl property was Inspected by Justin Mitton, B. Comm, AIC Candidato Member on November 4, 2022.
The inspeclion was considered sufficient fo assist the author In describing the real estate, develaping an apinion of
highest and best use and making meaningful comparisons with other market data. A detailed inspection to report
building condition is beyond the scope of this assignment.

In preparing the appraisal, Justin Mitton, B. Comm, AIC Candidate Member, provided professional assistance with
respect to the property inspecticn

As of the date of this report, Peter F. David, AACI, P. App has fulfilled the requirements of The Appraisal Instilute of
Canada Continuing Professional Development Program for designated and candidate members, and is a member in
good standing of the Appraisal Institute of Canada,
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In my opinion, the current market value of the fee simple interest in the subject property, subject to the Ordinary Assumptions and
Limiting Conditions in Appendix A and the Extraardinary Limiting Condifions in Seclion 1.3 and the Extraordinary Assumptions in
Section 1.4 and the Hypothetical Condilions in Section 1.5, as at November 4, 2022, 1s

Golf Course Facility
$5,100,000 — Five Million One Hundred Thousand Dollars
Excess Land
Parcel #1 - $610,000
Six Hundred Ten Thousand Dollars
Parcel #2 - $100,000
One Hundred Thousand Dollars

Appraiser

Peter F. David, AACI, P. App
AIC Member # 300507

Signing Date: February 24, 2023
Altachmenis and Appendices T
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Ordinary Assumptions and Limiting Conditions

The following Ordinary Assumptions and Limiting Conditions apply to real estate appraisals preparad by Alius Group ("Altus"). Any Special
Conditions have been added as required.

The ceriification that appears in this appraisal report is subject to compliance with the Personal Information and Electranics Documents Act
{PIPEDA), Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP), Professional Standards of the Royal Institution of
Charlered Surveyars (RICS), International Valuation standards {IVS), published by the International Valuation Standards Council and any other
Appraisal Organization to which the author is a member and the following conditions.

1. This reportis 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 repert 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 unautharized 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 fiabitity. Reliance an this report without autharization or for an unauthorized use is unreasanable.

2. 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,

3, The author wikt nof be responsible for matters of a legal nature that affect either the property being appraised or the fille to it. The praperty
i appraised on the basis of it being under responsible ownership. Unless otherwise stated in this report, 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 tegal title to the appraised property or any portion of the appraised property, are outside the scape
of work and expertise of the author. Any information regarding the identity of a property's owner or identifying the property owned by the
listed client andfor applicant provided by the author is for informafional purposes only and any reliance on such information is
unreasonable. Any information provided by the author does not constitute any litle confirmation. Any information provided does not
negate the need to retain a real estate lawyer, surveyor or other appropriate experts fo verify matiers of awnership and/or title.

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

5. Nosurvey 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 praperty. It is unreasonable 1o rely on this report as an alternative to a survey, and an accredited
surveyor ought to be retained for such matters.

6. This report is completed on the basis that testimony or appearance in courl concerning this report is not required unless specific
arrangements to do so have bean 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.

7. Unless otherwise stated in this repart, the author has no knowledge of any hidden or unapparent conditions (including, but not imited to:
its soils, physical structure, mechanical or other operating systems, foundation, etc.) offon the subject property or offon a neighbouring
properly 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 Ihat 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 cendition report, as
such reporting is beyond the scope of this report andfor the qualifications of the author. The author makes no guarantees or warranfies,
express or implied, regarding the condition of the property, and will not be responsible for any such conditions that do exist or for any
engineering or testing that might be required o discover whether such conditions exist. The bearing capacity of the soil 5 assumed fo 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 condilions 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
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in the raport. i 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 ralying 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 aulhor expressly denies any legal liability related to the effect of detrimental
environmental, chemical or biclogical matters on the market value of the praperty.

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

The term "inspection’ refers to cbservation cnly as defined by CUSPAP and reporting of the general material finishing and conditions
observad for the purposes of a standard appraisal inspection. The inspaction scope of work includes the identification of marketable
characteristics/amenifies offered for comparison and valuation purposes only.

The opinions of value and other conclusions contained herein assume satisfactory complefion of any work remaining to be completed in a
good and workmanlike manner, Further mspection may be required Yo confirm completion of such work, The author has net confirmed
that all mandatory building inspections have bean campleted to date, nor has the availabilityfissuance of an occupancy permit been
confirmed, The author has not avaluated the quality of construction, workmanship or matarials, 1t shoutd be clearly understood that this
vistial inspection does nat imply campliance with any building code requirements as this is beyand the professional expertise of the
author.

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 acknowladges 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 accepling 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.

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

This report, its content and all attachments/appendices and their content are the property of the author. The client, authorized users and
any appraisal facilitator are prehibited, strictly forbidden, and no permission is expressly or Implicitly granted or deemed to be granted, to
modify, alter, merga, publish (in whole or in pari} screen scrape, database scrape, exploit, reproduce, decompila, reassembla or
participate in any other activity intendad to separate, collect, store, recrganize, scan, copy, manipulate elacironically, digitally, manually or
by any other means whatsoever this appraisal report, appendicas, all attachments and the data contained within for any commercial, or
other, use.

If transmitted electronically, this report will have been digitally signed and secured with personal passwords to fock 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,

Where the intended use of this report is for financing or morigage lending or mortgage insurance, itis a condition of refiance on this report
that the authorized user has or will conduct lending, undenwriting 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 histher debt abligations on a timely basis. Liability is expressly denied to those that do nof meet this
condition Any reliance on this report without satisfaction of this condition is unreasenable,

Unless specifically stated, the value conclusions contained in this report applies to the real estate only, and does not include personal
property, machinery and equipment, trade fidures, business value, gcodwill or other non-realty items. This report is limited to surface
rights only and does not include any inherent subsurface cr mineral rights. Income tax considerations have nol been included or valued
unless so specified in this report. No representations are made as to the valua changes that may be atiributed to such considerations.

Itis assumed that legal, engineering, or other professional advice, as may be required, has been or will be oblained from properly
gualified legal professional sources and that this report will not be used for guidance in legal or technical matters such as, but not limited
to, the existence of encroachmenls, easements or other discrepancies affecting the tegal description of the propesly. It is assumed that
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there are no concealed or dubicus candifions of tha subsoil or subsurface waters including water table and flood plain, unless ctherwise
noted.

Itis assumed that any and all liabilities that might accrue against the real estale such as taxes, hypothecs, contracts or services of any
kind, are paid when dug. Taxes and other fees (&.g. broker commissions) incurred during the hypothetical sale of the real estale are not
addrassed in this rapor.

This report may contain estimates of future financial performance, estimates or apinions 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.

This report assumes that the property will be competently managed, leased and maintained by financially scund owners over the
expected period of ownership. This engagement does not entail an evaluation of management's or owner's effecliveness, nor is the
author or Altus responsible for future markeling efforts and other management or ownership aclions upon which actual results will
depend.

The value is based on the purchasing power of the Canadian dollar as of that date.
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Definitions

Highest and best use may be defined as:

“The reasonably probable use of a property, that is physically possible, legally
permissible, financially feasible and maximally productive, and that results in the highest
value ™!

The highest and best use of both land as though vacant and the property as developed must meet four
criteria. The highest and best use must be:

Physically Possible: The size, shape, terrain and sait conditions of a parcel of land
affect its physical utility and adaptability. The size, design and condition of an improved
property may suggest that rehabilitation, conversion or demolition is in order

Legally Permissible: Depends on public restrictions such as zoning, building codes,
historic preservation regulations and environmental controls, as well as the private or
contractual restrictions found in deeds and long-term leases

Financially Feasible: Uses that should produce returns that exceed the income
required to satisfy operating expenses and debt service (interest and amortization)

Maximum Return: Among financially feasible uses, the use that produces the highest
price or value consistent with the rate of return warranted by the market.

An interest consisting in absolute ownership unencumbered by any ather interest or estate, subject only
to the fimitations imposed by the governmental powers of taxation, expropriation, police power and
escheat.

An ownership interest held by the landlord with the rights of use and occupancy conveyed by the lease to
others. The rights of the lessor (the leased fee owner) and the leased fee are specified by contract terms
contained with the lease.

! Cenadian Uniform Standards of Professional Appraisal Practice, Appraisal Instifute of Canada 2022 Secfion 3.32

2 The Appraisal of Reaf Estale: 3rd Canadian Edition. Vancouver University of British Columbia Real Estate Division. 2010
Section 6.2

* The Appraisal of Real Estate: 3rd Canadian Edition. Vancouver. University of British Columbia Real Estate Division. 2010. Section
6.4
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The interest held by the lessee (the tenant or renter) through a lease conveying the rights of use and
occupancy for a stated term under certain conditions.

Market Value is defined by the Appraisal Institute of Canada in the Canadian Uniform Standards of
Professional Appraisal Practice as:

“The most probable price, as of a specified date, in cash, or in terms equivalent to cash, orin
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.”

tmplicit in this definition are the consummation of a sale as of a specified date and the passing of title
from seller to buyer under conditions whereby:

>
>

buyer and selier are typically motivated;

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

a reascnable time is allowed for exposure in the open market;

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

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

Exposure Time is an estimate of the length of time that the property interest being appraised would have
been offered on the market before the hypothetical consummation of a sale at the estimated value on the
effective date of the appraisal.

Exposure Time is a retrospective estimate based upon experience and the opinions gathered from real
estate brokers active in the field. The estimate of time period for reasonable exposure is not intended to
be a prediction, but is an estimate of the amount of time that the property would have required to be
exposed for sale on the open market in an appropriate manner, and using an experienced broker.

* Ibid,

5 Canadian Uniform Standards of Professional Appraisal Praclice, Appraisal institute of Canada. 2022. Section 5.48
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Pholographs of Subject Property
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Municipal Map

Source: Google Maps
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June 3, 2024

James Foran
Partner / Financial Advisor

Deloitte
Suite 800, 1741 Lower Water Street
Halifax, NS, B3J 0J2

Dear James Foran:

RE: Royal Oaks Golf Course
401 Royal Oaks Boulevard, Moncton, NB

In accordance with your request by way of a contract dated March 26, 2024 and as per the terms of
reference (TOR) provided herein, | have provided an opinion of the current market value and a forced
sale or liquidation value on an all-cash basis of the fee simple interest in the subject property as at the
effective date of April 10, 2024. The authorized user of this report is Deloitte . The authorized use is to
assist in legal proceedings and no other use. No additional authorized users are identified or authorized
by the author.

This Appraisal Report and Appendices must be read as a whole as sections taken alone may be
misleading and lead the reader to an incorrect conclusion. Information provided by the client and
collected through market research and analyses are stored in the working file. This assignment has been
completed in accordance with the Scope of Work as outlined in Section 1.2.

Royal Oaks Golf Club currently operates as an 18-hole semi-private golf course facility located in
Moncton, NB. The property was originally developed in 2000 as a championship caliber 18-hole golf
course with the full service clubhouse built in 2008. The purpose of this appraisal report will be to
estimate the current market value of the property “as a going concern” golf course facility and also
provide a “liquidation value” at the property’s highest and best use. The property is zoned ID — Integrated
Development.

The purpose of this appraisal report will be to estimate the current market value of the property “as a
going concern” golf course facility (Scenario 1) and also provide a “liquidation or forced sale value” at the
property’s highest and best use (Scenario 2).

Purdy's Wharf Tower H, 1969 Upper Water Street Suite 1701

Halifax, NS B3J 3R7

Charlottetown: T: 902.368.3177 | Halifax: T: 902.420.8880 | Moncton T: 506.858.2787
E: inffo@altusgroup.com | altusgroup.com
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Subject to the Ordinary Assumptions and Limiting Conditions in Appendix A and the Extraordinary
Limiting Conditions in Section 1.3 and the Extraordinary Assumptions in Section 1.4, it is my opinion that
the current market value of the fee simple interest in the subject property, effective April 10, 2024, is:

Scenario 1 - $4,600,000
Four Million Six Hundred Thousand Dollars
“As a Going Concern Golf Course Facility”

Estimate of “Ligquidation Value” of the Subject — Scenario 2

As per the terms of reference | have been requested to provide a “Liquidation Value® for the 18-hole golf
course properly comprising a total of approximately 220 ac

A "Liquidation Value® implies a reduced selling period and a compulsion to sell Real Property. A
“Liguidation Value” reflects a situation where:

The seller is under compulsion to sell (and maybe an unwilling seller);
Consummation of the sale is within a short period of time; and
Normal marketing time is not possible due to a brief exposure time

A "Liguidation Value” is a description of the situation under which a sale takes place, resulting in a value
that does not fully meet the definition of Market Value.

Under any of these circumstances, there may be a discount of up to 20% from the market value estimate
to obtain a sale under liquidation sale circumstances for the subject property.

Based on my estimate of the likely sale price based on the above discount is $3,700,000.

| estimate that an exposure time of 9 {o 12 manths would have been required priar to the effective date to
sell the subject property at its current market value. Should you have any questions, please contact Peter
F. David, AACI, P, App at your convenience

Respectfully submitted,

M A , :'}«fﬂ

Altus Group Limited
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Royal Oaks Golf Course
401 Royal Oaks Boulevard, Moncton, NB

Executive Summary
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Property Description

Building and Site Information

Address 401 Royal Oaks Boulevard Site Area +220 ac

City, Province Moncton, NB Property Type Semi-private golf course facility
Course Architect Rees Jones Course Yardage 5,325 yards {red tees) to 7,103
yards {black tees)
Land Use 18-Hole Semi-Private Zoning 1D — Integrated Development
Championship Caliber Golf : Zone

Course Facility

Year Built Golf Course Daveloped in 2000 | Condition Good
-~ Clubhouse constructed in
2008

Impravements The subject is improved with an = Highest and Current use
18-hole semi-private golf Best Use

course, a full service clubhouse
and ancillary buildings

Valuation Reconciliation

Effective Date April 10, 2024 Signing Date of June 3, 2024
Report

Income Approach —

Income Approach—  $4,500,000 . $4,600,000
Direct Capitalization B AR B
P 10 75% Flow 12.50%
Cap Rate IRR
11.50%
TCR
Direct Comparison $4,500,000 Unit Value $250,000.00 per ac
Approach

Market Value

Scenario 1 - $4.600,000
Four Million Six Hundred Thousand Dollars
“As a Going Concern Golf Course Facility”

Scenario 2 - $3,700,000
Three Million Seven Hundred Thousand Dollars
“Liquidation Value”

CONFIDENTIAL
401 Royal Oaks Boulevard, Moncton, NB
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Economic Summary
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Championship caliber 18-hole golf course facility located at the north
end of the City of Moncton.

Easy access to the Trans-Canada Highway and major transportation
routes.

Course designed by world renown golf architect Rees Jones who has
designed or renovated more than 250 golf courses in his career

Goaod complimentary facilities including a full practice facility and
maodern clubhouse/pro shop/restaurant/dining, banguet facilities and a
full irrigation system.

During the offseason months the clubhouse runs twe HD goif
simulators for practice, professional fittings and tournaments

The golf course has been well received in the local and regional
Provincial golf communities.

The course offers both individual annual memberships and corporate
package memberships and is also open to the general public for green
fee play,

Surrounding quality residential continues.

Capital spending continues to rise given the age and condition of the
golf course inventory in Canada.

The golf industry accounts for $18.2 billion of Canada’ gross domestic
product

Golf Canada reported that the 2023 goif season was a momentous
year. Membership with Golf Canada and their provincial partners
totalled 340,100 compared fo 319,340 in 2022 or a 7.0% increase.

T

—r

Strong correlation between lending and capitalization rates. As lending
rates Increase s0 do may capitalization rates.

As investments assets, golf courses do not have broad market appeal.
The number of potential buyers for this type of real estate product is
very limited. There is additional risk associated with revenues. Many
golf course operations like the subject trade in conjunction with other
real estate holdings such as hotels, resorts and development land.

! Strengths, ' eaknesses, Opportunities, Threats

CONFIDENTIAL

401 Royal Qaks Boulevard, Manctan, NB
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» Royal Oaks is an 18-hole semi-private golf course located
approximately 8 kms north of the downtown core area of Moncton and
within close proximity to the Trans-Canada Highway

» Good complimentary facilities including a full practice facility and

modern clubhouse offering member and guest amenities including a
pro shop, club and cart storage, two HD golf simulators, member

I lockers and washrooms, licensed dining room and a large multi-

purpose banquet room.

» Rounds played at the course have ranged from 23,719 to 30,200 over
the last three-year period (2019-2023).

CONFIDENTIAL
401 Royal Oaks Boulevard, Moncton, NB
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1 Introduction

The following table provides a summary of the terms of reference (TOR) guiding this appraisal
assignment. The TOR were provided by James Foran of Deloitte . This report is subject to the TOR
outlined below, as well as the Ordinary Assumptions and Limiting Conditions outlined in Appendix A and
the Extraordinary Limiting Conditions in Section 1.3 and the Extraordinary Assumptions in Section 1.4,
Please also refer to Appendix A of this report for definitions of Market Value and Highest and Best Use.

