CLERK OF THE COURT
FILED

Clerk’s Staljnpz NOV 19 2018
JUDICIAL CENTRE

COURT FILE NUMBER 1701-08644 OF CALGARY
COURT COURT OF QUEEN'S BENCH OF ALBERTA
JUDICIAL CENTRE CALGARY

PLAINTIFF CENTURION MORTGAGE CAPITAL CORPORATION
DEFENDANTS THE BRIDGES STEPS LIMITED PARTNERSHIP, by

its general partner, GIUSTINI BRIDGES INC.,
GIUSTINI BRIDGES INC., ASSURED
DEVELOPMENTS LTD., GIUSTINI DEVELOPMENT
CORPORATION, SBG INVESTMENT CORP.,
1670749 ALBERTA LTD., 1670759 ALBERTA LTD.,
CANTERRA CUSTOM HOMES INC., and JORDAN
GIUSTINI

DOCUMENT AFFIDAVIT OF VALUE
AND VALUATOR’S REPORT

ADDRESS FOR SERVICE AND CONTACT g:;’f(‘;’:: gﬁﬂftda LLP

INFORMATION OF PARTY FILING THIS 127 Flowr. 850 - 2™ Strest SW.

DOCUMENT Calgary, Alberta T2P OR8
Attention: David Mann / Afshan Naveed
Ph. (403) 268-7097 / 7015 Fx. (403) 268-3100
File No.: 570945-1

AFFIDAVIT OF JACOB HOFER
Sworn on November 5th, 2018

I, JACOB HOFER, of the City of Calgary, in the Province of Alberta, an Appraiser, SWEAR AND SAY
THAT:

1. | have resided in and carried on business in City of Calgary, in the Province of Alberta for the last
28 years, and during that time have had considerable experience in real estate transactions.

2. On September 11, 2018, | made a careful personal inspection of the lands in question in the
proceedings herein, legally described as follows:

PLAN 0512930

BLOCK 7

LOT 1

EXCEPTING THEREOUT ALL MINES AND MINERALS

(the “Lands”)

3. Attached and marked as Exhibit “A” to this my Affidavit is the report entitled “Appraisal Report”
showing full and true particulars of the state, condition, and value of the said Lands and the
improvements situated thereon, to the best of my knowledge and belief.
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4, | have not now and never have had any interest in the said Lands or otherwise except as an
appraiser retained by the Plaintiff in connection with the inspection and valuation of the fands as
made by me and set forth in Exhibit “A” hereto. '

SWORN BEFORE ME at the City of Calgary, in )
the Province of Alberta, this _5th day of )
November , 2018. )
)
)
Comphissioner for Oaths in and for the Province (Signza(/u/e)
of Alberta uyat
nda hun . Name: Jacob Hofer
‘1\7\% Commission Expires
July 10,
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THAT:
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| have not now and never have had any interest in the said Lands or otherwise except as an
appraiser retained by the Plaintiff in connection with the inspection and valuation of the lands as

made by me and set forth in Exhibit “A” hereto.

4.

SWORN BEFORE ME at the City of Calgary, in
the Province of Alberta, this _5th day of
November , 2018.

2 O
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mda Hun i Name: Jacob Hofer
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November 5, 2018 Project No.: 103016

Miss. Afshan Naveed
Dentons Canada LLP
15t Floor, Bankers Court
850 2nd Street SW
Calgary, AB, T2P 0R8

RE: Steps Bridgeland
918 McPherson Square NE, Calgary, AB

In accordance with your request, we have re-inspected the above captioned property and carried out an
analysis in order to render an update to our opinion of market value, as put forth in a prior appraisal,
effective July 1, 2017, under file #102553. Noteworthy to this update is that it is best read in conjunction

with the previous appraisal as it would result in a better understanding of this update.

Upon investigating the marketing history of the property and evaluation of current market conditions as
compared to those that existed at the time of our previous appraisal, it becomes apparent that the market

value of the property has declined notably since the prior valuation.

