


2. The Receiver is seeking to approve the sale of a hotel, located at 11705 — 8™ Street,
Dawson Creek, British Columbia V1G 4N (the “Hotel”).

3. In accordance with the Order granted by the Honourable Madam Justice Baker on August
11, 2020 filed in the within proceedings, the Receiver entered into an exclusive sales listing
agreement with CBRE Limited (“CBRE”). That exclusive sales listing agreement was extended
on February 10, 2021 for a further period of six (6) months pursuant to an extension agreement.
Attached hereto and collectively marked as Exhibit “A” to this my affidavit, is a true copy of the

exclusive sales listing agreement and extension agreement.

4. An appraisal was conducted on the Hotel, valuing the Hotel at $3,100,000 as of May 1,
2020. Attached hereto and marked as Exhibit “B” to this my affidavit is a true copy of the

appraisal.

5. The Receiver listed the Hotel for sale on the open market on August 11, 2020 for a
purchase price of $4,000,000, in line with the listing proposal that the Receiver had previously
obtained from CBRE. Attached hereto and marked as Exhibit “C” to this my affidavit, is a true
copy of the marketing report prepared by CBRE with respect to the Hotel.

6. A letter of intent (“LOI”) was received prior to the subject offer in October, 2020 in the
amount of $1,200,000 which was rejected by the Receiver. That party subsequently verbally
increased its offer to $1,500,000, which was also rejected by the Receiver.

7. On February 1, 2021 the Receiver received an LOI from the proposed purchaser, Mario
Laudisio (the “Purchaser”) in the amount of $2,750,000 subject to a 45-day conditional period
with an initial $100,000 deposit and further second deposit of $400,000 once subjects had been
removed. That LOI was rejected and countered by the Receiver on February 12, 2021 for the
amount of $3,300,000 subject to a 45-day conditional period with an initial $100,000 deposit and
further second deposit of $400,000 once subjects had been removed. This was accepted by the

Purchaser.

8. Subsequent to the Purchaser’s tour of the Hotel, he requested a reduced price of
$2,250,000 on February 27, 2021 based on his review of the projected renovations. This was
rejected by the Receiver.
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9. On March 11, 2021 the Purchaser submitted a new offer in the amount of $2,750,000,
this time unconditional and with a deposit of $1,000,000. On March 16, 2021 the Receiver
countered at a price of $3,000,000. The Purchaser subsequently countered at $2,800,000
unconditional with a deposit of $1,000,000.

10. On March 17, 2021, an additional purchaser submitted an LOI in the amount of
$2,480,000 unconditional with a $500,000 deposit (the “Subsequent Offeror”).

11.  On March 17, 2021 the Receiver accepted the revised offer from the Purchaser in the
amount of $2,800,000, unconditional and with a deposit in the amount of $1,000,000 (the
“Contract”). Attached hereto and collectively marked as Exhibit “D” to this my Affidavit is a
copy of the purchase contract and deposit cheque received by Owen Bird Law Corporation on

behalf of the Receiver.

12.  On March 18, 2021, subsequent to the Purchaser’s offer being accepted by the Receiver,
the Subsequent Offeror submitted a revised LOI in the amount of $2,880,000, unconditional with
a deposit in the amount of $500,000. The Receiver has advised the Subsequent Offeror that it
may submit a competitive bid at the Court Application to approve the sale of the Hotel.

13. CBRE continues to market the Hotel and has advised that it will continue to do so until

the hearing of the within Court Application.

14.  The Receiver’s Second Report dated April 7, 2021 sets out further details with respect to
the Hotel and the Receivership.

15. I make this Affidavit in support of the Receiver’s application for an Order approving the

sale of the Hotel to Mario Laudisio.

SWORN BEFORE ME at the City of
Vancouver, in the Province of British
Columbia, this8™ day of April, 2021.

A Commisdioner for taking Affidavits William Choo

within British Columbia
ALEX E.H. NG

A Commissioner for taking Affidavits
Jor the Province of British Columbia
Sulte 520, 625 Howe Street
(01962905:2) Vancouver, B.C. V8C 2T6

|Appointment Expires: November 30, 2023
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This is Exhibit “A” referred to in the Affidavit
of William Choo sworn before me at Vancouver,
BC, this 8th day of April, 2021.