Terms of Reference
Client Deloitte
Authorized User Same as client above. No other users are identified or authorized by
the author.
Authorized Use of Report To assist in legal proceedings and no other use
Purpose To provide an cpinion of the current market value and the “liquidation

value” on an all-cash basis, of the fee simple interest in the properly

Ownership Royal Oaks Golf Club Inc., as detailed in Section 1.6
Interest to be Valued 100% fee simple interest
Effective Date April 10, 2024

Signing Date of the Repart June 3, 2024

Current Use of the Property Semi-Private 18-Golf Course Facility

Properly Identification 401 Royal Oaks Boulevard, Mancton, NB. PID Nos. 70327937 &
70344148; PAN Nos, 5919351 & 59198767

The scope of work has included the following:

» An inspection of the interior and exterior of the subject property, as well as the surrounding
neighbourhood, was completed by Jeff Mcl.ean, B, Sc. , AACI, P, App on April 10, 2024. The
inspection was limited to a walk-through, non-invasive, visual examination of the subject property.
Identification of the property also involved a review of Service New Brunswick documentation, Google
Maps and GeoNB imagery. The photographs contained in Appendix B were taken on April 10, 2024

» Review of publicly available physical, legal, social, political, economic and other factors that could
affect the value of the subject property

CONFIDENTIAL
401 Royal Oaks Boulevard, Moncton, NB
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Collection of municipal information pertaining to the subject property such as zoning, assessment and
faxes

Review of documentation relating to the subject property provided by the client or their agent,
inctuding but not limited to historic financial statements and budgeted occupancy costs. Documents
provided by the client are not available for review without client approval,

Research of transactional data on land and buildings comparable to the subject property. As well, a
market rental survey has been conducted to estimate rental rates for the subject property. Sources of
market evidence included real estate agents, vendors, and purchasers active in the market.

Estimation of the highest and best use “as if vacant” and the highest and best use of the land “as
improved”, as at the Effective Date.

Valuation of the interest in the subject property utilizing the most appropriate appraisal methodology;
in this regard, the Income and Direct Comparison Approaches have been applied and later reconciled
to a final estimate of value

Consideration of the possible effect on value of an assemblage, consideration of the possible effect
on value of anticipated public or private improvements and there is deemed to be none

Completion of a narrative report outlining background, descriptions, analyses and value conclusion(s)

The analysis set out in this report relied on written and verbal information obtained from a variety of
sources that are considered to be reliable. Unless otherwise stated herein, client-supplied information
was not verified and is believed to be correct. The mandate for the appraisal did not require a report
prepared to the standard appropriate for court purposes or for arbitration; full documentation or
canfirmation of all information by reference to primary sources was not completed.

The following was not included in the scope of wark for this assignment:

>

>
|

A title search was not conducted.

This valuation does not consider any personal property.

Findings that may be discovered through a more rigorous due diligence mandate.

A technical investigation such as the following was not completed:
detailed inspections or engineering review of the structure, roof or mechanical systems,
an environmental review of the property,
a site or building survey, or

investigations into the bearing qualities of the sail,

An Extraordinary Limiting Condition, as defined in Section 3.29 of CUSPAP 2024, is a necessary
maodification to, or exclusion of, a Standard Rule which may diminish the reliability of the report.

CONFIDENTIAL
401 Royal Oaks Boulevard, Moncton, NB
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This report is subject to the following Extraordinary Limiting Conditions:

Extraordinary Limiting Conditions

Property Inspection The subject property was inspected by Jeff McLean, B. Sc., AACI,
P.App on April 10, 2024. Peter David, AACI, P.App., did not inspect
the subject property

Liquidation Value As per the terms of reference, | have been requested to also provide a
“Liquidation Value" for the golf course property comprising a total of
approximately 220 ac.

An Extraordinary Assumption, as defined in Section 3.28 of CUSPAP 2024, is an assumption, directly
related to a specific assignment, which, if were nat assumed to be true, could materially alter the opinions
or conclusions,

This report is subject to the following Extracordinary Assumptions.

Extracrdinary Assumptions

Going Concern The subject is being valued as a going concern. As such, the
conclusion of value includes real estate, furnishings and all chattels
associated with the operation of an 18-hole semi-private play golf
course facility, Furthermore, the value assumes that the golf course
operation will be managed in an efficient manner through the life of the

facility.
Capital Expenditures and This appraisal assumes that there are no significant capital
Deferred Maintenance expenditures or deferred maimtenance required in the near term

and that the ownership is re-investing capital back into the Club as
needed. This includes (but is not limited to) roofs, mechanical,
electrical and HVAC equipment associated with buildings and the
irrigation, mechanical and electrical systems related to golf course
maintenance and operations.

Financials It is assumed that the financial statements supplied by the client and
ownership are correct and that future projections are gaing to be met.

A Hypothetical Condition, as defined in Section 3,36 of CUSPAP 2024, is that which is contrary to what
exists, but is supposed to exist for the purposes of reasonable analysis.

During the course of appraising the subject property, no Hypothetical Conditions were invoked

CONFIDENTIAL
401 Royal Qaks Boulevard, Moncton, NB
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The subject property is currently owned by Royal Oaks Golf Course Inc, who acquired the golf facility by
means of a receivership transaction in 2010. The property was acquired under the corporate name of
633003 NB Inc. and was later changed to the current ownership registered in 2015. The 18-hole semi-
private golf course facility was developed in 2000 on approximately 220 ac of land in the north end of the
City of Moncton in conjunction with Royal Oaks Estates residential community. The clubhouse was
constructed later in 2008. There has been no sales activity for this property within the past three years.
Based on research completed, it is understood that the subject property is not under an agreement of
sale. The subject property is not currently listed for sale nor has it been listed in the last 12 months on the
open market.

CONFIDENTIAL
401 Royal Oaks Boulevard, Moncton, NB
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2 Propenrty Description

The subject property is located at civic #401 Royal Oaks Boulevard in the north end of the City of
Moncton lying approximately 8 kms from the downtown core area and 3 kms north of the Trans-Canada
Highway. Royal Oaks is accessed via two entrances along the west side of EImwood Drive which is a
major north-south connector in the City, Royal Oaks golf course was developed in 2000 in conjunction
with Royal Caks Estates, a residential community surrounding the golf course comprised of upper-end
single-family dwellings, townhomes and condominiums. The 2,600 ac Irishtown Nature Park is also
located adjacent to the course and Pine Tree Modular Home Park. A significant commercial node has
also been developed 3 kms south of the subject at the corner of Eimwood Drive and the Trans-Canada
Highway to include the new Costco Wholesale and gas bar. A large residential development has also
recently been announced immediately north of this commercial node. Additional photographs of the
subject property and maps are located in the Appendices.

Neighbourhood Map
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Property Description — Position and Access

Site Position Mid-block

Regional / Local Access Trans-Canada Highway and Highway #15/ Elmwood Drive,
McLaughtin Drive and Wheeler Boulevard

Public Transit Cadiac Transpo

Amenities All focal amenities are within a 3 to 6 kms radius

Surrounding Land Use Primarily residential development along with the Irishtown Nature
Park

Prominent Occupiers in the Moncton High School, Irishtown Nature Park and Pine Tree modular

Vicinity home park

Property Description — Adjacent Land Uses

North Moncton High School and residential development

South Pine Tree modulari home park and residential development. Costco
and commercial node located 3 kms south along Elmwood Drive.

East Elmwood Drive, residential development and Irishtown Nature Park
West McLaughlin Drive, residential development and MclLaughlin Drive
Reservoir

Property Description - Site Description

Site Area + 220 ac

Legal Description PID Nos, 70327937 and 70244148; PAN Nos. 5919351 & 59198767.
The golf course is further identified as |.ot #98-500 on registered
survey plan #202448 and the ciubhouse as Lot #08-1 on registered
survey plan #25581613.

Topography The area around the clubhouse is level and at grade with the paved
parking lot and surrounding lands. The golf course can be described
as a parkland landscape that includes several large lakes and for the
most part rolling dunes. Only several hales are considered to be tree
lined.

CONFIDENTIAL
401 Royal Caks Boulevard, Moncton, NB
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Property Description - Site Description
Frontage 66 ft along the west side of Elmwood Drive. The clubhouse and course

parking lot are accessed from Royal Oaks Boulevard which intertwines
through Royal Oaks Estates with two entrances along Eimwood Drive.

Depth + 4,800 ft (east/west)

Configuration Irregular

Services Serviced by municipal water and sewer, hydro and natural gas
services. The property also has several wells for use for the irrigation
system

Ingress / Egress Two access points along Royal Oaks Boulevard from the west side of

Eimwood Drive

Parking Ample paved and lined parking to the north side of the clubhouse

Site Improvements One-storey clubhouse with full walk-out basement level, several
maintenance buildings and a full practice facility

Legal and Title Limitations A full search and interpretation of the title are beyond the scope of this
appraisal and the report is based on the assumption that there are no
material encumbrances that would affect value unless otherwise
noted. However, as encumbrances can have a significant impact on
the market value and / or marketability, legal advice should be
abtained If this assumption is required to be verified.

Encumbrances A number of easements are assumed to be registered against the
subject property. Overall, the caveats registered against the tifle are
not deemed to impact the current use of the property as an operating
golf course facility or impact the future marketability of the real estate;
however, legal advice should be retained to ascertain this fact. A
portion of the west end of the facility is noted as lying within the
McLaughlin Drive Reservoir Watershed and this area is protected.
This protected area was registered in November 2001 as document
#13172870.

Right-of-Way The subject property is also encumbered by a right-of-way which was
registered with the adjacent landowner, William Henry McKay, on
December 9, 1997 as document #645383. The + 66 ft wide right-of
way leads west from Eimwood Drive and currently is utilized by the
course to access the maintenance buildings at the east end of the
parent golf course property. Mr. McKay owns the property immediately
to the south identified by Service New Brunswick as PID #932749.

CONFIDENTIAL
401 Royal Oaks Boulevard, Moncton, NB
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Property Description - Site Description

Environmental Limitations | am not an expert in environmental matters and make no
representations regarding them. For the purpaose of this report, it is
assumed that there is no environmental contamination. In order to
verify this assumption, an environmental assessment would be
required.

As a result of this assumption, the impact on value of contamination, if
any, has not been taken into account in this appraisal. If contamination
does exist, this could have a negative impact on value,

CONFIDENTIAL
401 Royal Oaks Boulevard, Moncton, NB
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| te Survey / Plan

‘ Site Survey / Plan

Source: Service New Brunswick

CONFIDENTIAL
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Property Description - Land Use Controls

Policy Plan Type City of Moncton Zoning Bylaw #2-222
Zoning / Land Use Integrated Development Zone - ID
Permitted Uses MNo development shall be undertaken nor shall any land, building or

structure be used on a lot within an Integrated Development Zone
unless Council has approved the development of a specific proposal
under Section 59 of the Act. Standard requirements for development
in an Integrated Development Zone shall be established by agreement
entered into pursuant to Section 58 of the Act.

Land Use Limitations For the purpose of this appraisal, it has been assumed the data
obtained from others is carrect and, except to the extent noted, the
use of property either conforms to the applicable bylaws and
regulations or is a legal non-conforming use. In order to verify this
assumption, legal and planning advice would be reguired.

Zoning / Land Use Map

\

e

1 2

2oning (By-Law Z-220)
ID: Integrated Development Zone

By-Law Z-222
Land uses permitted

== =) ]
Source: City of Moncton
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The following is based on an inspection completed by Jeff McLean, B, Sc, AACI, P. App on April 10, 2024
and data obtained from management, Royal Oaks consists of a semi-private 18-hole championship
caliber golf course, a full practice facility, paved cart paths, a number of lake features, a clubhouse/pro
shop/licensed dining room, bar/banquet room, ample washrooms, offices, member lockers, golf
simulators, and golf club, pull cart and electric cart storage.

Golf Course information

Heles/Type 18-hole / semi-private golf course

Year Built 2000 with the clubhouse constructed in 2008

Yardage 5,325 to 7,102 yards with five sets of tee boxes

Slope 117 to 136

Course Rating 65.9to 74.1

Par Par 72

Architect Rees Jones has designed or renovated more than 250 golf courses in

his career. Jones has earned the moniker “Fhe Open Doctor” for his
work in preparation for numerous major championships. His renovation
and restoration skills have been applied to seven U.S Open venues,
nine PGA Champianship courses, six Ryder Cup and two Walker Cup
sites as well as three President Cup venues. Rees is the recipient of
the GCSAA's Old Tom Marris Award in 2004, the ASGCA's Donald
Ross Award in 2013 and the GCBAA’s Den A, Ross awards in 2014,
earning Rees the distinction of one of seven people to have been
awarded all three awards.

Rees has been inducted into both the New Jersey Sports Writers
Association Hall of Fame in 2012 and the Northern California Golf
Association Hall of Fame in 2015. He has been recognized as Golf
World Magazine's 1995 Golf Architect of the Year and received two
architectural awards from the International Network of Golf. Rees has
been honored with the 1998 Metropolitan Gaolf Association
Distinguished Service Award, the 2002 Metropolitan Golf Writers
Distinguished Service Award, the 2012 Robert Moses Master Builder
Award and the 2016 Met GCSA’s John Reid Lifetime Achievement

Award.

CONFIDENTIAL
401 Royal Oaks Beulevard, Moncton, NB
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Golf Course Description
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Type Golf Course Clubhouse

Year Built 2008

Year Renovated Ongoing and maost recently in 2020

Layout The clubhouse building is situated at the main entrance to the golf

course, off Royal Oaks Boulevard. Constructed in 2008, the one-storey
wood framed building contains 13,390 sf of main floor space with an
additional 12,160 sf along the basement lavel (at grade). The main floor
hauses a large banquet hall for over 200 people, a bar and restaurant
with access to a large wrap-around veranda, offices and reception area,
coat storage, gendered washrooms, a full commercial kitchen, and
storage and mechanical area. Along the stairs to the basement level, in
the space previously occupied by the pro shop is a golf simulator area.
The basement level has direct access from the rear (south) side of the
building. This level houses gendered washrooms with showers and

CONFIDENTIAL
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Building Description - Clubhouse

lockers, a large cart storage room, laundry room, concession and lunch
counter with direct access to the outside, meeting rooms, staff
washroams, a staff lunchroom, mechanical rooms, and the new pro
shop.

Number of Storeys

One-storey with basement level (walk-out) at grade along the south
side

Gross Building Area

13,390 sf (Main floor)
12,160 sf (Basement)

Structure

Wood framed

Roof Type

Wood framed pitched roof clad with asphalt shingles

Exterior Cladding

Wood composite siding with decorative stone veneer

Foundation

Poured concrete

Flooring

Commercial grade carpet, ceramic tile, vinyl tile, sheet vinyl, and
exposed concrete slab in cart storage area

Walls

Painted drywall

Ceilings

Painted drywall and drop tile ceilings with acoustic tiles

Lighting

Pot, hanging, spot {incandescent) and fluorescent lighting

Entrances

Main vestibule entrance from the front (north side) of the building which
leads to the main reception area. There are a total of six supplementary
entrances leading to the covered veranda, two entrances at the former
pro shop, and supplementary entrances to the kitchen and mechanicai
areas. There are four entrances to the basement level along with an
overhead door accessing the cart storage.

Windows

Vinyl thermal pane units

Plumbing

Two gendered public washrooms on the main fioor with multiple toilet
and sink fixtures. Commercial grade stainless steel sinks in the kitchen
Gendered locker rooms in the basement level with multiple sinks,
toilets, and shower fixtures with additionat staff washrooms with
showers.

Laundry

Laundry facilities in basement area

Special Features

Two walk-in fridges, one walk-in freezer in commercial kitchen. The
banquet room is approximately 3,000 sf with sliding dividers. The space
can accommodate functions for up to 250 peaple. There is an outdoor
gazebo to the east side of the clubhouse for weddings/functions.

CONFIDENTIAL
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Building Description - Clubhouse

Security Assumed to be adequate

Electrical Commercial grade electric entrance. 800 Amp, 347/600V, 3 phase
entrance. | am not a qualified electrician and assume that the electric
entrance is adequate for its current use.

HVAC Roof mounted heat pumps, supplementary basehoard heaters

Fire and Safety

The building is fully sprinklered. Smoke and ionization detectors,
emergency lighting, illuminated exit signs, fire extinguishers.

Parking

Ample paved parking to the north side of the clubhouse

Functional Utility

The building has above average functional utility for a golf course
facility use.

Condition/Appeal

The condition/appeal of the building i1s above average.

Remaining Economic Life

The subject properly was constructed in 2008, which indicates a
chrenological age of approximately 16 years. Capital repairs and
renovations have been completed to the properly over the life of the
development.

Considering the overall condition of the property as of the effective
date, and on the basis that the building is assumed to be structurally
and mechanically sound, | estimate an effective age of approximately
10 to 12 years. The Marshalt & Swift Tables estimate a typical life of 50
years for wood framed buildings of this class and constructior:. Based
on the Marshall & Swift Tables and the estimated effective age of the
property, this would suggest a remaining economic life of 38 to 40 years
assuming an on-going maintenance and repair schedule.

It is noted that my remaining economic life forecast assumes that the
value under the property’s current use as aa golf course clubhouse
exceeds the underlying land value for the property during this time
frame. Should the land value appreciate at a pace where the underlying
land value exceeds the improved value within this estimated time
period, a lower remaining ecanomic life may resuit.