Having completed an analysis, we submit that in our professional and considered opinion, Market Value
on an “as is” basis, effective October 1, 2018, subject to important underlying contingent and limiting

conditions and Extraordinary Assumptions contained herein, is;

Eleven Million Four Hundred Thousand Dollars
$11,400,000

We further submit that in our professional and considered opinion, Forced Sale Value on an “as is” basis,
effective October 1, 2018, subject to important underlying contingent and limiting conditions and

Extraordinary Assumptions contained herein, is;

Ten Million Two Hundred and Sixty Thousand Dollars
$10,260,000

~ i . 2020 4" Street SW Suite 310, Calgary, AB T2S 1W3
Altus E‘.X pe& L Se rvices T: 403.508.7770 | E: info@altusgroup.com | altusgroup.com
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This narrative report describes the method and approach to value in support of the conclusion and
contains the pertinent data gathered in our investigation. If there are any questions we would be pleased

to discuss the valuation further.

Respectfully submitted,

Altus Group Limited

2

ob Hofer, AACI, P.App, MRICS, Q. Arb.
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Steps Bridgeland
918 McPherson Square NE, Calgary AB

12120 103016

Executive Summary

918 McPherson Square NE, Calgary, AB
Steps Bridgeland - Residential Condominium Project

Valuation Summary

Final Estimate of Market Value $11,400,000

Estimated Forced Sale Value (90% of Market Value) $10,260,000

Indicated Value — Development Approach $11,400,000

Estimated Revenue Potential $54,797,428

Estimated Cost to Complete $31,250,000

Developer’s Profit @ 12% $6,575,691

Selected Internal Rate of Return 7.0%

Indicated Value — Cost Approach $13,100,000

Estimated Land Value $5,700,000 ($140 per sq. ft.)
Estimated Contributory Value of Improvements $7,400,000

1Values are subject to the Extraordinary Assumptions and the Contingent Limiting Conditions contained in the report.
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Liquidity

Liquidity is the measure of the typical buyer’s desire and ability to purchase the property. An estimate of
market value should include an assessment of liquidity. Overall, we consider the liquidity of the subject
property to be “modest” at the value reported herein. A detailed definition of “modest” liquidity is

presented in Appendix A.

(R
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Introduction

Identification 918 McPherson Square NE, Calgary, AB

Legal Description Plan 0512930
Block 7
Lot1
Excepting Thereout All Mines and Minerals.

The appraiser is not responsible for matters legal in character and it is
assumed that the Title is good and marketable.

A copy of the current Certificate of Title is included in the Addenda of this
report.

Purpose of Report The purpose of this appraisal is to provide our unbiased opinion of the
current market value of the property identified herein.

Intended User The intended user of this report is Dentons Canada LLP and its client
Centurion Mortgage Capital Corporation. No other users are intended by
the appraiser.

Intended Use The intended use of the report is for foreclosure purposes.

Effective Date October 1, 2018. A cursory inspection was undertaken by Jacob Hofer on
September 11, 2018.

Tenure The property is appraised on the basis of the fee simple interest, without

debt or encumbrances.

Ownership and History = The subject property is currently owned by Giustini Bridges Inc. of 5213,
333 96t Avenue NE, Calgary, AB. The property transferred to Giustini
Bridges Inc. on February 17, 2016 for the consideration of $1.00 and a
declared value of $14,100,000.

The appraiser is aware of the fact that the property is currently offered for
sale through CB Richard Ellis as a judicial listing. The real estate agent in
charge of the listing reports that the property was first offered for sale in
February 2018 at a list price of $19,800,000.
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son Square NE Calgary AB

13120.103016

Given resistance to the asking price and lack of interest at that level, the
asking price was reduced to $14,500,000. The agent reports feedback from
interested parties that the initial list price of $19,800,000 was way above
what was perceived as market value, and accordingly offers that were
submitted were substantially below the list price in the $10,000,000 range.
To date no reported offers at the reduced list price of $14,500,000.

Assumptions and Limiting Conditions

The reader’s attention is drawn to certain Contingent and Limiting Conditions that are outlined at

Appendix A.

Financing

Encumbrances

For the purpose of this appraisal we have assumed that the property is free and

clear of all financing.

The property does have numerous charges registered against title. A full search and
interpretation of the title is beyond the scope of this appraisal and the report is
contingent on the expectation that there are no material encumbrances that would
affect value unless otherwise noted. However, as these can have a significant impact

on the market value and / or marketability, legal advice is recommended.