A

A Commissioner for taking Affidavits within
British Columbia




THIS EXCLUSIVE SALES LISTING AGREEMENT dated August / [ , 2020 (the “Listing Contract”™)
BETWEEN

D. Manning & Associates Inc., in its capacity as Receiver and Manager of the assets, undertaking and property
0f 356746 Holdings Inc. and not in its personal or corporate capacity (the “Receiver”)

..and;
CBRE Limited (the “Listing Agent”) ' ,

WHEREAS 356746 Holdings Inc. is the owner (the “Owner”) of the property located at 11705 — 8t Street,
Dawson Creek, B.C. (the “Property™);

AND WHEREAS the Receiver took possession and control of the Property pursuant to an Order of the
Supreme Court of British Columbia (the “Court”) in the Proceeding No S1913345 of the Vancouver
Registry commenced by Vancouver City Savings Credit Union (the “Petitioner”) to appoint the Receiver.
(the “Receivership Proceeding”);

AND WHEREAS the Receiver wants to retain the Listing Agent to serve as the exclusive listing brbkerage
for the sale of the Property;

- NOW THEREFORE in consideration of the listing for sale of the Property by the Listing Agent, and the
Listing Agent’s efforts to effect a sale of the Property, the Rece1ve1 and the Listing Agent hereby agree as
follows:

ARTICLE 1-RECITALS
1.1  The above recitals are true and accurate in all respects.

ARTICLE 2 - TERM

2.1  The Receiver grants to the Listing Agent the exclusive right to sell the Property for a period of six
(6) calendar months from the execution of this Listing Agreement (the “Term”), unless extended by
mutual consent of the Brokerage and the Receiver,

ARTICLE 3 ~-THE BROKERAGE REMUNERATION

31 a) The Receiver agrees to pay the Brokerage a commission equivalent to three and one half
percent (3.5%) of the gross sale price of the Property (the “Commission”) subject to section 3.2
below. Gross sales price shall include any and all consideration received or receivable, in whatever
form, including but not limited to assumptxon or release of existing liabilities, without downward
adjustment for any capital or environmental issues.

b) The Receiver and the Brokerage acknowledge that this is an exclusive listing. In the event

the Brokerage cooperates with a third-party licensed real estate agent to effect a sale of the Property, -
the Receiver agrees to pay the Brokerage an increased total Commission of four and one half percent -

(4.5%) of the gross sale price of the Property, to be shared w1th the cooperating brokerage at the
Listing Agent’s discretion subject to section 3.2 below.

c) * Schedule “A” attached hereto forms part of this Listing Agreement.

{01679122;1)
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3.2

33

34

Commissions shall be deemed earned and payable if and only if a successful completion of the sale

~ of the Property occurs pursuant to a contract of purchase and sale of the Property that is;

a) executed and delivered by Receiver;
b) approved by the Court, and .
¢) receipt of the sales proceeds by the Receiver.

during the Term of this Agreement as maybe extended by mutual consent of the parties.

The Commission payable herein shall be subject to the payment of Goods & Services Tax (GST)
thereon by the Receiver. :

Notwithstanding sections 3.1, 3.2 and 4.1, and for the purpose of clarity, no Commission (or any
other compensation (other than the Catalyst Fee as described in Schedule “A”) is earned by and
payable to the Listing Agent absent the final approval of the Court of the sale of the Property as
contemplated herein.

ARTICLE 4 - HOLDOVER

4.1

The Receiver further agrees to pay the Listing Agent the Commission if, within Ninety (90) calendar
days after the expiration of the Term or any extension thereof, the Property is sold to, or the Receiver
enters into an agreement of purchase and sale for the Property, with potential Purchasers procured
by Listing Agent. Prior to the expiry of the Term or any renewal thereof, the Listing Agent shall
provide written notice to the Receiver of the names of potential Purchasers procured by the Listing
Agent for the purposes of this section. The Listing Agent is authorized to continue negotiations with

such persons or entities. For clarity purposes, no Commission is payable if after Ninety (90) calendar -

days after the expiration of the Term or any extension thereof, the Property is sold to, or the Receiver
enters into an agreement of purchase and sale for the Property with potential Purchasers procured by
Listing Agent. o

ARTICLE 5 — THE RECEIVER SHALL NOT ENGAGE ANOTHER BROKERAGE DURING
THE TERM .

5.1

52

The Receiver warrants to the Listing Agent that, as at the execution of this Agreement, the Receiver
is not a party to any valid listing agreement with any other real estate brokerage with respect to the
sale of the Property. The Receiver shall not engage the services of another real estate brokerage
during the Term with respect to the sale of the Property.