Building Description
Limitation

A structural survey has not been undertaken, and for the purpose of this
report, it 18 assumed that the building is structurally sound. In order to
verify this assumption, a qualified engineer should be retained.

CONFIDENTIAL
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Building Description — Maintenance Building

Type Maintenance Building
Year Built 2000
Year Renovated n/a

Layout

The maintenance building is accessed directly from Elmwood Drive and
is a one-storey wood framed L-shaped building containing 8,660 sf. The
building was constructed in 2000 and has no basement level. There is a
small mezzanine level that houses staff lockers, washrooms with
showers, and a lunchroom. The main floor features, (2) private offices,
and various maintenance, repair, and storage hays.

Number of Stareys

One-storay with mezzanine level on slab

Gross Building Area

8,660 sf

Structure

Wood framed

Roof Type

Wood framed pitched roof clad with asphait shingles. Some water
staining was noted to the roof sheathing in the unfinished storage area.

Exterior Cladding

Metal siding

Foundation Poured concrete with concrete slab

Flooring Concrete slab floor, vinyl commaercial tile in office areas

Walls Painted drywall/plywood

Ceilings Painted drywall/plywood

Lighting Fluorescent and incandescent lighting, halegen lighting in storage area
CONFIDENTIAL
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ilding Description — Maintenance Building

Entrances Several solid core main doors. There are a number of overhead garage
doors to the equipment and machinery areas.

Windows Vinyl thermal pane units

Plumbing Two gendered washrooms with showers in the mezzanine area, (1)

2-pc washroom in maintenance area

Mechanical Systems

Electric hot water heater

Security Assumed to be adequate

Electrical 400 Amp, 800V, 3 phase entrance. | am not a qualified electrician and
assume that the electric entrance is adequate for its current use.

Heating Electric baseboard

Fire and Safety Standard. Not sprinklered.

Parking Ample gravel parking and onsite storage

Functional Utility

The building has below average functional utility for a maintenance
building use.

Condition/Appeal

The condition/appeal of the building is below average

Remaining Economic Life

The subject property was constructed in 2000, which indicates a
chrenolegical age of approximately 24 years. Capital repairs and
renovations have been completed to the property over the life of the
development.

Considering the overall condition of the property as of the effective
date, and on the basis that the building is assumed to be structurally
and mechanically sound, } estimate an effective age of approximately
12 to 15 years. The Marshall & Swift Tables estimate a typical life of 45
years for wood framed buildings of this class and construction. Based
on the Marshall & Swift Tables and the estimated effective age of the
property, this would suggest a remaining economic life of 30 to 33 years
assuming an on-going maintenance and repair schedule.

It is noted that my remaining economic life forecast assumes that the
value under the property’s current use as aa golf course clubhouse
exceeds the underlying land value for the property during this time
frame. Should the land value appreciate at a pace where the underlying
land value exceeds the improved value within this estimated time
period, a lower remaining economic life may result.

CONFIDENTIAL

401 Royal Qaks Baulevard, Moncton, NB

18



i
AltusGroup

Building Description — Maintenance Building

Building Description
Limitation

A structural survey has not been undertaken, and for the purpose of this
report, it is assumed that the building is structurally sound. In order to
verify this assumption, a qualified engineer should be retained.

The assessment and taxes are based on information obtained from Service New Brunswick and are

summarized as follows:

Property Description — Municipal Assessment and Taxes

Total Assessment (2024) —
Golf Facility

$1,686,400.00

Annual Taxes Payable — Golf
Facility

$41,772.13

Total Assessment (2024) -
Clubhouse

$2,045,300.00

Tatal Annual Taxes (2024)

$54,580.98

Total Annual Assessment
(2024) - Course & Clubhouse

$3,731,700.00

Total Annual Taxes (2024}
Course and Clubhouse

$96,3562.22

» Royal Gaks is an 18-hole championship caliber golf facility located
in the city of Moncton's north end

» The course was developed in 2000 by renowned golf architect
Rees Jones.

» The course has a full practice facility.

» The clubhouse was constructed later in 2008 and can
accommodate large tournaments and other group functions.

» Good access to major transpaortation routes.
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Economic Trends - New Brunswick

Economic Conditions

« New Brunswick's economy moderated to a pace of 1.8% in 2022 and is expected i¢ have slewed 1o 1 2% in 2023. Growth in 2023 has
been supported by consumer spending, a resiiient labour market and strong population growth. Some of these drivers will fade in 2024
due to a nation-wide siowing of economic activity. Expect energy and commaodity price stability to alsa be pogitive fer local industries.
Despite this, the full effect of high interest rates is expectad to continue to put downward pressure on economic growth, n 2024. Over
the rest of the foracast harizon, the economy is projectad to cruise at an average pace of around 1.6%.

Income Growth

« Personal ncome (P1) growth is forecast to close 2023 st
3.4% and continue at this pace into 2024.

« Expect strong Pl growth in 2023 an account of higher
wages and a labour market that has been growing in size

Labour Market
+ QOn a year-over-year basis, amployment Increased by 11,000
workers In (he third quarter of 2023 (seasanally adjusted)
Growth was strongest in wholesale & retall trade,
transportation & warehousing and sducational services
seclors

The unemployment rate increasad by 0.6% to 6.7% In the
third quarter of 2023, falling below the flve-year average.
Expect Ihe unamploymant rate to incranse slightly inlo 2024
as (he sconamy slows down

Employment is forecast ta Increase siightly in 2024 and over
the rest of the foracas! horlzon. Overall, employment is
expected to increase by about 1,300 jobs in 2024 and 11,300
jobs during the period 2025-2027.

Housing Market
» In 2023, work started on 4,675 new homes in New
Brunswick, less than a percenlage lower than 2022.
Housing starts are expected to decline in 2024, stabilize in
2026, and then decline slightly in volume aver the rest of
the forecast penod,

Avarage sales prices of homes have been declining in
2023 however they still remain abave pre-pandemic
averagaes. Additionally, sales have recovered slightiy in
valume in 2023, but this trend is not expected to continue
into 2024, as economic conditions stow.

CONFIDENTIAL
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Economic Trends - New Brunswick (Continued)
Non-residential Construction

+ In the third quarter of 2023, non-residential investmeant in
Mew Brunswick increased year-over-year by 4% lo $140
million {(seasonally adjusted). 201 et

120 ‘ Indu sital Commenical a logt &Gy

“lmmhlllmilllll

O| 02 0¥ a4y Q| 02 03 o O‘EQZiO] odion ‘02\03 Q401 020304 Ol 02\03
2018 i 2019 2622 2022

Investment in Non-rasidential Building Construction

The increass in non-rasidential investment was driven by
higher investmant in institutional (+9%) and industrial 10
{+11%) structures over the time period. A slight decrease
in commercial spending (-4%) was also observed.

=
=

The $200 million expansion of the Fredericton Hospital will
support non-rasidential spending in the medium term. !
Additionally, projects like the Fundy Quay developments, ‘
and capacity increases to Port Saint John will support non- g {
residential construction. |

~
13

Souvree Altus Group Economic Consulling based on Statste s Canada

Population Growth
+ In 2023, Canada exparienced a significant increase in Population Growth
immigration as the federal government cleared backlogs v rauat® change alfew Brunswick Canada
during the pandemic and increased immigration targets. - -

The federal government plans to settle 500,000

immigrants in Canada each year until 2025. 28 [
20 =
15 - = = ph
» in-migration flows are expected to slow as the gap 10 S 3
between home prices in New Brunswick and other 05 . .
POVINCES NAITOWS

Jdyearaverage Last Year (2022) This Year12023) Mext Year (2024) 3 Year Yrend
{2019 2021) Honzon (2025-
2027)

Soeurce Altus Group Economic Consulimg based on Stabstes Canaca

National Economic Context I

+ The waight of inflation, global econamic risks and higher interest rates have started to weigh on the Canadian ecanomy, with a 0.2%
cantraction in real GDP in the second quarter of 2023. While some of the sacond quarter weakness was related {o temporary factors,
economic growth is expacted to grind to a halt through the second half of this year and into 2024. The domestic economy is the
weakest fink in 2023 and 2024 as the full impact of higher interest rales is starting to be felt. Residential investment is on track for a
sacond consacutive annual contraction this year and is unlikely 1o bounce back next year. Consumer spending is also softaning as
household debt servicing costs are rising at the faslest clip since tha early 1990s. Non-residential investment and trade remain bright
spots this year but wilt likely peter out with global economic headwinds on the herizon - China’s growth is slowing and Europe is already
in a technical recession. Inflation has aased, reducing the risk of future interest rate hikes. With interest rates expected to start faking
next year, the economy should turn a corner in 2025.

Source: Altus Group Economic Consulting
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4 2023 Golf Business Canada Pulse Report

The report provides a year-end summary of some of the leading indicators from the 2022 season, as well
as the Business Qutlock forecasting what to expect for the 2023 golf season,

The compited data is derived from various sources, including NBCOA Canada's Monthly Rounds Played,
Westher Impact, and revenue Tracker Reports, Annual Pulse Survey, and Macro-Economics Data from
Canada’s most reputable financial and research institutions.

Golf course survey results are presented as year-over-year % changes, for both 2021-2022 comparisons
and 2022-2023 projections. Macro-economic data is presented exactly as provided from Bank of Canada,
Statistics Canada, Business Development Corporation, Chartered Banks, and other sources.

In general, the 2022 golf season can be characterized as another challenging but successful year for
most Canadian golf course operators. As the world centinued to emerge from the impact of Covid-19, the
high demand for golf softened samewhat, however still substantially outperformed the pre-Covid 2019
benchmarks.

Year-over-year rounds played were down 6.5% nationally. However, aggregate golf + cart revenues were
up 5.6% and gross revenues were up an impressive 9.3%, substantially ahead of the rounds played
results. An 18.8% rebound of F&B sales was a major factor in the gross revenues increase,

Private golf clubs appear to have financially outperformed semi-private and public courses on year-over-
year revenue growth. However, those same indicators are reversed when golf operator budgets are
compiled for the 2023 season, with private club operators projecting lower results than semi-private and
public facilities,

Operating expenses in 2022 were challenged by exceptional inflation, cantinuing supply chain issues, and
staff shortages. These factors appear poised to show partial relief in 2023, but to still provide headwinds
that operators must navigate through.

Total labour costs increased in 2022 by an average of 13.3% despite only 26% of golf courses able o
fully staff their teams. And for 2023, operators are projecting another increase of 9.6%.

Weather conditions were more extreme than usual in 2022, Overall though, Canadian golf course
operators rated the impact of weather on golfers’ propensity to play as being better than normal, atthough
not as favorable as 2021 had been.

The leading macro-economic indicators for the 2023 goif season do not appear to be favorable for
business success, However, golf course operators appear to be bucking the trend that a pending
recession would normally impose, budgeting for considerable optimism on rounds played, rates, and
revenues. Golf may be the exception once again.

CONFIDENTIAL
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The following Executive Summary Chart presents the national data highlights. The complete Pulse Report

pravides more granular reporting

Golt + Cart Revenue up 5.6% up 3.9%

Membership Revenue up 6.7% up 4.3%

Teurnaoment Revenue up 24.8% up 7.5%

F&B Revenue up 18.8% up 9.3%
Average Rate Per Round 5.8% increase 4.0% increase

Total Labour Cost up 13.3% up 9.6%

- There was a 6.50% drop in total rounds played in 2022.
- 47.3 Index Points — consumer confidence at March 2023
- 51.5 Index Points — business confidence at March 2023

Pulse survey participants reported Gross revenue increases in 2022 averaging 9.3%. In addition to busy
tee sheets, higher rates and less discounting, the gradual return of banquet functions, daily restaurant
sales and tournaments from the previous Covid limitations further boosted overall revenues.

Gross Revenues

@ Private @ Public Combined

2022 vs. 2020 Outlook 2023
up 13.9% up 2.2%
up 8.0% up 6.3%
up 9.3% up 5.4%

CONFIDENTIAL
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Golf course operators are generally forecasting a continuation of these trends in 2023, although at a slower
pace of growth. Green Fee + Cart revenues are projected to be up another 3.9% on average, with higher
growth in tournament and F&B revenues leading to gross revenues up by 5.4%. All such projections do
need to be evaluated against inflation rates affecting expenses in each department. Public and semi-private
clubs are projecting higher growth this year than private clubs.

Tournament Revenues

@ Private @ Public Combined

2022 vs. 2021 Outlook 2023
up 26.4% down 2.4%
up 24.4% up 10.1%
up 24.8% up 7.5%
Food & Beverage Revenues
@ Private @ Public Combined

2022 vs. 2021 Outlook 2023
up 23.2% up 4.4%
up 17.7% up 10.6%
up 18.8% up 9.3%
Green Fee + Cart Revenues
® Private @ Public Combined

2022 vs. 2021 Outlook 2023
up 8.1% up 1.2%
up 4.9% up 4.6%
up 5.6% up 3.8%
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Nationally, year-over-year rounds played were down 6.5% in 2022. Yet we continued to significantly
outpace pre-Covid levels, at 21.2% above 2019 averages. Pravincially, Ontario was the only one with a
year-over-year increase in 2022, however that would be due to their unique Covid closure for several
weeks in the spring of 2021. Compared to pre-Covid benchmarks, Alberta rounds played showed the

greatest uptick, at 25.6%.
Ovar 2021 Over 2019

National +21.2%
British Columbia . +2.4%
Alberta +25.6%
Prairies +17.2%
Ontario +1.9% +23.9%
Quebec +19.4%
Atlantic 12 +18.6%

These Canadian resuits are trending similarly to the USA golf industry. However, American rounds were
only down 3.7% in 2022. Compared to pre-Covid, they outpaced by 15% in 2022. Those variances between
Canada and the USA results are most likely because their total increase in rounds played during peak
Covid impact was less than Canada’s uptick.

Recruiting full staff teams was challenging for most golf courses in 2022, Only 26% reported that they
filled all positions, with private clubs more severely affected than public/semi-private. The most difficult
positions to staff were Chefs, followed by F&B Managers. Mechanics were the most challenging in the turf
department, followed by Assistant Superintendents

® Private @ Public Combined
61%
44% )
) 39% ] 24%
29% 26% 24%, 27%
16% _
Fully Staffed 0-10% below 10-20% below
CONFIDENTIAL
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Looking forward, the number of applicants for seasonal staff appears to be significantly improving for 2023
However, concerns about the long-term ability to attract full time careers in goif course operations persist.
Barely one quarter or 26% of clubs surveyed were able to fully staff seascnal positions in 2022.

Total labour costs increased in 2022 by an average of 13.3%. Staff shortages, general inflation, and
legislated increases to minimum wages appear to have driven these increased expenses. A percentage
of revenue generated; labour costs averaged 32.4%.

2022 vs. 2021

® Private @& Public Combined

Labour Costs
up 13.7% -
up 13.2% -
up 13.3%

Labour (% of revenue)

31.2%
32.7%

32.4%

Canadian golf courses are projecting further increases for 2023, with total labour costs budgeted to be on
average of 8.6% beyond 2022 and reaching 34.5% of revenues.
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Outlook 2023

Private Public @& Combined

Labour Costs
up 6.6%
up 10.3%

Labour (% of revenue)

32.8%
34.9%

The demand for golf memberships remained high in 2022, Membership growth can be summarized as
5.1% higher average rates, 2.9% increased number of members, contributing to an overall membership
revenue growth of 6.7%. The growth at private clubs outpaced that of semi-privates. The outlook for 2023

is projected to yield an additional 4.3% membership revenue growth, with membership rates growing at
an increasing pace of 6.4% over 2022.
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2022 vs. 2021

® Private @ Public Combined

Rates

up 4.5%
up 5.2%
up 5.1%

Numbers
up 3.6%
up 2.7%
up 2.9%

Revenue
up 1.4%
up 5.4%
up 6.7%

The majority of private clubs are reporting wait lists, compared to about one-third of semi-private clubs.
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o7 @

87%

of private clubs
have a waitlist

Outiook 2023

Private Pubiic @ Combined
Rates
up 6.5%
up 8.4%

Numbers

down 1.0%
up 34%

up 25% -

Revenue

1 n

Golf Simulators
This year's Pulse Report has added profiling of galf simulators since that emerging market has now
gained considerable traction.

40% of Canadian golf courses now operate at least one simulator onsite. The penetration at private clubs
is much higher than that overall average, with 87% reporting simulator business. Most courses only
operate these simulators during the off-season; however, 21% do operate year-round.

Only 8% of those surveyed feel that golf simulators generate a significant revenue stream. It appears that
most clubs are positioning their simulators as an additional strategy to keep members and guests
engaged year-round and to retain certain in the off-season.
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Average Rates per Round

2022 results show that average rates per round played improved by 6.4% for semi-private clubs and 5.4%
for public courses. At private clubs, average rates per guest fee rounds were up 4.5%. For 2023, all golf
courses are projecting continued increases in average rates per round. Most semi-private and public
course operators are projecting a slowing pace for the amount of those increases, however, private clubs
are trending higher at 5.5% year-over year increase on guest fee average rates,

Marketing

With the boost in demand from Covid, most golf courses experienced near-full tee sheets during the peak
of that period. Marketing budgets were therefore reduced. Aithough a strong case can be made for
marketing being an essential fundamental of business regardiess of goed times, bad times, or normal
times, this reduction in marketing was an understandable reaction to the high demand.