Extraordinary Assumptions

Certain assumptions were made by the appraiser, which in part are based on information provided by

the client. The estimated value included herein will potentially be impacted if any of the following

Extraordinary Assumptions are not realized as of the effective date.

Descriptive

Analysis

Development

Costs

The subject is an incomplete residential condominium project and the Descriptive
Analysis within the body of this report is based in part on an on-site inspection, a copy
of the development plans provided by a representative of Centurion Mortgage Capital
Corp., and a former appraisal report completed by Colliers International. For the
purpose of this report we relied on the information provided and made the assumption

that it is reasonably accurate.

The appraiser was provided with a copy of the latest BTY Project Monitoring Claim
Report dated December 7, 2016 and a schedule relative to a subsequent update which
was provided in draft form dated May 3, 2017. We have relied on those reports for the
purpose of estimating the remaining costs to complete the project and costs in place.

We assume that the reports are authentic, are the most recent versions, and accurately

reflect the situation.



Steps Bridgeland A

918 McPherson Square NE. Calgary. AB
13120.103016

Presales The appraiser was provided with information by a representative of Centurion
Mortgage Capital Corp. relative to the presold units in the project, and relied on that
information as provided. The information is assumed to be accurate and represents

the most recent available.

Improvements As at the effective date of this appraisal the project was incomplete, construction had
ceased, and development was capped at grade level with some minor concrete work
completed above grade. The appraiser is not qualified to make a determination as to
the state of the existing improvements and accordingly was instructed by the client of
this report to proceed with the valuation under the assumption that the existing
improvements are of sound construction, are in keeping with the building plans, and

can be fully incorporated in the completion of construction of the project.

We refer you to Appendix A of this report for further details relative to the Terms of Reference, including

Scope of Work, Definitions of Market Value, Liquidity, and Highest and Best Use.
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Property Description

Neighborhood Description
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The property is located within the Bridgeland District of Central Calgary. Bridgeland is a mixed use

residential / commercial district located immediately to the north of Downtown Calgary on the north side
of Memorial Drive and east of Edmonton Trail.

Adjacent Districts
North Renfrew residential neighbourhood, north of 8 Avenue NE
South Downtown East Village & Inglewood Districts, south of Memorial Dive NE
East Mayland Height neighbourhood, east of Deerfoot Trail NE
West

Crescent Height neighbourhood, west of Edmonton Trail NE
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Access / Transportation

Access to the property and neighbourhood is best rated as good with Edmonton Trail, Memorial Drive

and 8t Avenue NE providing access at numerous locations.

Public transportation is readily available with the Bridgeland LRT station along Memorial Drive

providing access to light transit rail service, while public bus stops are interspersed throughout the

neighbourhood.

Trends in Development

Bridgeland is located immediately to the northeast of downtown Calgary across Memorial Drive from
East Village, and is bound by the Bow River to the south, Deerfoot Trail to the east, Edmonton Trail to the

west, and 8t Avenue NE to the north.

Bridgeland is a predominant residential neighbourhood with interspersed commercial/retail
development along 15t Avenue NE, and Edmonton Trail NE. Bridgeland was initially developed in the
early to mid-1900s as a residential district and was home to the former Calgary General Hospital. The
hospital was closed and demolished in 1998 which left a large tract of land approximately 4 city blocks
wide and 3 city blocks deep at the south central edge of the Bridgeland District ripe fc;r redevelopment.
This tract of land which includes the development of the subject property has been the location of

numerous new residential condominium developments over the past 15 years.

The initial redevelopment took place along 1st Avenue, between 7A Street and 10* Street SE and consisted
of 4 large mid-rise projects spanning full city blocks and consists of mix of retail on the main floor and
residential development on the upper floors. Subsequent developments are focussed south of Centre
Avenue SE, east of the 9% Avenue, and south of McDougal Road NE to Memorial Drive, east of 8% Street.
Development in Bridgeland has slowed following the 2008 / 09 global economic crisis and the more recent
downturn stemming from substantially lower world energy prices. Although notable development has
taken place on the former General Hospital site, significant capacity remains and redevelopment is likely

to continue for a number of years.

Summary

In summary, Bridgeland is a well located neighbourhood in central Calgary with historical significance
and is especially attractive to residents that desire to live in a central location and still have modern

housing choices offered by the numerous newer residential condominium developments within

Bridgeland.