The Receiver agrees to cooperate with the Listing Agent in bringing about a sale of the Property and
to refer immediately to the Listing Agent all inquiries of anyone interested in the Property. All

negotiations are to be through the Listing Agent with the assistance and advice of legal counsel of '

the Receiver, The Listing Agent is further authorized to advertise the Property through appropriate

third parties if, in the opinion of the Listing Agent, such advertising would facilitate the sale of the

Property. At the request of the Receiver, any and all agreements of purchase and sale shall be
prepared and reviewed by the legal counsel for the Receiver. '

ARTICLE 6 — INTENTIONALLY DELETED
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ARTICLE 7 - GENERAL PROVISIONS

7.1 Authority: The Receiver declares and certifies that it has the authority to enter into and execute this
Agreement; and this Agreement, once executed by the Receiver, shall be legally binding upon the
Receiver. '

7.2 Court Approval: All offers to purchése the Property will only be accepted subject to the approval of the
Court in the Receivership Proceeding.

7.3 Entire Agreement: This Agreement constitutes the entire agreement between the Receiver and the
Listing Agent, and supersedes all prior discussions, negotiations and agreements, whether oral or
written. In case of any inconsistencies between this Agreement and any commission provisions in the
agreement of purchase and sale, the provisions of this Agreement shall govern and be paramount.

. 7.4 Amendments: No amendment or alteration of this Agreement shall be valid or binding unless made in
writing and signed by the Receiver and the Listing Agent.

7.4 Sevei'abilitj).' Should any provision of this Agreement be unenforceable at law, it shall be considered
separate and severable from the remaining provisions of this Agreement, which shall continue in
force and shall be binding as though such provision had not been included.

7.5 Interpretation: The headings inserted in this Agreement are for convenience of reference only and, in
no way define, limit or enlarge the scope or meaning of any of the terms and conditions contained in
this Agreement. The preamble to this Agreement forms an integral part of this Agreement and shall be
used in its interpretation.

7.6 Jurisdiction: This Agreement shall be governed by, and shall be subject to, the laws of the Province of
British Columbia; and the Receiver and the Listing Agent hereby attorn to the jurisdiction of the courts
of the Province of British Columbia with respect to any dispute concerning the interpretation,

-application and enforcement of this Agreement. o

7.7 Real Estate Licensure: At all times the real estate brokerage services provided pursuant to this
Agreement shall be provided by representatives of the Listing Agent who are licensed and insured in
the Province of British Columbia.

IN WITNESS WHEREOF the Receiver and Brokerage agree to the terms and conditions as set out herein;
and have executed this Agreement as of the date first written above.

D. Manning & Associates Inc,, in its capacity as
Recetver and Manager of the assets, undertaking
and property of 356746 Holdings Inc. and not in
its personal or corporate capacity

(the “Receiver”)

Per: p % -
Wbl Aeay” |
1 have authority to bind the company

Print.Name: W/r//m M <A QO
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CBRE Limited (the “Listing Agent”)

T

I have authority to bind the company
Print Name: _Greg Kwong
Regional Managing Director - Broker
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pace [ OF 2 PAGES
SCHEDULE “A” - ADDENDUM TO LISTING CONTRACT

Notwithstanding any of the foregoing, the terms and conditions of the listing agreement (the “Listing
Contract”) with CBRE Limited (the “Listing Agent”) will be subject to the following:

A. All Offers to purchase the lands and premises described in the Listing Contract (the “Property”) will

only be accepted subject to the approval of the Supreme Court of British Columbia (the “Court”) in the

Proceeding No S1913345 of the Vancouver Registry commenced by Vancouver City Savings Credit Union

(the “Petitioner”) to appoint D. Manning & Associates Inc. as Receiver and Manager (the “Receiver”) of

the assets and undertakings and property of 356746 Holdings Inc. (the “Receivership Proceeding”) and will

incorporate the “Schedule ‘A’” obtained by the Listing Agent from the Receiver’s lawyer.

B. The Listing Contract will automatically terminate with no commission being payable if:

®

(if)

(i)
(iv)

any person redeems the security held by the Petitioner, prior to the Receiver accepting an

offer to purchase the Property;

. any party to the Receivership Proceeding, or any other person entitled to do so, including

any person which would be a party to the Receivership Proceeding if the Receivership
Proceeding had been commenced at the applicable time, redeems or becomes fhe Assignee
of the security which is the subject to Receivership Proceeding, prior to the Receiver
accepting an offer to purchase the Property or if the Petitioner becomes obligated to assign
such security pursuant to the direction of any such party, prior to the Receiver accepting an

offer to purchase the Property;
the Court grants some other party the right to sell the Property;

the Receiver ceases to have Conduct of Sale of the Property.