During 2022, marketing budgets represented an overall average of 3% of revenues generated. Private

clubs were considerably below that average while public facilities were somewhat above, which is also
how those segments would historically compare to each other.

Marketing (% of revenue)

Private @ Public Combined
2022 vs. 2021 Outlook 2023
14% 16%
8.4% 10.4%
3.0% 3.7%

The forecast for the 2023 investment in marketing does show a marked increase across all types of golf
operation, presumably reflecting a recognition that there may be some further reduction in golfer demand
as competing industries reclaim more of their market share, and economic conditions somewhat tighten
most consumer spending patterns.

The 2023 marketing budgets for all segments of Canadian golf course forecasts is up, at a combined
average of 3.7%. On a year-over-year basis, that's a 23% increase in average marketing expenditures. And
as expected, the private clubs continue to budget below those averages, while publics are above and semi-
privates in between,

Weather

From hurricane Fiona in Eastern Canada to the record-breaking heat in the West, 2022 was a year of
extreme weather events in Canada. Extreme Weather Year In the West, there was major flooding in
Manitoba in May followed by four powerful superstorms in July that extended into areas of Alberta.

CONFIDENTIAL
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British Columbia not only dealt with winter-like conditions in the spring and leading into summer, but also
recorded some of the hottest temperatures on record during August to October while Alberta and
Saskatchewan saw their hottest August on record.

In the East, summer continued until mid-November; extending the golf season in parts of Ontario and
Atlantic Canada. Both coasts also saw wildfires come midsummer although later in the season than was
typical in British Columbia due to the cooler and wetter spring.

Despite these extreme weather events, NGCOA Canada's 2022 Weather Report shows favourable
weather scores from operators across most regions of the country with the exception of the Prairies
where the repeated weather events had a greater impact.

Weather impact index
ENEEEINEKNEEEN
2022 6.6 6.4 47 6.2 7.2 6.4
2021 6.8 7.2 6.8 6.6 71 6.9
2020 71 71 6.5 8.0 7.8 8.0
2019 5.7 5.2 5.3 5.7 6.0 6.

B=Average for this time of year | 10=Perfect Weather | 0=Course unplayable due to weather

Economic Forecast

Macro-economic fundamentals affect golf course operators’ ability to succeed. Compiling the most recent
forecasts from Canada’s leading financial and research institutions, the Pulse Report presents the
following key indicators.

Inflation

Inflation was a severe and unexpected factor in 2022, negatively affecting every golf operator's supplier
expenses and most consumer’s disposable income for golf. From its mid-summer peak of 8.1%, inflation
has been gradually declining and currently sits at 4.3%. The 2023 forecast projects a continued decline to
3.0% by August, providing some significant relief.

Central Bank Rate

The Central Bank Rate, as set by the Bank of Canada, rose from .25% to 4.5% through 2022, resulting in
the gradual reduction in the inflation rate. However, higher interest rates also hurt the debt service of golf
course operators and golfers’ who finance loans of mortgages. For the balance of 2023, the most likely
scenario is a forecast of 4.5% sustained through the golf season.

Wages

Wages tend to lag behind the timing of inflation and are also influenced by how tight the labour market is.
Average Canadian wage increases in 2022 was 4% growth over previous year and a 12.9% growth over
the past 3 years. Average wages are projected to be 5% in 2023. Golf courses should refer to the
NGCOA Canada's 2023 Compensation & Benefits Report for specific golf industry data on wages for all
of their leading job descriptions.
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Unemployment

Canada's Unemployment Rate for 2022 was near historical lows hovering around 5.3%, which
contributed to the staff shortages reported by the majority of golf operators. For 2023, it is forecasted that
unemployment will rise to between 5.4% and 5.8%, which should provide some relief to the staff shortage
and wage pressures,

Real GDP

Reai GDP grew by 3.6% in Canada during 2022 despite various headwinds facing the economy. For
2023, it is projected that annual growth will stall and only grow by an estimated .3% - .7%, with a very real
risk of a couple of quarters of contraction included. Such a recession should soften demand for all
consumer spending including golf, and prompt the unemployment

Consumer Confidence

Consumer Confidence in Canada ranged between 46.6 and 52.2 in 2022, with an index of 50
representing average confidence in their own financial well being for the near future. As of March 2023, it
had declined to 47.3 meaning that many golfers are becoming increasingly pessimistic.

Business Confidence

Business Confidence for 2023 is currently at an index of 51.6, slightly better than average, and
significantly more optimistic than the outlook of consumers. As stated earlier in this Pulse Report,
Canadian golf course operators share this cautious optimism for the coming golf season.,

According to the LIPG Golf & Resort Investment Report (2023) overall, goif is on a hot streak. 2020 was

better than 2019, 2021 better than 2020 and 2022 was again better than 2021, but the pace of both rate

and dues increases has slowed, as did round of golf played due mainly to weather. Hiring new staff was

hard as heck for both the restaurant and maintenance side of the business and it was painful to find new
or used golf carts. Skyrocketing interest rate hikes, souring inflation, and during all that, 2022 was a heck
of a year. In 2022 there were the least number of closures in about 10 years.

The National Golf Foundation {NGF) research stated rounds backtracked to around 510 million in the US,
while the Pellucid Report stated rounds dropped from 518 million to 500 million. On-course participation
was up 2.0% and off-course was up 13% for a total participation in golf of 41 million, an all time high
according fo the NGF.

The number of 18-hole equivalent golf courses (EHE) that closed their doors in 2022 was 105 according
to the NGF, down to its lowest level in about 10 years and there were 10.6 EHE courses open. The golf
supply continues to dwindle. Of the closed courses, most were public and 9-hele facilities, functionally
obsolete 18-hole courses, where they can be redeveloped into other uses. The total number of golf
facilities is just shy of 14,000 while the number of 18-hole equivalents is around 16,000 courses.

2022 also became the year of the golf cart. Manufacturers were shutting down plants for up to17 weeks in
the spring of 2020. Once those plants reopened, with social-distancing protocels and new sanitation
requirements, production resumed on a smaller scale. In some cases courses were taking at least a year
to receive new golf carts. There were also supply chain problems with clubs, bags and shoes. There was
a worldwide shortage of polycarbonate, which is used extensively in carts and other golf products.
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Supply, demand, interest rates, inflation, all affect a golf course or facility’s value. The good news for golf
course owners is that the number of sales was up 22% in the US, which shows more interest in golf.
While the average price was down 6% from 2021, the median price increased by 16%. Since 2013 the
median has increased steadily every year, except two, 2017 and 2019. The average sale price was
$4,129,000 (US) and the median sale price was $2,580,900 (US), up $355,000. Both gross revenue and
EBITDA are up on just about every course in the US and that has continued a three-year trend. In
addition, the buyer market for golf courses has exploded in the last few years.

Average Historical Galf Course Prices
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The economy is moving into a lower gear, following the historic post-pandemic recovery and expansion.
The return of consumer and business demand was uneven, however, contributing to elevated inflation in
2022 that lingered into 2023 With important implications. Golfers are having to adjust to higher prices
across nearly every category in golf. green fees, dues, initiation fees, hard and soft costs, etc

» Private course demand, memberships and revenue will continue to increase just at a slower rate

> F & B should have its first 100% back to normal year even in places like California which finally
opened the economy

> There will be a callback to work for more employees whe were working frem home, softening
afternoon golf demand during the week.

» Golf course values could remain steady or reverse the three-year rise as stifling interest rates force
lower valuations and leave non-cash buyers with less loan to value.

» Experienced golf course buyers will be competing with new buyers entering the golf course industry
chasing vield.

» Golf course-conversicns in major metros slow down because the first-ime home market is so weak.

The tables on the following page, as completed by RealtyRates.com, summarize discount and equity
dividend rates reported by survey respondents. In all case, rates were derived from Class A and B
properties nationwide and are exclusive of reserves.
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RealtyRates com INVESTOR SURYEY - i1st Quarter 2024°
DISCOUNT RATES

New Development Ac quisitions Recapitalizations

Property Type Min. Max Awg. Min. Mazx. Avg. Min. Maz. Avg.
Golf 10.82% 2289% 17162 9420 1981 14.93% 1071 2266% 16.99x
Public Daily Fee Courses 12597% 2263% 16914 1096 1969 M7 1247% 2241x 1874
Semi-Private Clubs 107 22897 17.48% 963% 1991 1521 1096% 2266% 17314
Prlvate Clubs 1082 2141% 1665% 942% 1862 14492 10714 2119% 1643%

RealtyRates.com INVESTOR SURYEY - 1st Quarter

EQUITY DIVIDEND RATES

Property Type i Min. . Aug.
Golf 3.16%  2161x  16.00%
Public Daily Fee Courses 9167 2101 14.439%
Semi-Private Clubs 9.15% 21614 14.76%
Private Clubs 916 20414 14.22%

RealtgRates.com INVESTOR SURYEY - ist Quarter 2024°
GOLF COURSES & COUNTRY CLUBS - ALL TYPES

Item Input 0AR

Minimum

Spread Over 10-Year Treasuty 1.20%2| DCR Technique 115 0,063534 0.80 585

Debt Coverage Ratio 115| Band of Investment Technique

Interest Rate 5.70%| Mortgage 80: 0.063534 0.050827

Amortiz ation 40| Equity 202 0.091434¢ 0.018299

Mortgage Constant 0063534 | OAR 6.9

Loan-to-Value Ratio 80| Surveyed Rates 6.50

Equity Dividend Rate .15

Mazimum

Spread Over 10-Year Treasury 10.00%| DCR Technique 215 0.163860 0.50 17.61

Debt Coverage Ratio 2.15| Band of Investment Technique

Interest Rate 14.50%| Mortgage 5034 0163860 0.081930

Amottiz ation 15| Equity 50 0.216120 0.108060

[Mlortgage Constant 0.163860 | OAR 19.00

Loan-ta-Value Ratio 507:| Surveged Rates 17.86

Equity Dividend Rate 21814

Average

Spread Over 10-Year Treasury 5.06%| DCR Technique 153 0105715 0.67 10.79

Debt Coverage Ratio 153| Band of Investment Technique

Interest Rate 9.31%| Mortgage 67% 0105715 0.070801

Amortiz ation 23] Equity 33% 0160038 0.052855

Mortgage Constant 0.105715 | OAR 12.37

Loan-to-Value Ratio £67.0%| Surveyed Rates 12.34

Equity Dividend Rate 16.00%

“4th Quarter 2023 Data Copytight 2024 RealtyRat ¢5.com ™
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The summer golf season in New Brunswick is short with most courses opening in May and closing at the
end of October. Successful commercial operations supplement tourists’ business with year-round
commercial trade. To attract commercial trade, businesses need to be on main highway routes linking
major population centres, in destination locations, or near winter leisure attractions. Mosf of the
competing golf courses in Greater Moncton also benefit from weddings, banquets and Christmas staff
parties during the non-traditional golf months of October through May. Competing golf courses in the area
are summarized below:

COMPETING COLT COURSES - 2021 Rates
Cuesl Fees
= Market/ s of o
Gult Course . Par  Yardage Raling Slope Amenities * 18 Holes +
Competition Hales o
Fox Creek Golf Club (Private) Dieppe 18 72 6925 738 11 DR, ]Z)c;' ?I" CH, $130
Monctor: Golf Club Riverview 18 70 6,563 690 123 PR, I;C;' ;i: H $84
Mountain Woods Moncton 18 72 6195 700 123 DR, G, P5, CH, $78
OS, RT
Lakeside Golf & Country Club Lakeville 18 70 5873 674 118 DE, 1;(35, f:; CH, $67
Indian DRJ PGJ PSI C]'I,
C Mead Golf Club 18 72 6,765 71.2 124
ountry Meadows Golf Clu Mountain 08, RT $60
Maplewood Golf Course Irishtown 18 72 6246 700 119 PR, I;% fa?r H $67
Memramcook Valley Golf Course Memramcook 18 72 5,981 69.0 120 DR, I;C;, ;,SE CH, $65
Pine Needles Haute- 0 01 5o er7 19 TOTSCHOS o
Aboujagane RT
Minimuwm 560
Maximum $130
Average $76

DR PG. PS5, CH, O
RT

Subject - Ruyal Oaks (X FTIRTE TR 72 40 134

* DR= Driving Range, PG = Pufting Green, PS = Pro Shop, CH = Clubliouse, OS = Oulside Service, RT - Restaurant,
Souree - Individwunl cosrse web sites.
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5 Highest and Best Use

The reader is referred to Appendix A for the definition of highest and best use,

Given the location of the subject property, the size and configuration of the site, as well as the current
zoning, it is likely that its use would be consistent with similar properties in the immediate area if it were
vacant land. Based on the foregoing, it is concluded that the highest and best use of the subject property,
as vacant land, as at April 10, 2024, would be for the development of a golf course similar to the existing
improvements on the subject property, considering the fact that an alternative more intensive use other
than a golf course is considered highly unlikely at this point.

Based on a review of the existing by-laws, the subject property appears to conform to existing land use
controls. A formal legal review would be required for certainty.

The subject property is improved with a very well established 18-hole golf course facility of functional size
and configuration. Having regard to the locational and physical characteristics of the subject property, the
fand use controls and current market conditions, it is concluded that the existing use of the subject
property represents its highest and best use.

There does not appear to be an alternative use that could reasonably be expected to provide a higher
present value than the current use, gince the improvements are specifically adapted to the existing use.
The current use is therefore concluded to be the most profitable. Based on the foregoing, it is concluded
that the highest and best use of the subject properly, as improved and as at April 10, 2024, is its present
use,
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6 Valuation

There are typically three approaches used to estimate market value: the income Approach, the Direct
Comparison Approach and the Cost Approach.

The Income Approach recognizes the principle of anticipation, where the anticipation of future benefits
creates value, The Income Approach is usually used as the primary method of valuation when a property
is expected to be acquired by an investor, The Income Approach is comprised of two primary methods:

Direct Capitalization. This procedure involves dividing the stabilized net annual operating
income (NCI) by a singular rate that takes into account the investment characteristics of the
subject property.

Discounted Cash Flow (DCF): This method calculates the present value of the future cash
flows over a specified time period, including the potential proceeds of a deemed disposition, to
determine market value.

The Direct Comparison Approach recognizes the principle of substitution, according to which a buyer will
not pay mare for one property than for anather that is equally desirable By this approach, an opinion of
value is developed by applying a comparative analysis of properties that are similar to the subject
property that have recently sold, are listed for sale or are under contract, by focusing on the similarifies
and differences that affect value.

The Cast Approach recognizes the principle of substitution, according to which a knowledgeable
purchaser would not pay more for a property than it would cost to construct a property of similar design
and utility, assuming no unreasonable delays. The Cost Approach involves adding the market value of the
land to the depreciated value of the building and site improvements

The subject property is a special purpose investment property and the most likely purchaser would be an
investor. Consequently, the Income Approach has been used as the primary method of valuation. Given
the substantial underlying land value, this would imply that a potential purchaser could also be a
developer however development is likely limited to the existing zoning. Under this scenario, the Direct
Comparison Approach would also be acceptable
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7 Income Approach

The theory of the Income Approach is that the value of a property is the present worth of all the net
income that it will produce for each year of its remaining useful life. Net income serves as a measurement
that, in turn, is capitalized into a value estimate by the use of a capitalization rate taken from the
experience of similar properties that have already sold or from the state of the financial market at the time
of the appraisal. The rental income of a property will generally reflect all attributes and amenities inherent
in that property

The following section outlines an analysis of the subject property leasing activity, current tenant profile,
market rent factors, and estimate of normalized vacancy and bad debt, operating expenses, and capital
expenses

The subject is currently operating as a semi-private 18-hole golf course facility with additional revenue
streams generated from a fully licensed bar and restaurant facilities. It is noted that as a semi-private goif
club, the subject is operated in a not-for-profit manner for the exclusive enjoyment of the shareholders.
Under this maodel, this club could not be sold without first going through a significant exercise that wouid
ultimately require the consensus of the membership

In determining market value, the assumption has been made that this consensus has been achieved, and
the golf club could be sold on the open market. It is also assumed that the club would be operated In a
for-profit capacity, with revenues and expense projections reflecting market.

As in other types of income-producing properties, the operating performance of the golf course must be
analyzed. The iIncome estimate is based on analyzing market data and any available historical operating
statements for the subject property. In that regard, | have been provided with actual statements for year-
end December 2020 to 2023. Altus alse reserves the opportunity to review updated financials and if
necessary, amend the analysis and conclusions.