Site Description

Site Area

Site Position
Topography
Configuration

Frontage

Services

Environmental

Access and

Exposure
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9365 Acres, more or less (40,742 sq. ft., more or less)
Corner lot

Generally level

L shaped configuration (See Block 7, Lot 1 in the Plot Plan above)

191 feet along McDougall Road NE
261 feet along 8t Street NE

All the typical city services including water, sewer, natural gas and telephone.

We are not experts in environmental matters and make no representations
regarding them. It is assumed for the purpose of this report that there is no
environmental contamination. A formal environmental audit should be
conducted for certainty. Any costs associated with contamination would need

to be deducted from the final value concluded herein.

The site has an inner block location within the neighbourhood and is readily
accessible via 9th Street NE which intersects Memorial Drive to the south, and
1st Avenue NE to the north which in turn connects to Edmonton Trail NE. LRT
Station is located approximately 1 block to the south of the subject on Memorial

Drive NE. Public bus stop on 9t Street less than a block to the east of the site.
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Bylaw
Zoning / Land Use

Bylaw

Permitted Uses

Allowable Density

Conformance

Calgary Land Use Bylaw IP2007
DC 4172022 Site 14 (Direct Control)

Calgary Land Use Bylaw IP2007

Permitted and discretional uses for this site include utilities, parks and

playgrounds, apartments, stacked townhouses, dwelling units, live work

units, special care facilities, public, quasi-public buildings, etc.

Based on the pertinent Land Use Bylaw, the maximum allowable density
for Site 14 (subject site) is 130 units per acre equating to approximately 122

units, while the maximum building height is six stories.

A review of the pertinent land use bylaw and the subject’s building plans,
suggests that if developed in accordance with plan, the property would be
in conformance with the pertinent land use bylaw. However, we are not
experts in land use planning and as such the appropriate planning
authorities at the City of Calgary should be contacted to ensure

conformity.
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Building Description

The following is a description of the multi residential condominium project that was in the process of
being developed on the subject site prior to construction being ceased. The following building description
is based on a variety of information provided by a representative of Centurion Management Capital

Corp. and our observation during our onsite inspection.

Pictorial Presentation of Steps Bridgeland — Artist Renderings




Building Type Mid-rise residential condominium project know as Steps Bridgeland.
Storeys 6 Storeys
Total Units 122 units
Suite Mix Condominium Suite Mix
Steps Bridgeland, Calgary, Alberta Total Average
Suite Type # of Units.  Saleable Size  Unit Size (SF)
Studio 7 2,384 341
1 Bedroom Flat 33 17,114 519
1 Bedroom + Den Townhouse 1 811 811
2 Bedroom Flat 43 36,062 839
2 Bedroom Townhouse 10 11,418 1,142
2 Bedroom + Den Townhouse 14 17,283 1,234
Penthouse 14,485

Total 99,557

Amenities Underground parkade and bike storage

Construction Details

Foundation Poured in place concrete, steel reinforcement, concrete pilings

Superstructure Poured in place reinforced concrete columns and floor slabs

Exte’rior Walls Stone clad, acrylic stucco and glass curtain wall panels

Windows / Doors Commercial grade double glazed windows and exterior doors in extruded

aluminium frames

Roof Flat roof with 2 ply SBS modified bituminous roofing membrane
Vertical Access Elevator access to all floors
Heating/Cooling Heating is via natural gas fired hot water boilers. A chiller unit with

appropriate distribution system will provide for cooling throughout the

building.
Electrical Electrical service is assumed to be of adequate capacity for the building.

Life Safety/Security A wet sprinkler system will provide fire suppression throughout
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Interior Finishes

Parking

Utility / Condition

Summary

Interior finishes are to be of good quality with the following providing a short

_summary of the anticipated features:

e Polished concrete flooring throughout

¢ Individually controlled heating systems

* Modern doors, baseboards and door casings

¢ Italian cabinetry and wood work

e Quartz countertops

¢ Spa like bathroom fixtures featuring dual flush toilets, vanity mirrors and

rain showerheads

On the overall the units are expected to be of good quality with finishes
ranging depending on the purchaser selections. Each unit will feature balcony

access and expansive windows.

2 level underground parkade. All of the units will include 1 underground
parking stall with the exception of the penthouse units (which will include two

parking stalls), and the studio units (which will have no parking included).