C. If, after the Receiver accepting an offer to purchase the Property that the Receiver intends to take to

Court for approval, either any:

)
(i)

person redeems the security held by the Petitioner; or

party to the Receivership Proceéding, or any other person entitled to do so, including any
person which would be a party to the Receivership Proceeding if the Receivership
Proceeding had been commenced at the applicable time, redeems or becomes the Assignee

of the security which is the subject to Receivership Proceeding;

and the Listing Agreement is cancelled, the Receiver shall pay the Listing Agent a commission of $40,000
plus GST (the “Catalyst Fee™). '
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D. The Listing Contract and the payméht of any commission with respect to the sale of the Property are

otherwise sﬁbject to Orders of the Court prqnounced. in the Receivership Proceeding.

E. Commission will be due and payable only upon the completion of a sale pursuant to an offer

procured under this Listing Contract and approved by the Court and upon receipt of the net sale proceeds by
the Receiver except as to the Catalyst Fee.

E. Without limiting the generality of the foregoing, the parties to this Listing Coﬁtract, and all those
relying on it, acknowledge and agree that the Receiver will not be responsible for paying any commission or
any other form of remuneration to the Listing Agent, a listing agent or any other realtor or agent if the
Property is redeemed by the mortgagor of the Property or by any other peréon, such that the security held by
the Petitioner is in good standing prior to closing of this transaction unless the Catalyst Fee applies: fiirther, the
Receiver will not be responsible for paying any commission or any other form of remuneration to the Listing
Agent, a listing agent or any other realtor or agent or if the Receiver is restrained or enjoined from completing a
sale by a the Couft of a court of competent jurisdiction, or if the filing or registration of any document prevents the
Receiver from giving good and clear title to the prospective purchaser, or if the Receiver is otherwise not able to
complete the sale pursuant to the Court Order, or if the Receiver sells the Property to a company or other person
telated to the Petitioner, or if the Petitioner directly introduces the Purchaser to the Property, or if the Court does not

approve the subject sale or if the sale proceeds are not received in full for any reason at all.

G. The form of any purchase contract or offer shall be in a the standard form as generally set
out in a B.C. Real Estate Association and Canadian Bar Association (BC Branch) form, unless otherwise
approved in the Receiver’s sole discretion. The Schedule “A”, which shall be obtained by the Listing Agent
from the Receiver’s Lawyer and shall be attached to and form part of all purchase contracts or offers which
Schedule “A” will provide, among other things, the Property is sold “as is, where is” and that the closing any
sale will be subject to approval of the Court in the Receivership Proceeding and the ability of the Receivet to

close the sale.

{01679116;1}
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EXCLUSIVE SALES LISTING AGREEMENT — EXTENSION

With respect to the listing agreement dated August 11, 2020 (the “Listing Contract”)
BETWEEN

D. Manning & Associates Inc., in its capacity as Receiver and Manager of the assets, undertaking and pre operty
0f 356746 Holdings Inc. and not in its personal or corporate capacity (the “Receiver”)

-and-
CBRE Limited (the “Listing Agent™)

WHEREAS 356746 Holdiﬁgs Tnc. is the owner (the “Owner") of the property located at 11705 - 8 Street,
Dawson Creek, B.C. (the “Property™);

AND WHEREAS the Receiver took possession and control of the Property pursuant to an Order of the
Supreme Court of British Columbia in the Proceeding No 81913345 of the Vancouver Registry commenced
by Vancouver City Savings Credit Union to appoint the Receiver;

NOW THEREFORE in consideraticn of the listing for sale of the Property by the Listing Agent, and the
Listing Agent’s efforts to effect a sale of the Property, the Receiver and the Listing Agent hereby agree to
an extension of the listing agreement for a further six (6) months effective on February 10, 2021.

IN WITNESS WHEREOF the Receiver and Brokerage agree to the terms and conditions as set out herein;
and have executed this Agreement as of the date first written above.

D. Manning & Associates Inc., in its capacity as
Receiver and Manager of the assets, undertaking
and property of 356746 Holdings Inc. and not in
its personal or corporate capacity

(the “Receiver”)

I have anthority to bind the company

Print Name: WI'/ // 67 n C/L 00

CBRE Limited (the “Listing Agent”)
Per:

1Y

I have duthority to bind the company

Print Name: re? Kwong
Reglonal Managing Director - Broker

{01679122;1}
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This is Exhibit “B” referred to in the Affidavit
of William Choo sworn before me at Vancouver,
BC, this 8th day of April, 2021.