These statements provide a detailed departmental revenue and expense breakdown. The departments
are shown as follows:

» Casual Green Fees » Pro Shop Sales

» Tournament Fees » Food and Beverage
» Power Cart Rentals » Other Miscellaneous
» Membership Dues

Histerical, budgeted and the Altus forecast of the subject golf facility's operating income / loss are outlined
in the headings described above
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Income and Expense Pro Forma

For the Year Ending Actual Y/E Actual Y/IE  Actual Y/E  Actual Y/E
Dec-20 Dec-21 Dec-22 Dec-23
Revenue
Green Fees $312,007 $365,768 $298,456 $331,781
Toumament Revenue $23.,250 $93,772 $100,531 $96,468
Power Cart Rentals $51,396 $151,473 $218,462 $218,033
Membership Dues $244,622 $513,129 $527,656 $544,174
Lockers & Club Storage $2,175 $3,625 $4,375 $11,809
Pro Shop Sales / Club Rentals/ Driving Range $66,996 $133,118 $114,784 $255,330
Food and Beverage Revenue $486,376 $693,122 $877,385  $1,042,304
Corporate Pass Revenue §61,770 §105,085 $93,540 $76.626
Simutator Income $19,400 341,100 $33,408 $27,036
Teaching Revenue $6,500 $9,300 $31,021 $48.731
Advertising $12,500 $23,260 $20,200 $12,350
Events (Weddings & Rentals) $34,864 $138,234 $89,630 $127.916
Miscellaneous $0 $0 $79.016 $6,067
Total Gross Revenue $1,321,886  §2,270,926 $2,488,464 $2,798,625
Less: Cost of Goods Sald
Pra Shap - Merchandise $64,668 $163,465 §70,614 $192,093
Food and Beverage - Supplies $159,607 $192,411 $254,006 $330,488
Other Miscellanecus $59,250 $73,275 $0 §0
Total Cost of Goods Sold $283,525 $429,181 $324,620 $5822 581
Gross Margin 51,038,337  $1,841,775 $2,163,844 $2.276,044
Operating Expenses
Fixed Operating Expenses
Salaries and Wages - Course $199,344 $223,660 $201,486 $229,806
Salaries and Wages - Food & Beverage $171,148 $158,719 $234,902 $326,141
Salaries and Wages - Pro Shop $70,095 $106,000 $139,187 $168,019
Salaries and Wages - Management/Administration/Marketing  $154,587 $174,928 $145,166 $131,743
Total Salaries and Wages $595,174 $663,307 $720,741 $855,709
Repairs/Maintenance/Supplies - Course & Proshop $108,890 $195,902 $189,157 $230,423
Repairs/Maintenace/Supplies - Food & Beverage $53,946 $66,140 $46,632 $51,967
Repairs and Maintenace - Proshop /General $16,401 $12,475 $0 $45,350
Total R&M $179,237 $274,517 $235,789 $377,740
Advertising & Marketing $20,798 $47,905 520,539 $39,354
Office & Adminsiration $63,840 $36612 $136,179 $188,168
Utilities $73,573 $77.053 $113,743 $117,522
Consulling / Accounting (in house) $42,212 $124,813 $157,568 $63.601
Professional Fees {out sourced) $17,254 $13.763 $31,726 516,589
Travel & Credit Card Fees $24,445 $15617 $10,055 $52,730
Total Administration $242,122 $315,763 $469,810 $477,964
Management Fees 30 $0 50 $0
insurance $39,270 $39.912 $39,680 $48,143
Properly Taxes $109,279 $152,157 374607 $81,789
Subtotal $148,549 $192,069 $114,297 $129,932
Total Operating Expenses $1,165,082  $1,445656 $1,540,637 $1,841,345
Percantage of Gross 86% 654% 62% 66%
Net Operating income ($1286,751) $396,119 $623,207 $434,699
-10% 17% 25% 16%
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The major sources of the golf course operation are casual green fees, tournament fees, membership
dues, power cart rentals, pro shop sales, food and beverage, and othér miscellaneous revenue.

One major source of revenue to a golf course operation is from daily green fees. Revenues from green
fee revenue decreased from 2021 to 2022 as total rounds levelled off due to additional play that resulted
from the Cavid-19 pandemic being lifted and the number of rounds levelling back to normalized levels of
previous years at approximately 27,000 per year. The actual year-end 2023 reported revenue at
$331,781 which is consistent with 2020 and 2021 green fee revenue

As this is a semi-private golf club, green fees are generated from guests who are accompanied by a
paying member and would be much lower than at a purely public golf course facility.

Revenues from this source are affected by two factors: number of rounds played {(annually) and the average
green fee rate. Supplemented by market research and projections obtained by management, my forecast
for the number of rounds played over the next five-year horizon is as follows:

Number of Rounds Played

Actual Actual Actual Actual
2019 2020 2021 2022 2023 Year 1 Year 2 Year 3 Year & Year 5 Year 6
Total Rounds Played 27,000 2,719 306,200 26,000 28,569 28,600 28,000 28,000 28,000 2B.000 28,00
Est Potential Rounds 55,060 55,000 55,000 55,000 55,000 55,000 55,000 55,000 55,000 55,000 55,600
Utilization 49% 43% 55% 47% 52% 51% 51% 51% 51% 5% 5%
Est No Playing Days 170 170 i70 170 170 170 70 170 170 170 170
No Round per Plaving Days 159 140 178 153 168 165 165 165 165 165 165

In terms of the current rate structure, the 2024 Rate Schedule for Member Guest Fees at the Royal Oaks
Golf Club is summarized as follows:

Shoulder Season Rates Regular Season Rates
Open  400pm 56500 Open - 400pm 20500
Alter 4.00pm [Twilight) 24500 Alter 4.00pm (Twilight) 30G0.00

Basic green fee rates for an 18-hole round are $65 to $85. Reduced rates are available for twilight and
shoulder season rounds. The practice range and golf cart rentals are not included. Cart rates are at $23
per seat for 18-holes. 8-hole green fee rates are posted at $50. There are alse 8- and 18-hole 10-round
rates available,
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9-Hole 10 Pack w/ cart
547500 - includes 10 Green Fees, shared power cart, and range balls on
day of play.

18-Hole 10 Pack w/ carl
$925.00 includes 10 Green Fees, shared power cart and range balls on
day of play. Cannot be sphl into two 9-hale rounds

18-Hole Twilight 10 Pack w/ carl
5625.00 - in¢ludes 10 Green Fees, shared power cart and range balls on
day of play Cannot be split into two 2-hole rounds

COMPETING GOLF COURSES - 2024 Rates

Guest Fees
Galt Course Par Yardage Rating Slope Amenilies * 18 Holes +

Markel/ = of
Compelilon  Holes

Carl
DR, PG, PS, CH,

Fox Creek Golf Club (Private) Dieppe 18 72 6,925 738 131 08, RT $130
Moncton Golf Club Riverview 18 70 6563 690 123 DR, I;C;, Il;s‘f‘ CH, $84
Mountain Woods Moncton 18 72 6,195 700 123 DR, I;(; I;?r CH, $78
DR, PG, PS5, C
Lakeside Golf & Country Club Lakeville 18 70 5873 674 118 OS, RT H $67
Indian DR, PG, P8, CH,
Country Meadows Golf Club Mountain 18 72 6765 712 124 08, RT $60
DR, PG, IS,
Maplewood Golf Course Irishtown 18 72 6246 700 119 05, RT cH. $67
DR, PG, PS,
Memramcook Valley Golf Course Memramcook 18 72 5981 650 120 R 05, RT i $65
Pine Needles Haute- o o1 57 er7 19 FOPRCHOS o
Aboujagane RT
‘FHRImm $60
Maximum $130
Average $76

DR, PG, I'S, CH, 0§
RT

Subject - Rpval Oaks Alancton

* DR= Drivmg Range, PG = Putting Green, PS = Pro Shop, CH = Clubhouse, O5 = Quisrde Service, RT - Restaurant,
Source - Individuat cowrse web sries.

The chart above details current green fee rates at numerous competing golf courses in the Greater
Ottawa Area. These courses typically represent the top-quality courses that focus on quality goff and
amenities. The posted rack rates of these comparables generally range from $60 to $130 per round. The
lowest fees were found at Country Meadows Golf Club located just outside of Moncton which is a semi-
private course. It is also noted that Fox Creek Golf course is the primary competitor to Royal Oaks and
has been a private golf course facility since 2020. The subject's member guest rate is posted at $65 to
$85 in peak season for 18 holes and falls within the identified range for competing courses and is
reflective of the fact that it is the premiere course in its market.
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it is noted that these represent guest fees, which de not necessarily represent the rate that could be
achieved for every round. Some rounds would be discounted through 10-round packages, promotions,
etc.

| have inflated the average green fee rate by 3.0% per annum throughout the horizon. This equates to
normalized revenue from casual green fees of $345,000 (rounded) in Year 1, increasing to $366,011
by stabilized Year 3. Over the term of the analysis, green fee revenue is inflated by 3.0% per annhum.

Gasup| Graen Fie Ruyenus

Actil WE  Acnis/ TE  Aciwd WE  Actun! W€ Allus ['orecast Altus Forecmst  Stajitizss Aus [orecast  Aflus Forecait  Allus [owcart

Occ 20 De= 21 Omeidd 23 Dec Fea Year 2 P 3 Yeord Wear 3 eard |
Total No. of Rsunds a7s 10100 24000 20545 w200 20,000 T 0,000 1000 18,000
Teuwnament na s ne L 13 na W wa tfa wih
Cazwl Play nns 0200 20000 20569 25000 20000 0w 20000 2000 20003
PHole Caseal ] o L} a o a a ] L} o
s Mamber Piny Q a o ] o a q o a ¢
T Cadull 9 bl Rounds e L} L} L3 L] e Ll ¢ [ L4
18 Hole Caaup 27,000 0300 20000 250 T4 00 20000 25000 We00 000 28 bod
Lees Mrmber Play
Mot Cagui 18 Hela Raunds ) 30200 26,000 20562 e 22000 28000 24000 22000 28 000
9 Hole Caseal (] 10 50 1 ®w ] [ £ ® [
3 G140 Feas | Rotid Avoroge - - - - - - - =
18 Hals Carunt §141.07 1365760 $10n450 (TR V] $ad5 000 [P facs 014 §275. 491 268301 tawa,g80
£ Guasn Feat | Ruund Avirage 842 412 st 12 [{H] ki " s m HE]
Toral Srean Feo Ravemis BEMNT Lo Lk ] b s 348,008 e s 0iy e a3 g

Revenue from tournaments is a steady source of revenue in the operating of a public or semi-private golf
course. Tournament rounds have been an area of strength for most clubs over the recent past but
suffered a drastic decline in 2020. In the case of the subject, tournament fees were reported at $23,250
for year-end December 2029, before increasing to $93,772 in 2021 and $100,531 in 2022. The revenue
dropped off slightly to $96,468 in 2023 with 12 corporate tournaments. Obviously, tournament revenues
were supressed by the global pandemic, but are expected to maintain the 2022 levels in 2023 and
beyond. | have inflated the average green fee rate by 3.0% per annum throughout the horizon. In the
Altus forecast, tournament fees are forecast at $100,000 in Year 1 Altus Forecast, growing fo $106,090
by the stabilized Year 3. Over the term of the analysis, tournament revenue is inflated by 3.0% per
annum.

Revenue from membership fees is the largest source of revenue at the subject, which is typical of a semi-
private golf club. Membership revenues increased in 2021 due to the courses’ main competition in
Greater Moncton, Fox Creek Golf Course, going to a strictly private play club. This revenue has remained
consistent from year-end 2020 to 2023 representing 24% to 28% of total gross revenue. The total number
of memberships in 2023 was at 360 a slight increased from at 354 in 2022 and has been consistent in
recent years. Annual membership packages for 2024 range from $2,075 for an Adult membership to
$3,575 for a Couples membership. The course also offers Intermediate membership (age 18-29) at
$1,650, Student memberships (19-29} at $1,100, Junior Memberships (under 18) at $500 and Senior's
memberships at $1,971 (85+). The ownership anticipates capping the annual membership number at 375.

The Adult membership rate which comprises the bulk of the annual members will be increased by $150
per member from 2022 to 2023 or a 7.80% increase. In my analysis, | have estimated revenue from
membership fees of $570,000 in Year 1 Altus Forecast growing to $616,512 by the stabilized Year 3.
Over the term of the analysis, overall membership dues are inflated by 4.0% per annum.
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Revenues from this source are also affected by two factors: number of rounds played (annually) and the
average cart rental rate. This source is a significant item at a semi-private or public golf course facility. In
the case of the subject, power cart rental revenue ranged between $51,396 in 2020 and $218,033 in
2023. In the case of Royal Oaks, power cart rentals were supressed by the global pandemic as seen at
similar golf facilities. Cart rental revenue remained consistent in 2023 from 2022 and beyond. In the
forecast, power cart rentals are forecast at $225,000 in Year 1 Altus Forecast, increasing to $238,703
by the stabilized Year 3. Over the term of the analysis, power cart revenue is inflated by 3.0% per
annum.

Between year-end December 2020 and 2023 pro shop revenue increased from $66,996 to $255,330.
This revenue also includes the driving range and club rentals. Pro shop merchandise revenue increased
significanily in 2023 at $233,424, as compared to $100,892 in 2022. Management indicated that this was
due to staff being qualified to club fitting and experience is merchandise sales. Going forward, | have
estimated total annual Pro Shop revenues of $265,000 in the Altus Year 1 Forecast, growing to
$278,616 by the stabilized Year 3, growing to by inflation at 2.0%. This revenue stream includes soft
goods, non-related golf sales and hard goods. Over the term of the analysis, tournament revenue is
inflated by 2.50% per annum.

Food and Beverage revenue is the highest generator of revenue at the club representing between 31%
and 37% of total revenue. This revenue stream has increased as restrictions resulting from Covid-19
have been lifted increasing the number of corporate tournaments, weddings and other large events.
Tournaments reached pre-Covid levels again with a reported 12 returning tournaments in 2023, with 17
weddings and 50 additional other events. This revenue has been normalized at $1,075,000 in the Altus
Year 1 Forecast and is increased to $1,162,720 by stabilized Year 3, growing by 4.0% per annum,

Corporate pass revenue is comprised of ten-pack card sales for both 9-hole and 18-hole green fee
packages. This revenue has been normalized at $85,000 in the Altus Year 1 Forecast and is increased
to $89,303 by stabilized Year 3. Over the term of the analysis, corporate pass revenue i1s inflated by
2.50% per annum.

Additional Revenue is generated from the golf simulators, teaching golf lessons, advertising, weddings
and other events. The simulators were installed in 2020 and this revenue was reported to be $27,026 in
2023 down slightly from $33,408 in 2022. This revenue has been normalized at $30,000 in the Altus
Year 1 Forecast and is increased to $31,519 by stabilized Year 3. Teaching golf lesson revenue has
been normalized at $50,000 in the Altus Year 1 Forecast and is increased to $562,531 by stabilized
Year 3. Advertising has been normalized at $15,000 in the Altus Year 1 Forecast and is increased to
$15,579 by stabilized Year 3. Event and rental revenue were affected by Covid-19 restrictions in 2020
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and rebounded between 2021 and 2023. There were 17 weddings booked along with 50 additional
smaller events in 2023. This revenue has been normalized at $135,000 in the Altus Year 1 Forecast
and is increased to $9141,834 by stabilized Year 3. Over the term of the analysis, additional revenue
streams are inflated by 2.5% per annum.

Qperating Expenses

For the Year Ending Actual Y/E Actual Y/E Actual YIE  Actual Y/E
Dec-20 Dec-21 Dec-22 Dec-23

Operating Expenses
Fixed Operating Expenses

Salaries and Wages - Course $199,344 $223,660 $201,486 $229,806
Salaries and Wages - Food & Beverage $171,148 $158,718 $234,902 $326,141
Salaries and Wages - Pro Shop $70,095 $106,000 $139,187 $168,019
Salaries and Wages - Management/Administration/Marketing  $154,587 $174,928 $145,166 $131,593
Total Salaries and Wages $595174 $663,307 $720,741 855,559
Repairs/Maintenance/Supplies - Course & Proshop $108,890 $195,902 $189,157 $230,423
Repairs/Maintenace/Supplies - Food & Beverage $53,646 $66,140 $46,632 $51,067
Repairs and Maintenace - Proshop /General $16,401 $12,475 30 $95,350
Total R&M $179,237 $274,517 $235,789 $377,740
Advertising & Marketing $20,798 547,905 $20,539 $39,354
Office & Adminstration $63,840 $36,612 $136,179 $188,168
Utilities $73,573 $77.053 $113,743 $117,5622
Consulting / Accounting (in house) $42,212 $124,813 $157,568 $63,601
Professional Fees (out sourced) $17,254 $13,763 $31,726 $16,589
Travel & Credit Card Fees $24,445 $15,617 $10,055 $52,730
Total Administration $242122 $315,763 $469,810 $477,964
Management Fees $0 30 $0 $0
Insurance $39.270 $39,912 $39,690 $48,143
Property Taxes $109,279 $152,157 $74 607 $81,789
Subtotal $148,549 $192,069 $114,297 $129,932
Total Operating Expanses $1,165,082 $1,445,656  $1,540,637 $1,841,195
Percentage of Gross 88% 64% 62% 66%

From the financial statements provided, the labour costs regarding all operations of the facility were
broken down into the appropriate departments to include the pro shop, course maintenance, food and
beverage and general administration staffing. The wages ranged from year-end December 2020 to 2023
for each category and are summarized as follows:

Course: $199,344 to $229,806
Food & Beverage: $158,719 to $326,141
Pro Shop: $70,095 to $168,019

Management & Administration: $145 166 to $174,928
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The course maintenance wages include the course superintendent, assistant superintendent, mechanic
and machine operators. | have estimated the normalized wages at $235,500 in the Altus Year 1
Forecast, growing to $246,897 by stabilized Year 3.