Upon completion of construction, the Step Bridgeland project is expected to
reflect a modern, well designed residential condominium project with good
functionality and offering good utility. The only negative noted in our review

of the plans is that the Studio units do not include a parking stall.

From a condition perspective the project is new construction and as such is

expected to be in excellent condition.

On the overall, the Steps Bridges project is well located in the Bridgeland
District of central Calgary and upon completion of construction will provide
inner city residents with an attractive range of housing choice relative to unit
type, unit size and interior finish. The planned project appears to be well

designed and will conform with surrounding developments.
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Municipal Assessment and Taxes

Total Assessment 2018: $11,320,000
2018 Tax Levy: $71,964
Comments: The subject property is an incomplete residential condominium

project and no legal condominium plan or individual titles have
been created. The current assessment does not reflect the proposed

condominium development.

Commentary

Establishing reasonableness of assessed value and realty tax costs associated with the subject property is

beyond the scope of this appraisal assignment. Municipal assessment and tax information is provided

purely for reference purposes.
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Market Overview

Alberta, Economic Overview

#AltusEconomicFlash - Alberta
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All Forecasts by Altus Group The improvement in the energy sector and continued
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) sectors slowly follow.
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" Expacted Trend shows rise, steady or Fall in rate of grovth Contact: economics@altusgroup.com
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’ Alberta s robust economlc actlwty Ieadlng |nto 2014 ensured positive real GDP growth onan average annual basus before the
economy was devastated by plunging crude oil prices in 2014. Low oil prices weighed on capital spending and government revenues
and also slowed oil production. Economic activity contracted sharply in 2015 and 2016 averaging -2.5% over the 2014-2016 period.
However, higher oil prices led to increased oil production in 2017 with further economic support coming from increased provincial
government spending and the rebuilding of Fort McMurray after the wildfires in 2016. Improving, but still comparatively low oil prices
should preclude a significant ramp up of capital spending, providing impetus for growth this year and beyond.

After growing at a 1.0% average from 2014-2016,
personal income growth continued to increase in 2017
amid economic weakness.

The return to positive employment growth is supporting
sustained increases in personal income. Alberta's
minimum wage increased by 11% as of October 2017
and is set to increase another 10% to 15% by October of
this year.

This policy will likely support near-term income growth, but
could weigh on the pace of job gains going forward as the
wage gain eats into operating margins and employers are
incentivized to invest more heavily in automation.

Employment increased by 14,400 in the first quarter of
this year to 2.3 million workers, after a slight decrease in
the previous quarter.

The unemployment rate dropped to 14.4% in the first
quarter, though still remaining well above recent levels.

Employment growth recovered in 2017 and will continue
to increase through the forecast horizon, bolstered by
economic strength. Overall, employment is expected to
increase by about 130,000 net new jobs between 2018-
2022.

In the first quarter of this year, work started on 5,239 new
homes, 6% lower than the same period in 2017. Housing
starts increased in 2017, supported by the Fort
McMurray rebuild. Starts will likely average 29,815 units
from 2018-2022.

Sales of existing homes dropped by 27% between 2014
and 2016 as weak employment and income growth
weighed on housing demand. However, despite the
substantial decline in sales, average prices dipped by
only 2% over the same period as supply also dropped,
but by a smaller amount. In the first quarter of this year,
sales were down 9% and the average price per
household decreased by 2% on a year-over-year basis.

Personal income Growth

Annual % Change

% = Aberta « Canada
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Labour Market
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Economic Trends - Alberta {(Continued)

. !n the first quarter of this year, non-residential lpvestment investnent in Non-resitlential Building Construction
increased hy 1% to $2.15 billion (seasonally adjusted)
compared with the fourth quarter. 1600 oo e = Industrial =Commercial = Institutional

1,600 -

« The level of investment is still below the five-year 1.400 4
average. 1,200

« Exiremely elevated office vacancy rates in Calgary and : 00?)
Edmonton point to subdued investment going forward. =9
However, the large-scale mixed-use |ICE District project 00
and the ongoing $3 billion StoneGate Landing mixed-use e
project in Calgary, should boost spending going forward.