British Columbia
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CBRE [Hotels

CBRE Limited

Valuation & Advisory Services
1021 Hastings St. W., Suite 2500
Yancouver, BC

604 689 3833 Tel

604 689 2568 Fax

www.cbre.ca

CBRE File No. 20-APPRHOTELS-0047

May 22, 2020

D. Manning & Associates Inc.

Suite 520 - 625 Howe St.

Vancouver, British Columbia

V6C 2T6

Attn: William Choo, Senior Vice President

RE: George Dawson Inn, 11705 8th St., Dawson Creek, British Columbia, V1G 4N9

Dear Mr. Choo:

At your request and authorization, CBRE Limited has completed an investigation and analysis of the above
referenced property and is pleased to submit this full narrative appraisal report.

This appraisal report is prepared for the purpose of providing an estimate of the current market value of the
100% Fee simple inferest of George Dawson Inn based on an effective date of May 1, 2020. It is our
understanding that this report will be used by D. Manning & Associates Inc. for receivership purposes.

As of the date of value and the date of this report, the nation, region, and market area are impacted by the
COVID-19 pandemic. This could have a prolonged effect on macroeconomic conditions, though at this time
the length of duration is unknown. The perceived impact on real estate varies on several factors including
asset class, use, tenancy, and location. Our analysis considers available information as of the effective date.

The market value reported herein is subject to the Extraordinary Limifing Conditions, Exiraordinary
Assumptions and Hypothetical Conditions noted within this report on page 6 and the Limiting Conditions
noted in Addendum A, which are an integral part of this report and are inseparable from this lefter. It should
be noted that there was no inspection completed for the hotel due to COVID-19 concerns and public health
guidelines; as such, we have relied upon exterior and inferior photographs and building information received
from the owner/client and various online property data resources. Hence the appraisal of the Subject Property
is subject to the Extraordinary Assumption that the information accurately reflects the physical characteristics
of the interior and exterior of the building, which is the basis for our opinion of the interior and exterior
condition of the building. The analyses, opinions and conclusions utilized in this report were developed based
on, and this report has been prepared in conformity with, the guidelines and recommendations set forth in
the Canadian Uniform Standards of Professional Appraisal Practice 2020 (CUSPAP 2020).

Based on the analysis contained in this report, the current market value of the subject property as at May 1,
2020 is:
Three Million One Hundred Thousand Dollars
$3,100,000
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GEORGE DAWSON INN  1°

MAY 1, 2020

The above-indicated value is predicated on an exposure time of 9 to 12 months.

It has been a pleasure to assist you in this assignment. If you have any questions concerning the analysis, or
if CBRE Limited can be of further service, please contact us.

Respectfully submitted,

CBRE Limited
Chris Marlyn, AACI, P.App, MRICS Kirstin Hallett, Candidate Member AIC
Senior Managing Director Director
CBRE Limited | CBRE Hotels CBRE Limited | CBRE Hotels
Valuation & Advisory Services Valuation & Advisory Services l
Phone: (403) 716-2349 Phone: (778) 372-1942 i
\

Email: chris.marlyn@cbre.com Email: kirstin.hallett@cbre.com
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Salient Delails .

Peoperiy Address 1170581 51
Eifpckve Dofe Moy 1, 2020
tafeesst Approised Fue sivple.
Sn Avets # Y&'lzucrefs
Hatel Typs Full Servics
Year Biili  Renovighed 1979 £200Y

86
Franchise Affiliction Independent

Qecupancy Penstration  ADR Penetrohionr & R RevPAR fndes

FORECAS

Yaar | 3 X A

Year 2 105.3% 73.6% $59.22

Yeur 3 105.3% $94.26 73.8% $65.88 77.4%
Yaor 4 108.3% $98.19 73.6% $69.21 174%
Yeur 5 103.2% $100.15 73.6% $70.40 75.9%
Yearé 100.5% $102.16 73.8% $5934 73.9%

Curent ‘As Is' Value 43,100,000
Current ‘As 15’ Value Per Roam $38,500

Sonece: CHRE Holle

CBRE |Hotels

EXECUTIVE SUMMARY
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GEORGE DAWSON INN
MAY 1, 2020

SIGNIFICANT INVESTMENT CHARACTERISTICS

Location
Strengths

¢ The hotel is centrally located within the city of Dawson Creek and is easily accessed from the
major highways and other thoroughfares.

e The hotel is located along a commercial corridor on Highway 2 and is adjacent to
restaurants, shops and other services.