The food and beverage wages include the management and events manger, cooks and servers. | have
normalized the wages at $334,000 in the Altus Year 1 Forecast, growing to $350,909 by stabilized
Year 3.

The pro shop lodging wages include full and part-time staff and the manger. | have normalized the wages
at $170,000 in the Altus Year 1 Forecast, growing to $178,606 by stabilized Year 3.

The general administration wages include marketing, administration and ownership salary. | have
normalized the wages at $135,000 in the Altus Year 1 Forecast, growing to $141,834 by stabilized
Year 3.

Overall wages increased by approximately 23% from 2022 to 2023. Management indicated that a full-time
manager was hired for the full year in 2023 as compared to enly 3 months in 2022, Total administration
salaries therefore increased to $115,114 in 2023 from $33,856 in 2022. In the Altus Year 1 Forecast, |
have applied a 3.50% management fee as a non-recoverable expense related o industry standards.
Therefore, this fee at $102,025 in the Altus Year 1 Forecast has been deducted from the total salaries
expense as the course now has full-time management in place

All wages are growing at an inflation rate of 2.50% per annum,

The expense category involves repairs and maintenance of golf courses, buildings, equipment and leased
equipment. These costs also include repair and rental costs, and costs associated with fertilizers, seed,
herhicides top dressing, shop suppliesitools, etc. Over the past three years, this expense has varied from
a low of $108,880 for year-end December 2020 to a high of $230,423 in 2023. Power cart rentals that are
outsourced by the club increased to $102,900 in 2023 from $50,400 in 2022. In my forecast for
maintenance and reports, | have normalized an expense of $235,000 in the Altus Year 1 Forecast,
growing to $246,897 by the stabilized Year 3, again growing by inflation of 2.50%

The expense category involves cleaning supplies, equipment repairs and rentals. These costs do not
include the cost of goods sold which were normalized and related to the annual gross margins. Over the
past three years, this expense has varied from a low of $53,946 for year-end December 2020 to a high of
$66,140 in 2021. In my forecast, | have normalized an expense of $63,000 in the Altus Year 1 Forecast,
growing to $55,683 by the stabilized Year 3, again growing by inflation of 2.5%.

Power cart rentals that are outsourced by the club increased to $102,900 in 2023 from $50,400 in 2022.
Management indicated this number fluctuates from year-to-year and therefore has been normalized at
$75,000 per annum in the Altus Forecast. Inciuding other costs for supplies etc. this expense has been
normalized $95,000 per annum.
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This expense would include all administration related to operating the golf course, including membership
services, general insurance, utilities, advertising, consulting and professional fees, bank charges, credit
card charges etc. The administration expenses have ranged between $242,122 for year-end December
2020 and $477,964 for year-end 2023. In my forecast, | have applied an expense of $469,000 in the
Altus Year 1 Forecast, growing to 492,743 by the stahilized Year 3, again growing by inflation of
2.50%.

This expense is comprised of hydro, propane, water and sewage and propane for the operation of the
clubhouse and maintenance buildings. In my forecast, | have normalized an expense of $120,000 in the
Altus Year 1 Forecast, growing to $126,075 by the stabilized Year 3, again growing by inftation of
2.50%

This expense is comprised of consulting fees both in-house and outsourced related to accounting and
appraisal fees. The accounting fees (in-house) were reported at $63,601 in 2023 and at $67,025 in 2022.
Higher fees were reported in 2022 as a $87,500 fee reported for year-end 2022 was the result of a “claw-
back” for some fees not paid since 2017, Outsourced consulting fees included professional fees from
several local companies for year-end accounting, engineering, etc. Therefore, in my forecast, | have
normalized an expense for in-house consulting at $64,000 in the Altus Year 1 Forecast, growing to
$67,240 by the stabilized Year 3, again growing by inflation of 2.50%. Outsourced professional fees
have been normalized at $20,000 in the Altus Year 1 Forecast, growing to $21,013 by the stabilized
Year 3, again growing by inflation of 2.50%,

Property Taxes and Utilities have all been forecast based on recent actual operating results and are
considered to be in line with typical costs. The 2024 property taxes for the golf course facility and the
clubhouse equate to $81,789. Insurance coverage has been increasing in recent years for all forms of
real estate assets. These expenses have alsa been inflated at an annual rate of 2.50%.

Non-recoverable management fee is utilized at 3. 50% of Total Revenues. This is reflected of full-time
management staffing hired in 2023,

The following chart depicts a detailed forecast of the subject’s income and expense through the stabilized
year and a summary 5-year projection on a fiscal basis beginning in 2024, Stabilization is assumed to
occur in Year 3. The statements are expressed in inflated doliars for each calendar year.
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In order to determine the appropriate yield for the subject property; specifically, the capitalization rate
(CRY}; the following factors have heen considered:

> Alternative investment yields
» An analysis of the subject property’s income, physical and locational characteristics

> An analysis of relevant sales and other market activity

The CR selected o value the subject property is expected to be higher than the average yield of 3.44%
indicated by 10-year Canada Bonds as at March 2024, The premium attributable to real estate is based
primarily on the lack of liquidity, increased management and the greater overall risk associated with real
property assets.

Recent evidence for golf course capitalization rates is limited. This is due to the fact that some of the
recent transactions are distress sales and thus, financial information is not available. Also, some
transactions include considerations other than the golf course operation; for example, future development
patential of the land where the existing goif operation is not considered to be an integral part of the
investment decision. Lastly, it is equally difficult to determine the conditions of the purchase of shares or
assets that can have a strong bearing on reported sale prices.

A review of recent market activity provides additional support for the selection of yields. The most relevant
transactions that were found are summarized on the following page. Te ensure comparability, the same
methodaology used for the analysis of the subject property has been applied to the analysis of the
comparabie property sales
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Recent investment Market Activity

Closing Date No, Area Price/ NOI
Indes tocation Sale Price Holes Acres Acre Per Hole PriceiHole
1 The Club at Tower Ranch 1-Mar-12 18 202 $19,668 $355,000 280 89% $220,722
Kelowna, BC 43,973 000
2 Northem Bear Golf Club 24-Mar-17 18 214 $19,626 $254,984 168 61% $233,333
Sherwaod Park, AB $4,200,000 $14,166
3 Eaglecrest Golf Course 1-Jun-17 18 114 $61,404 $304,681 527 4.8% $388,839
Qualicum Beach, BC $7,000,000 $16,927
4 Silver Lakes Golf & CC 26.5ep-17 19 206 $39,808 Est $400,000 n/a Est5.0% $455,556
East Cwillimbury, ON $8,200,000 $22,222
5 Club da Golf Rosemere 13.Dec-18 18 234 §$34,188 Est $725,000 nia 2.1% $444,444
Blainville, QC $8,000,000 $20,139
3 Arbulus Ridge Golf Club 16-May-19 18 137 $32,847 $423,000 166 9 4% $250,000
Cobble Hill, BC $4,500,000 $23,500
7 Salmaon Arm Golf Club 1-Apr-20 27 201 $17.413 Est $340,000 nfa 9.7% $129,830
Salman Arm, BC $3,500,000 $9,444
8 Devils Pulpit / Dewls Painibrush 1-Jun-20 36 477 $24,369 Est $1,100,000 093 9 5% $223,025
Caledon, ON $11,628,911 $30,556
9 Le Mirage 18-Dec-20 36 343 $32,242 $1,197,911 080 10.9% $307,192
Terrebonna, QC $11,058,917 $33,275
Yield Rates
GIM Cup Rate Prnice/Hole
Average 2.1 B.1% $305,866
Median 187 91% $307,192
High 527 108% $§456,556
Low 080 44% $129.630

From my research, it has become apparent that the golf course sales nationally have been very limited.
Generally, from the nine sale transactions identified, a range of capitalization rates is produced from
4.40% to 10.80% averaging 8.10%. Properties with the lowest capitalization rates are typically located in
British Columbia or the Greater Toronto Area and represent future or more imminent residential
redevelopment potential and/or commercial development.
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Comparable Sales - Notes

Index #1
CR~-8.9%

The Club at Tower Ranch is a March 2012 sale located in
Kelowna, BC. This is a Thomas McBroom designed par 72
semi-private championship caliber golf facility. Tower
Ranch located in the Okanagan Valley was named as top 3
“Bast New Canadian Golf Courses” and in 2016 was in
Score Golf Top 100 list in Canada (#45). This is a par 72,
7,212 yard championship caliber facility. Course amenities
include a fully equipped pro shop, licensed restauramt,
fitness club, driving range and practice facility. This course
saold under forced sale circumstances which is offset by its
superiar lacation

Index #2
CR~-6.1%

}* » ;i’"

Northern Bear Golf Club is a March 2017 sale located in
Sherwood Park, AB. This is a Jack Nicklaus designed
semi-private 18-hole par 72 champicnship golf course
facility located 40 kms southeast of Edmonton. The course
offers five sets of tees ranging from 5,800 yards to 7,400
yards. Rated as a “Top 50 Courses” to play in Canada by
Canadian Golf Magazine and “Top 100 Golf Courses” in
Canada by Score Golf Magazine. 18,815 sf elaborate
clubhouse with full bar, restaurant and banquet room.
Receivership transaction as income declined in both 2015
and 2016. Buyer acquired praperty for its upside and a
higher capitalization rate would be applicable to the
subject.

Index #3
CR-4.4%

Eaglecrest Golf Course i1s a June 2017 sale located in
Qualicum Beach, BC on Vancouver Island. This is a semi-
private 18-hole par 71 golf course facility located 12 kms
west of Victoria. The year-round course offers four sets of
tees ranging from 4,413 yards to 6,417 yards. Course
facilities include a clubhouse with licensed restaurant,
banquet hall, a practice facility and a pro shop. Green fee
rates range from $40 (twilight) to $60 and memberships
are available from $750 per season. The total share sale of
$13,000,000 included a 3.35 ac parcel (18 lots) of
development land. Due to the development potential and
location offering waterfront views, a much higher
capitalization rate would be applicable to the subject.

Index #4
CR~Est 5.0%

Silver Lakes Golf and Country Club is a September
2017 sale located north of Newmark, ON, in Gwillimbury.
This is a semi-private 18-hole par 72 golf course facility
was built in 1993, and features a clubhouse, pro shop, and
practice facilities. The facility was acquired by an owner/
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operator intending to perpetuate the golf course use. Two
factors placing downward pressure on the capitalization
rate included the stronger underlying land value (in excess
of $39,000 per ac), and the fact that the operation was
viewed te be underperforming with significant upside
potential. Given these factors, a capitalization rate well
above 5.0% would be appropriate for the subject.

Index #5
CR-91%

The Club de Golf Rosemere is a 2018 sale located in
Blainville, QC, northwest of Monireal. This is the sale of an
18-hole course originally opened in 1322, The facilities
feature a large clubhouse, pro shop and practice facilities.
The facility was acquired as a golf course, albeit with future
long-term development in mind. Due to the development
potential and location within Greater Montreal, a higher
capitalization rate would be applicable to the subject.

Index #6
CR-94%

Arbutus Ridge Geif Club in Caobble Hill, BC is a May
2019 sale located on Vancouver Island. This is an 18-hale,
par 72, semi-private golf course facility which opened in
1988 as a 9-hole course and expanded to 18 holes in
1991, Located 45 kms north of downtown Victoria the
facility is rated 4-Stars by Golf Digest and was designed by
golf architect, Bill Robinson. The property is desighed
within a residentiat development and offers panoramic
views of the Satellite Channel. This i1s a par 72, 6,152 yard
course that also includes a golf academy and driving
range, an 18,000 sf clubhouse with full bar and restaurant,
bangquet room and an indoor tennis facility (inflated dome)
with three courts.+/-24 ac of the property was subject to a
land-lease agreement and the vendor was a motivated
seller as the property was on the market for only 52 days
and therefore sold 30% below list price.

Index #7
CR-9.7%

= guﬂ o

Salmon Arm Golf Club in Salmon Arm, BC is an April
2020 sale located 115 kms north of Kelowna. This is an 18-
hole championship caliber golf facility along with a 9-hole
heritage course. The facility has been operating since 1929
with the 18-hole course added later in 1995. The 9-hole
course was redesigned by Les Furber in 1984. The facility
includes a licensed restaurant, practice facility and a half-
way house,
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Index #8 The Devils Pulpit and Devils Paint Brush Golf Courses
CR~9.5% is a June 2020 sale located northwest of Toronto, ON, in

Caledon. This is the sale of two private 18-hole par 71/72
golf course facilities that offer diverse Parkland and Links
Style golfing experiences, with both rated in the Top 100
golf courses in Canada (#11 and #25). The facilities were
built in 1990/1991 and feature two clubhouses, and
practice facilities. The facility was acquired via a
partnership that included the members, intending to
perpetuate the golf course use.

Index #9 Le Mirage Golf Club is a very recent December 2020 sale
CR-10.8% located in Terrebonne, QC. This is a Graham Cooke

i designed semi-private 36-hcle golf course facility tocated
40 kms north of Montreal. The "Arizona” is a par 71 course
and offers four sets of tees ranging from 5,011 yards to
6,384 yards. The “Carolina” is a par 72 course and offers
four sets of tees ranging from 5,343 yards to 6,805 yards.
Both courses were recently remadelled in 2017 and
features a golf academy, an elaborate clubhouse with full
bar and restaurant and a banguet hall for up to 550 guests.
The clubhouse also has a 100-seat covered terrace and a
250-seat open-air terrace. The sale price is reported to be
at a discount due to the nature of the share transaction
with the owner, Celine Dion, remaining as part owner in the
facility. A portion of the transaction price was also financed
over two years from the closing date.

Cverali, the comparable golf course transactions present a capitalization rate range for galf courses,
Generally, cap rate compression has occurred in the Greater Toronto and regions of Quebec on golf
courses due to the fact that golf courses are being purchased for future residential development or in
support of area developer's current properties. Even 1f a course cannot be developed into a higher density
residential use, prices and demand are increasing considering the fact that golf courses represent green
space as well as an area amenity for residential developers. Overall, as far as golf courses go, | would
suggest that the unigue terms of each transaction makes a comparison of reliable reference capitalization
rates difficult,

The capitalization rates below 9.00% are typically transactions that involve properties (either the full golf
course or part of the golf course) for full or partial development/re-use. In addition, Realty Rates reviews
transactions throughout North America on golf related properties. Acquisition rates for All Types of golf
clubs have ranged from 5.57% to 17.69% averaging 12.28% capitalization rate encompassing this macro
data as of Q4 2022 while Public Daile Fee Courses have ranged from 7.56% to 17.16% averaging
11.90%.

Although the subject club is a semi-private facility, sitting at the top of the local market, the lands are not
considered a shori-term option, and as such, an overall capitalization rate closer to the upper point of the
range would be appropriate.
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In addition to the analysis of alternative investment yields and recent market activity, the following factors
have been ranked in order to assist the reader in understanding the investment vields selected for the
subject property. These factors compare the subject properiy's investment attributes with typical
characteristics observed in the market for this type of property.

In selecting an appropriate capitalization rate for the subject property, 1 have considered the following
factors:

» Royal Oaks — Moncton, NB. This region which benefits from its geagraphic location in the
Province and annually draws 750,000 tourists.

» The property is operating as one of the premier golf club facilities in the region, offering a good
variety of amenities to includes a pro shop, licensed bar, dining room, banguet facilities, m2 HD
golf simulators, men's and ladies’ locker rooms and a full practice facility.

» The net operating income experienced a downturn in 2020 due to the Covid-19 pandemic;
however, demand for both tee times and memberships remains strong. Further, the club
witnessed an increase in the number of rounds played in 2021 at 30,200 and has now leveled off
at 28,569 in 2023.

» Stabilized estimates of revenues and expenses are considered to be conservative,

» There has been a decline in sales prices of golf course facilities throughout most of the country
with the average and median sale prices of more recent transaction both down, respectively

Based on the foregoing analysis, a capitalization rate (CR) of 10 75% has been selected

By this procedure, an estimate of stabilized net operating income (NOI) for a single year is converted into
an indication of value. The stabilized NOI for the year starting at the effective date of appraisal was used.

This procedure entails three steps:
> The stabilized NOI was determined.

> In this section, the NOI was capitalized at a CR of 10.75%, as determined in the Yield Analysis
section, to estimate the market value based on stabilized occupancy

» This value will be adjusted, if applicable, for rent abatements, above/below market rent, existing
vacancy, short-term leasing costs, capital expenditures and amortized capital expense revenue.
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Stabilized NOI - Year 3

Green Fees $366,011
Tournament Revenue $106,090
Power Cart Rentals $238,703
Membership Dues $616,512
Lockers & Club Storage $13,133
Pro Shop Sales / Club Rentals/ Driving Range $278 416
Food and Beverage Revenue $1,162,720
Corporate Pass Revenue $89,303
Simulator Revenue $31,519
Teaching Revenue $52,531
Advertising $15,759
Events $141,834
Miscellaneous $7.880
Total Gross Revenues $3,120,410
Less: Cost of Goods Sold {$564,711)
Gross Margin $2,555,699
Less: Operating Expenses ($2,076,193)
Stabilized NOI $479,506
Stabilized NOI $479,506
Blended Capitalization Rate 10.75%
Final Value $4,460,518
Final Value (Rounded) $4.500,000
Stabilized Value Per Hole $250,000
Final Value Per Hole {Rounded) $250,000

This analysis is based on the assumption that the real estate investment will evolve over time with
changes that may include either increases or decreases in annual cash flows and a contrasting property
value by the end of the investment horizon. As this approach considers the economic performance of the
real estate over an investment term, it directly measures the impact of changes in the income stream
resulting from operational changes, or possibly improving/declining market conditions.
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Certain general assumptions are necessary to complete a Cash Flow Analysis. These assumptions are
stated as follows:

Investment Horizon: 5 years

Rounds Played and Rates The number of rounds played is forecast to
stabilize at 28,000 per annum.