ar [a2aa! Q4IQ1 ‘a2]aslasat]a2]as] 04.01 la2|azlasla1iaz]cslad] m,
L w201 2015 o6 | 2007 porg

i

Source: Altus Group Economic Consulting based on Statistics Canada

Population

+ Population growth slowed in 2016 as economic o chanse
conditions deteriorated. s § wheie i
3.0
« Population growth softened further in 2017, weighed on 25 4
by interprovincial migration (sustained employment growth 20
is likely needed to attract migrants back to Alberta from 164 =2 il o R & - =
other provinces). However, support likely came from the 10 - 5 1 i = ° e
federal government's plan to settle between 280,000 and 05 - h “ - . h
320,000 immigrants in Canada in 2017 as many of these . - Bt L__» | ot -
people likely settled in Alberta. Solid economic growth ©5) | '
should support a modest acceleration in population .0
growth from this year onwards. 3-Year Trend Last Year This Year NextYear  3-Year Trend
History (2017) (2018) (2019) Horizon
(2014-2016) (2020-2022)

Source; Allus Group Economic Consunin based on Statisﬁcs Canada

. Canadlan economrc growth advanced at a1.2% average annual pace from 2014-2016 slower than the long-term average Growth
then advanced at a 3.0% rate in 2017 thanks in part to strong migration and employment. In 2017, stabilization in the oil and gas
sector contributed to recovering growth in the oil-levered provinces. This, combined with solid nation-wide consumer spending,
ongoing government expenditures and positive residential investment contributed to very strong growth in 2017. Economic growth will
likely moderate from its robust 2017 pace thereafter, but still remain relatively firm, supported by improved investment, ongoing U.S.
demand and government spending. Forecast risks include potential negative impacts from a renegotiation of trade terms with the
U.S. and potentially lower than expected business investment.
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Calgary, Economic
Overview
#AltusEconomicFlash - Calgary
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10 year bond yield 1s
forecasted to dnft lower longer-
term amid sustained
economic growth; higher oil
prices, the cessation of sector-
specific drags and stronger
growth to result in accelerating
inflation going forward; CAD to
trend higher over the forecast
harizon in tandem with higher
il prices. Looming trade war
poses risks

Sources:
« Statistics Canada
» Conference Board of Canada

All Forecasts by Altus Group
Economic Consulting
(as of Q1 2018)

AltusGroup

Historical data / forecasts covers
Calgary Census Metropolitan
Area (CMA), Alberta and Canada |

uGoods = Services

Economic growth rebounded
sharply in 2017 and is set to
outpace both the province and the
rest of the country in 2018 and
2019, but at a more modest pace
than last year.

(2018) '

# Construction
uWholesale and Retal

Annual % Change Real GDP P

Improved economic growth should
support ongoing hiring over the
forecast horizon but at a more
moderate pace than 2017. Calgary
remains an attractive head office
location and the municipality's
economic development approach
remains supportive of new job
creation among existing employers
and through the attraction of new
employers.

Annual % Change Jobs ’

(2017)

Retail sales posted
substantial growth in
2017 More modest
increases are expected in
2018 and 2019, in line
with slower employment
growth.

® Percent of Canada-
wide sales

Annual % Change Sales ’
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Key Takeaway:

The devastating recessian which gripped Calgary's econormy
15 now in the rear-view mirror. 2017 saw the start of recovery
and 2018 and beyond will mark the return of more normal
economic conditions.

* Expected Trend shows rise. steady or Fall inrate of growth

2014-
2016

2017 2018

Contact: economics@altusgroup.com
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Economic Trends - Calgary

{1

amid contracting

« After a very strong pace of growth earlier this decade, Calgary endured a protracted recession in 2015 and 2016

activity in the oil and gas sector which negatively impacted a broad range of industries. Economic growth flatiined in the first half of
2016 hut sharply recovered in 2017, supported by increased oil sector production. Growth is likely to advance at a more moderate
pace over the remainder of the forecast horizon as steadily increasing oil prices promote increased production and, eventually,
stronger growth in capital investment, while increased provincial and federal government spending also provides a boost.

v

Personal income growth advanced at a robust 6.2% FEsscualincame Browt

average annual pace from 2013-2016 despite weak Annual $ Change =Calgary = Alberta = Canada

economic conditions and remained steady amid an 804
7.0 =

employment recovery. Improved job gains should lead to
positive income growth in 2018, with it moderating o
thereafter. %
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Source: Altus Group Economic Consulting based on Conference Board
and Statistics Canada

Labour Market
wum Employment Growth (LHS)

In the first quarter of 2018, employment rose by 8,800
workers to 842,900. This marked the seventh straight
gain in Calgary. The goods-producing sector is primarily - Fssons s g chanoe s serelly et ——Unemployment Rale'RHS) t4)
responsible for the gain, particularly the construction, | = o o L 120
wholesale & trade, and manufacturing sectors. | g o : - |

.