¢ The subject hotel is located within a short drive of the Dawson Creek Regional Airport, the
Encana Events Centre and the Northern Lights College.

Weaknesses

¢+ Dawson Creek, British Columbia is a tertiary market in Western Canada.

Physical
Strengths
e The property has 80 guest rooms, a restaurant and lounge, a business centre, guest laundry
facilities, and approximately 4,800 square feet of meeting space, comprised of one room
divisible into four paris.
» Guests are also offered complimentary access to an adjacent Fitness 4 Life (fitness centre)
that is located across the parking lot of the subject hotel.
Weaknesses

e The hotel was builtin 1979 and is currently in fair condition. The last major renovation took
place in 2012 and only minor updates have been made since that time. The property is
dated and requires renovation throughout guest rooms and public areas.

Operational Atiributes and Income
Strengths

» The hotel’s operafing expenses are reasonable given the size and type of hotel and are
generally comparable to similar properties.

Weaknesses

s The property generates below average profit levels given the age, condition and top line
performance of the asset.

» The hotel is expected to contfinue fo perform ot below market levels in terms of RevPAR
position over the projection period.

CBRE |Hotels EXECUTIVE SUMMARY
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The property is an Independent hotel and is not franchised with an infernationally recognized
hotel chain.

The hotel operated a liquor store until November 2019 but subsequently sold the liquor
license and ceased operation. The space is vacant and is not currently generating any
revenue but represents a future opportunity.

Market Characteristics

Strengths

@

Coastal Gaslink Pipeline and other major projects in the region are positive for the local
economy and provide good economic prospects over the short term.

Weaknesses

&

Moderate investor interest for cash-flowing assets in tertiary markets across the country.

Market is vulnerable to significant fluctuations in economic conditions due to its reliance on
the energy/resource sector, and in the short ferm, is expected to be impacted by low oil
prices.

Uncertainty around the short-term and longer-term impacts resulting from COVID-19

(coronavirus).

Investment Market - Canada

Strengths

®

CBRE |Hotels EXECUTIVE SUMMARY

The Canadian CRE market entered this period of unprecedented uncertainty with North-
American leading vacancy rates across most sectors and geographies.

Relative to most property markets, the ownership base is highly concentrated, is not over-
leveraged and is instead well capifalized.

liliquidity rather than material value declines is expected to be the biggest issue in capital

markets for the foreseeable future.

Well leased, quality assets in defensive asset classes such as Industrial and Multi Family are
expected 1o fare the best in this environment and clearly offer lower volatility than equity
markets and better yield than bond markets.

Any distressed sales from over-levered private owners/developers will only serve as
opportunities fo acquire assets at a discount.

Having learned from the Global Financial Crisis in 2008, the Federal Reserve and Bank of
Canada have acted swiftly and decisively. Fiscal policy is following pace with massive federal
stimulus packages already announced.
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GEORGE DAWSON INN
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¢ Bond yields have fallen sharply — 10 yr Canada’s are 101 bps lower than at year end and
43 bps lower in the last month (as at March 31) — this will help to mitigate cap rate increases

e Despite falling bond yields, corporate credit spreads have also blown out in the market's

rush into safe haven assets.

s  Unprecedented support from the Federal Government with a $277 Billion {2.5x the amount
provided during 2008) stimulus to assist individuals and businesses.

»  Additional governmental assistance for tenants and landlords is possible, with a broad range
of potential relief mechanisms. Montreal, Ottawa and the City of Toronto have already
extended the grace periods for residential and commercial property tax payments.

s  The positive long term drivers for Canadian commercial real estate remain unchanged. Most
prominent among these is the attractiveness of Canada’s labour markets, which have
prompted numerous US occupiers to expand info Canada. This trend is expected to resume

once market stability returns.

¢ Based on the Q1 2020 CBRE Canadian Cap Rate Survey, cap rates across the country held
steady. The mean capitalization rate for Hotel Investments {national average) are 7.08%. for
Downtown Full Service, 8.20% for Suburban Limited Service, and 7.92% for Focused Service
Hotels. Capitalization rates in Vancouver and Toronto remain the lowest in the country,
averaging between 4.50% and 7.50% depending on the asset type.

Wedaknesses

e The outlook for COVID-19 in North America remains uncertain. While China appeared to
begin fo recover after 6-8 weeks, there is the possibility of a “second wave”, and success in

North America will depend on the effectiveness of its containment measures.