Revenue Inflators: 2.50% to 4.00%

Operating Cost Inflators: 2.50%

Software: Microsoft Excel

The remaining parameters involved in the Discounted Cash Flow Analysis involve the determination of a
reversionary capitalization rate and discount rate. The reversionary value of the subject property will be
calculated by capitalizing the projected net income at the end of the investment horizon. Typically, a
terminal capitalization rate is increased to reflect the uncertainty of forecasting the performance of the real
estate over time. In this analysis, | have incorporated a reversionary capitalization rate of 0.00%.

The final element in the DCF Analysis is the discount rate or internal rate of return that would motivate
investment capital to the property. Internal rates of return are determined through the analysis of
investors' perceptions with regard to the acquisition of similar investment property.

Overall, discount rates tend to move according to the same circumstances that influence capitalization
rates. For golf course properties, lower rates (11.0% to 13.0%) apply to select trophy properties and
institutional-grade investment assets that are characterized by stable and predictable operations.
Discount rates above 13.0% generally pertain to second-tier investment assets, those located outside of
major urban centres, or assets for which cash flows contain greater forecasting risk.

Ultimately, the subject is a high-quality asset, albeit located in a rural setting. The primary risk lies in the
fact that the subject is experiencing soft operations, making income projections less reliable. With the
cash flow forecast modelling continued improvements over the short-term, there is obvious forecasting
risk present in the discounted cash flow analysis. In that regard, a discount rate in the lower part range
would be appropriate for the subject. In this analysis, a discount rate of 12.0% has been used.

Having established all of the parameters involved in the Discounted Cash Flow Analysis, | now present a
Forecasted Statement of Discounted Cash Flow, culminating in a vaiue estimate (rounded) of $4,600,000.
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Discounted Cash Flow Conclusions

SUMMARY OF DISCOUNTED CASHFLOW ANALYSIS

SUMMARY OF DISCOUNTED CASH FLOW ANALYSIS

ANALYSIS DATE Apr-24
Discount Rate (IRR) 12,50% Year Capitalized 5
Terminal Cap Rate (TCR} 11.50% Rounding Places [
Selling Costs 0.00%
Hold Gross Net Operating Net Present Gross Margin / NOI /
Year Margin Income Value Value Value
1 03/25 $2,377,500 $403,276 $358,468 44 85% 7.61%
2 03/26 $2,464,962 3440402 $347,972 485 50% 831%
3 03127 $2,555,699 $479,506 $336,772 48 21% 9.05%
4 03/28 $2,649,834 $520,677 $325,056 49 99% 9.82%
5 03/29 $2,747 495 $564,011 $312,986 51.83% 10.64%
Reversion $5,300,922 $2,941,635

PV of Cash Flow and Reversion 4,622,889

Reversian Calculation Financial indicators

Gth Year NOI $609,606 Gross Margin NOI
Terminal Capitalizalion Rate 11 50% Initial Yield 5168% 877%
Unadjusted Reversion Value $5,300,922 1-5 Year Average 55 63% 10.47%
Selling Costs @ 0.00% $0
Reverslon Value (000°S) $6,300,922 % Value of Reversian 63 63%
. $4,600,000
Estimated Value {Rounded) -
2,000,000 1
£1,500,000 P — — =
$1,000,000
$500,000
g S — == = =
0 . 1
Iul-18 Tul-1%3 Jul-20 Juil=21
e GrOSS Margin == Cash Flow ]
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8 Direct Comparison Approach

The Direct Comparison Approach has as its basis the comparison of the subject property with recent
sales of properties that have similar characteristics in terms of location and building type. Where good,
recent comparable property sales evidence is available, the approach can provide a dependable value
estimate.

The Direct Comparison Approach is considered useful not only in terms of estimated value, but also in
demonstrating that the final value estimate concluded in the appraisal falls within a reasonable range of
value evident in the marketplace.

The typical procedure for undertaking the Direct Comparison Approach involves:
» researching the market for data from sales, contracts, offers and listings of competitive properiies;
» verfying that the data is accurate and representative of arm’s-length transactions;
» determining relevant units of comparison,

» comparing the subject with the comparable property sales and adjusting the comparable property
sales for differences; and

» reconciling the multiple value indications into a single value or range of values for the subject
property.

The Direct Comparison Approach is based on an analysis of golf course sales and listings. | have
surveyed the market for goif course sales and listings and the following courses are deemed relevant to
the subject property. The selected sales and listings are detailed in the table on the following page.

In the analysis of the evidence, | have cansidered the following units of comparison;
» Price per hole
» Price per ac
» Gross Income Multiplier {GIM)

The GIM unit rate of comparison is calculated by dividing the sale price by the gross revenue generated,
This multiplier has been calculated in instances where financial information i1s available.
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Type Area Length Closing Date Pricel GIM
Location Designer Acren Par Sale Price Acre PriceitHole
1 Caladon Gelf Club 13 Fublic 310 6,505 17-May-17 $19,355 1,66 $333,333
Caledon, ON R Muylaent 72 $6,040,000
2 Stver Lakes G&CC 18 Semi-Private 206 7,029 26-5ep-17 $39,806 2,80 $455,556
East Gwillimbury, ON R Meate 72 $8,200,000
J Club de Golf Rosemere 18 Privale 234 6,819 13-Dec-18 $34,188 280 $444,444
Blainville, QC Cook / Huxham 72 $8,000,000
4 Le Mirage 36 Semi-Private 343 6,805/ 6,384 18-Dec-20 $32,242 0,90 $307,192
Tertbonne, QC G Cook 72171 $11,058,817
5 Bantys Roost Golf & CC 27 Semi-Private 186 6,203 13-Cec-18 $118,280 4.00 $814,815
Caledon, ON - 72 $22,000,000
6 Tumbury Goif Club 18 Public 85 2,408 10-Apr-18 $115,204 527 $544, 444
Brampton, On Tyersi/Carrick 56 $9,600,000
7 Weodinglon Lake Golf Club 36 Semi-Private 451 7608 11-Jan-19 $10,355 527 $129,722
Tottenham, ON 723 $4,670,000
8 Devlls Pulpil / Paintbrush 36 Private 182 6,760/ 7,162 1-Jun-20 $71,783 nia $323,025
Caledon, DN - 72171 $11,628,911
2] Golf Summerlea 36 Publc 346 4598 t0 7,017 1-Mov-18 $23,496 nfa $225,624
Vaudreuil-Darion, QC - 72172 48,129,648
10 Goll Fonlainebleu 18 Public 234 7105 17-Dec-18 $35,421 n/a $460,467
Blainville, QC G Cook 72 $86,288,398
1 Salmon Arm Golf Club 27 Public 210 7,105 17-Dec-18 316,667 n/a $129,630
Salmon Arm, BC Les Furber 72 $3,500,000
A £ i Hole
Average $50,022 $376,950
Median 334,804 $333,333
High $118,2B0 5814815
Low $10,355 $129,630

The sales provide a range of values from $129,630 to $814,815 per hole, averaging $378,950. On a sale
price per ac basis, the sales range from $10,355 per ac to $118,280 per ac averaging $50,022 per ac.

Index #1 ($333,333 per hole/$19,355 per ac) relates to a May 2017 sale of the Caledon Golf Club in
Caledon, ON. Buiit in 1960, the facility has a clubhouse and practice facilities, This property includes a
large area of over 310 ac, which influenced the sale price to a degree.

Index #2 ($455,556 per hole/$39,806 per ac) relates to Silver Lakes Golf and Country Club in September
2017. This is a semi-private, 18-hole par 72 golf course facility located in Gwillimbury that was built in
1993, and features a clubhouse, pro shop, and practice faciities. The facility was acquired by an owner/
operator then intending to perpetuate the golf course use. Factors placing upward pressure on the unit
price include the fact that the operation was viewed to be underperforming with significant upside
potential,
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Index #3 ($444,444 per hole/$34,188 per ac) relates to the sale of the Club de Golf Rosemere northwest
of Montreal. Built in 1922, the facility has a large clubhouse, pro shop and practice facilities. This property
included a large area of over 230 ac, which influenced the sale price to a degree.

Index #4 ($307,192 per hole/$32,242 per ac) relates to the December 2020 of Le Mirage Golf Club
located in Terrebonne, QC. This is a Graham Cooke designed semi-private 36-hole golf course facility
located 40 kms north of Montreal. The “Arizona” is a par 71 course and offers four sets of tees ranging
from 5,011 yards to 6,384 yards. The “Carolina” is a par 72 course and offers four sets of tees ranging
from 5,343 yards to 6,805 yards. Both courses were recently remodelled in 2017 and features a golf
academy, an elaborate clubhouse with full bar and restaurant and a banquet hall that can accommodate
up to 550 guests. The clubhouse also has a 100-seat covered terrace and a 250-seat open-air terrace.
The sale price is reported to be at a discount due to the nature of the share transaction with the owner,
Celine Dion, remaining a part owner in the facility. A portion of the transaction price was also financed
over two years from the closing date.

Index #5 ($814,815 per hole/$118,280 per ac) relates to the sale of the Banty’s Roost Golf Club north of
Toronto in Caledon, ON. Built in 1989, this course consisted of three separate 9-hole courses, a large
clubhouse, practice facility and pro shop. Placing upward pressure on the unit price included the stronger
underlying land value (in excess of $118,000 per ac).

Index #6 ($544,444 per hole/$115,294 per ac) relates to the sale of the Turnbury Golf Club in Brampton.
Built in 2010, this executive style course consisted of 18-holes, a large clubhouse, practice facility and pro
shop. Placing upward pressure on the unit price included the stronger underlying land value (in excess of
$115,000 per ac).

Index #7 ($129,722 per hole/$10,355 per ac) relates to Woodington Lake Golf Club in Tottenham. This
facility consisted of two 18-hole courses, practice facilities, and a clubhouse. The site features a large
land area of 451 ac, albeit in an area with lower land values.

Index #8 ($323,025 per hole/$71,783 per ac) relates to the Devils Pulpit and Devils Paint Brush Golf
Course sale in June 2020. Located northwest of Toronto, ON, in Caledon, this is the sale of two private
18-hole par 72/72 golf course facilities that offer diverse Parkland and Links Style golfing experiences,
with both rated in the Top 100 golf courses in Canada (#11 and #25). The facilities were built in
1990/1991 and feature two clubhouses, and practice facilities. The facility was acquired via a partnership
that included the members, intending to perpetuate the golf course use.

Index #9 ($225,824 per hole/$23,496 per ac) relates to the November 2018 sale of Summerlea Golf
Course, a 36-hole golf course facility located in Vaudreuil-Dorion, QC. The course is rated as
championship calibre with six sets of tees at each course ranging from 4,498 yards to 7,017 yards. The
property includes a large clubhouse, restaurant bar, ballroom and pro shop. The property overiooks both
the Ottawa and St. Lawrence Rivers.

Index #10 ($460,467 per hole/$35,421 per ac) relates to the sale of Fontainebleu, an 18-hole golf course
facility located in Blainville, QC. This is a par 72 championship caliber golf course with four sets of tees
ranging from 5,715 yards to 7,105 yards. The course was designed by Graham Cooke and has hosted
two PGA Champions Tour tournaments along with the 2004 Skins game. The property includes a large
clubhouse, restaurant bar, banquet rooms and pro shop. The location and facility are superior and a lower
rate per hole is felt warranted for the subject.
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index #11 {3129,630 per hole/$16,667 per ac} relates to the sale of Salmon Arm Golf Course facility
located in Salmon Arm, BC. This is an 18-hale championship caliber golf facility along with a 9-hole
heritage course. The facility has been operating since 1929 with the 18-hole course added iater in 1995,
The 9-hole course was redesigned by Les Furber in 1984. The facility includes a licensed restaurant,
practice facility and a half-way house. The location and facility are considered inferior to the subject,

The market evidence indicates a wide range of unit rates. In relating these to the subject property, | have
considered the following features for the subject property.

>
>
>

>

Quality18-hole semi-private golf course offering clubhouse and ancillary facilities.
The subject is a well-positioned course in the Province of New Brunswick.

The course is in good condition with ongoing investments needed to maintain the club's
prominence in the marketplace,

The course generates competitive market green fees, membership dues and foed and beverage
revenues.

Given the favourable attributes, | would anticipate the unit rates to be at the mid to lower end of the value
spectrum per hole unit rates indicated in the market. Considering the above factors, a rate of $250,000
per golf hole is thought to best represent the subject property.

Golf Course - Direct Comparison Procedure

Number of Holes 18 Holes
Price Per Hole $250C,000
Final Value $4,500,000
Final Value (Rounded) $4,500,000
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9 Reconciliation and Conclusion

The estimates of value for the golf course facility from the approaches used are:

Final Value Conclusions
Royal Oaks Golf Club

Rounded
Direct Capitalization $4,500,000
Discounted Cash Flow $4,600,000
Direct Comparison $4,500,000

Consolidated Final Value $4,600,000

In arriving at a final conclusion of market value, the Income Approach using the Direct Capitalization and
Discounted Cash Flow Methods is accorded the greatest weight given that the subject property is an
investment property

Further to the analysis of the subject property and of the market data outlined in this report, the current
market value of the property located at 401 Royal Oaks Boulevard, Moncton, NB as at April 10, 2024,
subject to the Ordinary Assumptions and Limiting Conditions in Appendix A and the Extraordinary Limiting
Conditions in Section 1.3 and the Extraordinary Assumptions in Section 1.4, is:

Markel Value Conclusion

$4,600,000

Four Million Six Hundred Thousand Dollars
“As a Going Concern Golf Course Facility”

An estimated exposure time of 9 to 12 months would have been required prior to the effective date to sell
the subject property at its current market value.
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10 Estimate of the Liquidation Value — Scenario 2

As per the terms of reference, | have estimated the “Liquidation Sale or Forced Sale Value” of the subject
property assuming a market exposure of 6 months or less. The following is an overview of “Liquidation
Sale Value”. The discounts in the selling prices are discussed to arrive at a discount applicable to the
subject property in order to provide a value under forced sale circumstances range.

The term ‘liquidation or forced sale’ is often used in circumstances where a seller is under compulsion to
sell and/or a proper marketing period is not available. The prices obtainable in these circumstances may
not meet the definition of market value. It will depend upon the nature of the pressure on the seller or the
reasons why proper marketing cannot be undertaken. It may also reflect the consequencas for the seller
of failing to sell within a specified period. Unless the nature of, and reason for, the constraints on the
vendor are known, the price obtainable in a forced sale will reflect its particular circumstances, rather than
those of the hypothetical willing seller in the market value definition. The price obtainable in a forced sale
will bear only a coincidental relationship to market value, or any of the other bases defined in International
Valuation Standard 2 (IVS 2). 'Forced sale’ is not a basis of valuation. It is a description of the situation
under which a transfer takes place, not a distinct measurement objective.

The highest price which a property can reasonably be expected to bring, if offered for sale without the
consent or concurrence of the owner by virtue of judicial process, in what may be a restricted market
place, within a restricted time frame, to a prudent, willing and able purchaser who may have limited
knowledge about the property, its uses and capability. While the preceding conditions/observations are
logical, the process of formulating a forced sale or corresponding reduction from an estimate of market
value remains highly subjective and difficult to quantify.

Historically, a review of judicial sales as recorded through various court systems supports a wide range of
value discounts from a high of approximately 50% to a low of 5%. Typically, forced sale values reflect
reductions from market in the range of 10% to 25%. The specific physical and locational attributes of each
asset involved in a foreclosure proceeding has much to do with its eventual sale in the judicial process.
Without detailing specific charactenistics, suffice it to say that higher quality assets in sound locations
attract greater interest at lesser discounts than marginal properties exhibiting various forms of
obsolescence.

In the case of the subject property operating as a higher end 18-hole golf course facility located within a
growing community of Greater Moncton and considering the financial performance over the past two
years post Covid-19, the final estimate of discount for Liquidation or Forced Sale is ultimately subjective.
In selecting a discount for the subject, | have taken into account the location of the subject property and
the current market for short and longer term development land. | have also taken the prevailing market
influences into consideration. Therefore, for the purposes of this analysis, an approximate 20% discount
from the Fair Market Value is considered reasonable for the subject property. Therefore, having regard to
all of the information contained in this appraisal, it is my professional and considered opinion that forced
sale value, as at the effective date, subject to the ordinary assumptions and limiting conditions outlined
herein, is:
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Subject Property - Liquidation Value
Royal Qaks Goif Club

Current Market Value

$4,600,000
Less Liguidation Sale Discount @ 20% ($920,000)
Liquidation Sale Value Estimate $3,680,000
Concluded Value (Rounded) $3,700,000
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11 Certification

Effective Date: April 10, 2024
Property Appralsed: 401 Royal Oaks Boulevard, Moncton, NB

By signing this certification of value, the author accepts individual responsibility for the content and conclusions of this appraisal
report. Consequentiy:

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

» The stalements of fact contained in this report are true and carrect

> The reported analyses, opinions and conclusions are limited anly by the reported assumptions and limiting conditions,
and are my personal, unbiased professional analyses, opinicns and conclusions.