Despite the increase in employment, the unemployment
rate increased to 8.2%, after four straight quarters of

improvement.
« Employment growth is likely to improvée over the forecast 20 4 o
horizon, supported by strengthening economic growth. 254 g I ., ro0
101/02/03104/Q1102 03104/01/02/03/04/Q1/02/03/04/1/02/03 /04 Q1

Overall, employment is expected to increase by about
52,940 net new jobs between 2018-2022.

H |
2013 i 2014 2015 2016 i 2017 2018

Source: Altus Group Economic Consulting based on Statistics Canada

Housing Starts
In the first quarter of 2018, work started on 2,060 new ousing;:>ia

homes, 1% lower than the same period in 2017. Starts Unite, Annually, 0005 =Total  =Single Family mApariment

are likely to increase in 2018, with single-family and 16 o -

apartment units higher. Positive employment growth and
stronger new home sales point to higher starts in 2018,
despite an elevated level of completed and unabsorbed
units. Ongoing population growth should sustain housing
demand and starts over the remainder of the forecast
horizon.

Prices for existing homes were unchanged in Q1 2018 on
an year-over-year basis. Unit sales of existing homes

0, T
decreased by 16%. 3yearaverage Last Year (2017) This Year (2018) Next Year (2019) 3-Year Trend
(2014-2018) Herizon (2020-
2022)

Source: Altus Group Eccniomic Consufting based on CMHC
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Economic Trends - Calgary (Continued)

+ In the first quarter of 2018, non-residential investment
increased by 3% to $802 million (seasonally adjusted).
Gains were weighed on by institutional investment.

Non-residential investment peaked in the third quarier of
2015 and has subsequently trended lower, weighed on by
the slump in the oil and gas sector.

Non-residential investment should receive a substantial
boast from the ongoing $3 billion StoneGate Landing
mixed-use project, slated to conclude in 2021. Spending
should also receive support from ongoing construction of
East Village mixed-use development, with a 230,000 sq.
ft. retail centre currently under construction in the
development.

Despite economic weakness, population growth remained
relatively firm in 2017, boosted by international migration.

Over the forecast horizon, improved employment growth
should help attract migrants, fuelling ongoing population
growth. The federal government's plan to settle between
280,000 and 320,000 immigrants in Canada will likely
boost population growth in 2018, as some of these
people will settle in Calgary.

.
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Canadian economic growth advanced at a 1.2% average annual pace from 2014-2016, slower than the long-term average. Growth
then advanced at a 3.0% rate in 2017 thanks in part fo strong migration and employment. In 2017, stabilization in the oil and gas
sector contributed to recovering growth in the oil-levered provinces. This, combined with solid nation-wide consumer spending,
ongoing government expenditures and positive residential investment coniributed to very strong growth in 2017. Economic growth will
likely moderate from its robust 2017 pace thereatfter, but still remain relatively firm, supported by improved investiment, ongoing U.S.
demand and government spending. Forecast risks include potential negative impacts from a renegotiation of trade terms with the
U.S., the prospect of a Canada U.S. trade war and potentially lower than expected business investment.
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Calgary Residential Condominium Overview

Number of Units Sold — Annually AltusGroup

Al iyt

The precediﬁg summary provides a general overview of annual sales of residential condominium for the
greater Calgary market. As expected, overall condominium sales started retreating into 2014 coinciding
with the most recent economic downturn spurred on by declining energy prices. The data illustrates
significant contraction from the peak in 2005 to 2008. Expansion started taking place following the
2008/2009 global financial crisis which peaked in 2013. Since then sales have gradually decreased and
although not yet evident in the annual data the quarterly data suggests that sales have shown signs of

improvement.

<

YTD Sales Comparison AltusGroup
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