» A technical recession is expected for Q2 2020, with the outlook for Q3 2020 still uncertain
at this fime.

s The increased market uncertainty coupled with higher borrowing costs have widened the
bid/ask spread for real estate assets.

s Refailers and retail centres are rapidly closing until the spread of the virus is contained. For
their pan, retailers are already laying off employees which will negatively impact the

economy.

» Demand for the hotels and tourism and leisure sectors is also drastically falling. Even once
the virus is contained, it will fake additional time for occupancy to fully recover.

e Over the near-term, office and industrial occupier growth is expected to flatten as companies
postpone expansion plans for the time being.

e Western Canadian Select crude oil prices have fallen 79.3% since the end of 2019 to $8.23
US$/bbl. Already battered by pipeline botilenecks, a glut of supply, and opposition from
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indigenous communities and climate activists, Alberta’s energy industry is once again
reeling. It now appears plausible that Calgary and Edmonton could see office vacancy rates
reach 35%.

LIMITING CONDITIONS

The Limiting Conditions for this reported have been included in Addendum “A”.

EXTRAORDINARY LIMITING CONDITIONS

As per Section 3.24 of CUSPAP 2020, an Extraordinary Limiting Condition is a modification or exception of
a Standard Rule which may diminish the reliability of the report. This report is subject to the following
Extraordinary Limiting Conditions:

s A fitle search was not completed for this assignment. Title is assumed fo be good and clear.

¢ A physical inspection of the property was not performed by CBRE Limited. CBRE Limited has relied
on information provided by various sources regarding site and improvement size and relevant
physical and financial facts. Sources include tax records, GIS or aerial measurements, and/or
information provided by the client. This information has not been independently verified and is

assumed to be correct. If incorrect, the use of this information could influence the value of the

property.

EXTRAORDINARY ASSUMPTIONS

The Canadian Uniform Standards of Professional Appraisal Practice define an Extraordinary Assumption as:

to “presume as fact otherwise uncertain information about physical, legal or economic characteristics of the
subject property, or about conditions external to the subject property such as market conditions or trends, or
the integrity of data used in an analysis.

Extraordinary Assumptions {(Hypothetical Conditions) presume as fact simulated but untrue, information about
physical, legal or economic characteristics of the subject property or external conditions; an assumption
directly related to a specific assignment, as of the effective date of the assignment results, which if found to

be false, could alter the appraiser’s opinions or conclusions.”
This appraisal is subject fo the following Extraordinary Assumptions {(Hypothetical Conditions).

s CBRE Limited assumes that any information provided by the a third-party is reliable and
sufficient for CBRE Limited to produce credible assignment results. CBRE Limited further

assumes that this information is accurate and not misleading.

¢ That the subject hotel remains open and operational as a going concern over the enfire

projection period and does not close for any period of time.

CBRE |Hotels EXECUTIVE SUMMARY
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¢ That the values reported herein are based on data collected and reviewed as of the date of
this report. The projected market and operating performance presume no significant change
in the competitive position of the accommodation industry in the immediate area except as
set forth in this report.
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TENURE
The interest is defined as follows:
s 100% Fee simple interest in the hotel

LOCATION DESCRIPTION

Mu nicipq| Address 11705 8th St., Dawson Creek, British Columbia, V1G 4N9

Legal Description Lot 4, Plan PGP241 14, Section 10, Township 78, Range 15,

Meridian Wé, Peace River Land District
Sales History The subject hotel is owned by 356746 Holdings Inc. The

hotel has not been sold in the last five years and is not
currently listed for sale. The asset is currently in receivership.

Location
e 11705 8th St, Dawson Creek, BC

s Located along Highway 2 in a commercially developed service zone of the city, near to

shops, restaurants and other services.

» Located within a short drive of the Encana Events Centre, Chances Casino, and the Dawson

Creek Regional Airport.

Access/Egress
e  Access directly off of 8th Street for both north- and southbound moforists.

Visibility
s Good visibility along 8th Street.

CBRE Hotels PROPERTY OVERVIEW
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Proximity to Support Amenities and Demand Generators

e« There are a number of restaurants, retail stores and other commercial services in the
immediate area.

¢ The hotel is located within a short drive of the Dawson Creek Regional Airport, the Encana
Events Centre and the Northern Lights College Campus.

e  The hotel is located within approximately 5 kilometres of two primary industrial parks, home

to some of the major construction and energy related companies doing business in the area.