> | have no present or prospective Interest in the property that Is the subject of this report, and | have no personal
Interest with respect to the parties involved. | am therefore an independent and external professional

» I amnot in a conflict of interest to undertake this assignment

> | have na 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 for this assignment was not contingent upon developing or reporting
predetermined resulis, the amount of the value estimate, or a conclusion favouring the client

» My analyses, opinions and conclusions were developed, and this report has been prepared, in conformily with the
Canadian Uniform Standards of Professional Appraisal Practice, Valuation - Professional Standards of the Royal
Institution of Chartered Surveyers and the International Valuation Standards.

»> | bave the knowledge and experlence to complate this assignment competently, and where applicable, this report is
co-signed in compliance with Canadian Uniform Standards of Professional Appraisal Practice, Valuation -
Professional Standards of the Royal Institution of Chartered Surveyars and the International Valuation Standards

» The subject properfy was inspected by Jeff McLean, B, Sc, AACI, P. App on April 10, 2024. The inspection was
considered sufficient to assist the author in describing the real estate, developing an opinion of highest and best use
and making meaningful compariscns with other market data. A detailed inspection to report building condition is
beyond the scope of this assignment.

» In preparing the appraisal, Jeff McLeaan, B. Sc, AACI, P. App, provided professional assistance with respect to the
property inspection,

» As of the date of this repost, Peter F. David, AACI, P. App has fulfited the requirements of The Appraisal Instilute of
Canada Confinuing Professional Development Program for designated and candidate members, and 18 a member in
good standing of the Appraisal Institute of Canada.
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In my opinion, the current market value of the fee simple interest in the subject property, subject 1o the Ordinary Assumplions and
Limiting Conditions in Appendix A and the Extraordinary Limiting Conditions in Section 1.3 and the Extraardinary Assumptions in

Section 1.4, as at April 10, 2024, is:

Scenario 1 “As a Going Concern Golf Course Facility”
$4,600,000
Four Million Six Hundred Thousand Dollars

Scenario 2 “Liquidation Value”
$23,700,000
Three Million Seven Hundred Thousand Dollars

Appraiser

Peter F. David, AACI, P. App
AIC Mamber | NBAREA # 300507

Signing Date: June 3, 2024

Attachments and Appendices
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Ordinary Assumptions and Limiting Conditions

The foltowing Ordinary Assumptions and Limiting Conditions apply to real estate appraisals prepared by Altus Group ("Altus™). Any Special
Conditions have been added as required.

The certification that appears in this appraisal repert is subject to compliance with the Persanal Information and Electrenics Documents Act
{PIPEDA), Canadian Uniform Standards of Professicnal Appraisal Practice (CUSPAP), Professional Standards of the Royal Institution of
Chartered Surveyors (RICS), Internationaf Valuation standards {IVS), published by the Intematicnal Valuation Standards Council and any other
Appraisal Organization to which the author is a member and the following conditions.

1. This reportis 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 writien
autharization from the authors, Liability is expressly denied tc 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 his 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 ihe appraisal fee
has no effect on liability. Reliance an this report without authorization or for an unauthorized use is unreasonable

2 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 effeclive date specified in this report unless specifically authorized by the
author

3 Theauthor will not be responsible for matters of a legal nature that affect either the property being appraised or the fitle (o it. The property
is appraised on the basis of it being under responsible ownership. Unless otherwise stated in this report, no registry office search has
been performed and the author assumes thal the title is good and marketable and free and clear of all encumbrances. Matters of alegal
nature, including confirming who holds legal title to the appraised property or any partion of the appraised property, are outside the scape
of work and expertise of the author. Any information regarding the identity of a property's owner or idendifying the praperty owned by the
listed client andfor applicant provided by the author is for informational purposes only and any reliance on such information is
unreasenable. Any Infarmation provided by the author does not constitute any title confirmation. Any Information provided does not
negate the need to retain a real estate lawyer, survayor or other appropriate experts to verify matters of ownership andfor title.

4. Verification of compliance with governmental regulations, bytaws or statutes is cutside the scope of work and expertise of the author. Any
information provided by the author is for informational purposes only and any reliance is unreasonable. Any informalion provided by the
author does not negate the need fo retain an appropriately qualified professional fo determine gevernment regufation compliance.

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

6. This report is compleled on the basis that testimony or appearance in court concerning this report is not required untess specific
arrangements lo o so have been made beforehand, Such arrangements will inclee, but not necessarily be timited to: adequate lime to
review the report and related data, and the provision of appropriafe compensation.

7. Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent conditions {including, but not limited to:
its sails, physical structure, mechanical or other operating systems, feundaticn, etc.) offon the subject property or offon a neighbouring
property that could affect the value of the subject properly. It has been assumed that there ara no such conditions. Any such conditions
that were visibly apparant at the time of inspection or that became apparent during the normal research involved in completing the report
have been neted in the report. This report should not be construed as an environmental audit or detailed property condifion report, as
such reporting is beyond the scope of this report andfor the gualifications 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 conditions that do exsst 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.
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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.

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

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.

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.

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.

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 authorized
use.

This report, its content and all attachments/appendices 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, appendices, all attachments and the data contained within for any commercial, or
other, use.

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.

Where the authorized 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. Liability is expressly denied to those that do
not meet this condition. Any reliance on this report without satisfaction of this condition is unreasonable.

Unless specifically stated, the value conclusions contained in this report applies to the real estate only, and does not include personal
property, machinery and equipment, trade fixtures, business value, goodwill or other non-realty items. This report is limited to surface
rights only and does not include any inherent subsurface or mineral rights. Income tax considerations have not been included or valued
unless so specified in this report. No representations are made as to the value changes that may be attributed to such considerations.
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401 Royal Oaks Boulevard, Moncton, NB



20.

21,

22.

P
AltusGroup

Itis assumed that legal, engineering, or other professional advice, as may be required, has been or will be obtained from properly
qualified legal professional sources and that this report will not be used for guidance in legal or technical matters such as, but not iimited
to, the existence of encroachments, easements or other discrepancies affecting the legal description of the property. It is assumed that
there are no concealed or dubious conditions of the subsoil or subsurface waters including water table and flood plain, unless otherwise
noted.

It is assumed that any and all liabilities that might accrue against the real estate such as taxes, hypothecs, 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 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.

This report assumes that the property will be competently managed, leased and maintained by financially sound owners over the
expected period of ownership. This engagement does not entail an evaluation of management's or owner's effectiveness, nor is the
author or Altus responsible for future marketing efforts and other management or ownership actions upon which actual results will
depend.

The value is based on the purchasing power of the Canadian dollar as of that date.
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Definitions

Highest and best use may be defined as:

“The reasonably probable use of a praperty, that is physically possible, legally
permissible, financially feasible and maximally productive, and that results in the highest
value."!

The highest and best use of both land as though vacant and the property as developed must meet four
criteria. The highest and best use must be:

Physically Possible: The size, shape, terrain and soil conditions of a parcel of tand
affect its physical utility and adaptability. The size, design and condition of an improved
property may suggest that rehabilitation, conversion or demolition is in order,

Legally Permissible: Depends on public restrictions such as zoning, building codes,
histaric preservation regulations and environmental controls, as well as the private or
contractual restrictions found in deeds and long-term leases.

Financially Feasible: Uses that should produce returns that exceed the income
required to satisfy operating expenses and debt service (interest and amortization),

Maximum Return: Among financially feasible uses, the use that produces the highest
price or value consistent with the rate of return warranted by the market

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of taxation, eminent domain, police power, and escheat.

The ownership interest held by the lessor, which includes the right to receive the contract rent specified in
the lease plus the reversionary right when the lease expires

The right held by the lessee to use and occupy real estate for a stated term and under the conditions
specified in the lease

! Canadian Uniform Standards of Professional Appraisal Practice, Appraisal institute of Canada, 2024. Section 3 35
2 The Dictionary of Real Estate Appraisal. 7ih edition. Chicago. Appraisal Institite. 2022 Page 73
3 The Dictionary of Real Estate Appraisal- 7th edition. Chicago Appraisal institute. 2022 Page 105
* The Dictignary of Real Estate Appraisal' 7th edition, Chicago Appraisal Inshifute. 2022 Page 105
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Market Value is defined by the Appraisal Institute of Canada in the Canadian Uniform Standards of
Professional Appraisal Practice as.

“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.” 5

Implicit in this definition are the consummation of a sale as of a specified date and the passing of title
from seller to buyer under conditions whereby:

» buyer and seller are typically motivated;

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

» areasonable time is allowed for exposure in the open market,

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

» the price represents the normal censideration for the property sold, unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale

Exposure Time 15 an estimate of the length of time that the property interest being appraised would have
been offered on the market before the hypothetical consummation of a sale at the estimated value on the
effective date of the appraisal

Exposure Time is a retrospective estimate based upon experience and the opinions gathered from real
estate brokers active in the field. The estimate of time period for reasonable exposure is not intended to
be a prediction, but is an estimate of the amount of time that the property would have required to be
exposed for sale on the open market in an appropriate manner, and using an experienced broker.

3 Canadian Uniform Standards of Professional Appraisal Practice, Appraisal Institute of Canada. 2624, Section 3.50
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Appendix B Visual identification

Photographs of Subject Property
Municipal Map
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Photographs of Subject Property

View of Clubhouse View along rear of Clubhouse

View of Main Bar Area View of Banquet Hall Area

View of Gart Storage View of Course
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Photographs of Subject Property

View of Course View of Course

View of Course View of Course

View of Course View of Course
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| Municipal Map

Source: Google Maps
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- ] Deloitte Restructuring Inc.
e Ol e Queen’s Marque
1741 Lower Water St.

Suite 800
Halifax NS B3] 012
Canada

Tel: 1-902-721-5661

Fax: 1-902-423-5820
June 4, 2024 www.deloitte.ca

Via email

Shizhong Liu

Shizhong Holdings Inc.
383 Currie Drive
Summerside, PEI C1N 5T6

Dear Mr. Liu,
Subject: Royal Oaks Golf Club Inc. ("ROGC") - in Raceivership

We write to you in our capacity as Court Appointed Receiver and Manager of ROGC (the “"Receiver”)
following our telephone discussion of June 3, 2024 (the "ROGC Call”).

We are pleased to advise that your offer to purchase the assets of ROGC dated May 30, 2024 for
$4,800,000 (plus any applicable taxes) (the “"Shizhong Offer”) has been accepted by the Receiver.
We have enclosed a copy of the Shizhong Offer to this correspondence.

As discussed during the ROGC Call, the Receiver will work with its legal counsel to arrange a hearing
date with the Court of King’s Bench of New Brunswick in Bankruptcy and Insolvency to have the
Shizhong Offer approved.

In preparation for the Court hearing we would ask that you have your legal counsel contact the
Receiver’s legal counsel, Tony Richardson of McInnes Cooper, to commence drafting the necessary
documentation.

We look forward to working with you to close the ROGC transaction. If you have any questions with
respect to the above please contact the undersigned at your convenience.

Sincerely,

DELOITTE RESTRUCTURING INC.

Acting solely in its capacity as

Court Appointed Receiver and Manager of Royal Oaks Golf Club Inc.
and not in its personal capacity.

Per;

VA

James Foran, CPA, CA, CIRP, LIT
Senior Vice President

¢. Tony Richardson (Mclnnes Cooper)

Member of Deloitte Touche Tohmatsu Limited
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To Whom It May Concern,

We hope this letter finds you well. Following our recent discussions, we are writing to formally express
our sincere interest in purchasing your esteemed golf course. We would like to highlight several key
aspects of our offer to demonstrate our commitment and enthusiasm for this opportunity:

1. Cash Offer: Our offer is a cash offer with no contingencies or conditions precedent. Once our
offer is accepted, it becomes a firm offer. We do not require any external financing and are
prepared to accept the course in its current condition,

2. Experienced Operators: Unlike typical financial investors, we have extensive experience in
golf course operations. We successfully manage multiple courses in PEI and Ontario,
showcasing our capability as genuine operators committed to the professional management and
development of golf courses. We aim to continue running the course with the utmost
professionalism, ensuring it remains a local landmark and thrives further. We are also
experienced in expanding golf courses and managing related construction projects.

3. Retaining Existing Team: We value the current operational team and plan to retain them.
Moreover, we can leverage our resources in PEI to support and assist the management team,
ensuring the course is managed and operated more efficiently.

4. Member Rights: We respect the rights and protections currently in place for the club and its
members. We guarantee equal and fair treatment for all existing members. While we are
committed to maintaining the market price and ensuring that we do not overcharge the members,
we also understand the importance of protecting the existing legal rights of the current members.
We aim to continue fostering a strong relationship with the community and its members,
ensuring mutual growth and satisfaction. Additionally, we will adhere to the stipulations outlined
in the 2024 Royal Oaks Corporate Pass Programs, Revised 2024 Membership Agreement, and
FY24 Membership Summary. These provisions will be respected and upheld from the start of the
golf season on May 17, 2024, until October 31, 2024,

5. Expansion and Investment: Post-acquisition, subject to government and community approval
and feasible conditions, we aim to expand the operational capacity of the course. We plan to

Ds
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increase our investment and potentially expand the course area, contributing to the overall
development of the community.

6. Aligned Goals: Our objectives are aligned with those of the community—to develop the golf
course into a premier facility and create a first-class golf community. We aspire to make ita
landmark in Moncton and the greater metropolitan area.

7. Facility Reopening: We will prioritize reopening the course's facilities as soon as possible. We
plan to fully utilize the available amenities and restore the previous high level of service.

We are genuinely excited about the possibility of acquiring your golf course and are confident in our
ability to contribute positively to its future. We believe this collaboration will not only enhance the
course's legacy but also bring substantial benefits to the entire community.

Thank you for considering our offer. We look forward to the opportunity to work together and are
available to discuss any further details at your convenience.

Warm regards,

shizhong Holdings INC

shizhong Liu

DocuSigned by:
Eﬂ@%&\ 5/29/2024 | 456 T4 ADT

76EGTI00ABB3488
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Sale and Information Package
Royal Oaks Golf Club Inc.

Appendix B — Offer to Purchase

Deloitte Restructuring Inc. Court appointed Receiver and Manager of
Royal Oaks Golf Club Inc.

OFFER TO PURCHASE

TO: DELOITTE RESTRUCTURING INC.
RECEIVER AND MANAGER OF ROYAL OAKS GOLF CLUB INC.
1741 Lower Water Street, Suite 800
Halifax, Nova Scotia, B3] 0]2
Attention: Tan Lewis

1. Name of Offeror: shizhong Holding INC.

2. Address of Qfferor: 383 currie Dr, SUVMMERSIDE, PE, CIN 576

3. Telephone and fax: 902-888-7620

4. E-mail address: zhongshiliu999%@gmail.com

The undersigned acknowledges having received and reviewed the Terms and Conditions of Sale ("Terms
and Conditions”) pertaining to the sale of the Property, that the Offeror has inspected and satisfied
themselves as to the condition of the Property, and that this Offer is submitted pursuant to the said Terms
and Conditions and the undersigned agrees to be bound thereby as if the same were set out herein as part of
this Offer,

Parcel Description Offer in Canadian dollars
(excluding any applicable taxes)

En bloc - Parcel $ 4

F 4

Parcel 1 -

Parcel 1A - Land, Golf Course & Buildings

Parcel 1B - Golf Course Equipment

Parcel 1C - Golf Power Carts

Parcel 2 - Golf Equipment

Parcel 3 - Kitchen Eguipment

Parcel 4 - Electronics

Parcel 5 - Golf Clathing

N

44 |48 |9 (A | (0 | B | A

Parcel 6 - Moveable Equipment

9 © Deloitte LLP and affiliated entities
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Sale and Information Package
Royal Oaks Golf Club Inc.

Offer in Canadian dollars

Parcel Description

(excluding any applicable taxes)
Total Offer Price $ 4,800,000
Deposit enclosed (15%) {Note 1) $ 720,000

Offerors may present an en bloc offer, individual offers on specific parcels or combination offers on mulitiple
parcels,

Offerors putting forth en bloc offers should disclose how their offer intends to deal with individuals who paid
mernbership dues prior to February 23, 2024,

Note 1: All deposits must be made by certified cheque, bank draft or wire payable to “Deloitte Restructuring
Inc., in Trust”.

DATED at the City of in the Province/State of __Prince Edward Isiand

this _ 29 day of ___May , 2024,

DecuSigned by:
Signature of Offeror: ‘ -ﬁ]@zﬁ’ﬁ: 5/29/2024 | 4:56 T4 ADT
T8ES7I00ABBI4BE

10 © Deloitte LLP and affiliated entities