Surrounding Land Uses

Current uses in the immediate vicinity of the subject include:

North Fitness 4 Life,‘TLC Car Wash, 116" Avenue

South 118" Avenue, Toyota dealership

East Highway 2 (8" Street), McDonald’s, Canadian Tire, The Brick,
Tim Hortons

West 9% Street, residential

Conclusion

The subject hotel is located in Dawson Creek, British Columbia, a tertiary market in Western Canada. The
hotel is well located on Highway 2 and is within a short drive of the regional airport, the Encana Events
Centre, Northern Lights College and to various business and industrial parks. The hotel is also adjacent to
restaurants and fast food outlets and other retail and commercial services. Overall, the location of the subject
hotel and access to the property is considered to be very good.
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SITE DESCRIPTION
Site Area
Configuration

Services

Topography
Parking

Limitations

Easements
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+ 1.92 acres
Regular

Provided with full municipal services including sewers, water,
electricity and telephone.

Level and at grade

~150 Surface spaces on the north and south sides of the
property

» CBRE is not aware of any easements or restrictions which would adversely affect the subject

property.

Soil Conditions

¢ CBRE has not undertaken a detailed soil analysis, and as we are not qualified to comment

on soil conditions, we have assumed that there are no contaminants affecting the site.
However, a full environmental audit may be required for certainty. The sub-soil is assumed
to be similar to other lands in the area and suitable in drainage qualities and load bearing

capabilities to support the improvements. Further, we assume the hotel is located outside of

any designated floodplain areas.

Conclusion

The site area is large enough and appears to support the existing use.

CBRE Hotels

PROPERTY OVERVIEW




29

MAY 1, 2020

GEORGE DAWSON INN

Site Plan

dawsoncreek.ca; CBRE Hotels

www

Source

=
e
>
o
L
>
O
Y
—l
o
Lt
o
O
o
[a 18

CBRE Hotels



30

GEORGE DAWSON INN
MAY 1, 2020

ZONING AND TAXATION

Zoning 4
The City of Dawson Creek zones the property C-3 Commercial Highway. Hofel in this zone is a Permitted
Use. Other permitted uses include but are not limited fo the following:

» Café/restaurant « Casino

e Retail food store »  Hardware store

¢ Commercial parking facility ¢ Gasoline service station

¢ Launderette s  Car wash, drive in business
Limitations

e The subject properly is an existing use and is believed to be legal and conforming under the
current zoning by-law, however, for greafer certainy CBRE recommends that written

confirmation be obtained from the municipality.

Assessment and Property Tax Information

Address 11705 8th St., Dawson Creek, BC
Site Size + 1,92 acres

Assessed Value (2019) $5,325,900

Taxes (2019) $128,724 or $1,609 per room

Conclusion

Based on a review of the applicable zoning By-Law the hotel appears fo be a legal and conforming use.
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PHYSICAL DESCRIPTION

The subject is a 80 room hotel, currently owned and operated by 356746 Holdings Inc., doing business as
the George Dawson Inn. The 3-storey hotel was built circa 1979 and is in fair condition. The following section
describes the amenities and current condition of the subject hotel. The information presented is based on

information provided by the hotel ownership/management representatives.

Description of Improvements

Georie Dawson Inn- Imirovemem‘s Summori

Name George Dawson Inn
Property Type Full Service
Year Built 1979
No. of Guestrooms 80
No. of Floors 3
Parking Stalls ~150
Parking Type Surface

S L Description .
Foundation cast in place reinforced concrete
Frame steel trusses and wood frame
Exterior Walls stucco, aluminum siding and brick veneer
Interior Walls drywall
Roof flat, wood frame roof with torch on membrane
Fenstration ‘ some wood frame, some vinyl (new)
Electrical adequate with backup generator
Guestroom HVAC PTAC units x 10 rms; baseboard x 70 rms
Common Area HVAC packaged rooftop units
Life Safety and Fire Protection no sprinkler; heat and smoke defectors throughout
Landscaping minimal, front of the property
Sighage roof mounted and entryway

Source: CBRE Hotels, Hotel Management
Management/ownership indicates the structure is in good condition and that there are no hazardous building
materials present. It is recommended that a detailed building inspection be undertaken for greater certainty.
Building Layout
e The hotel is a 3-storey “T”-shaped building offering 80 guestrooms.

o The front entrance of the hotel faces south and leads directly into the reception area and

lobby.

e Each of the hotel’s services and amenities are located on the main floor including the
restaurant and lounge, meeting space and laundry facilities.

e Hotel guest rooms are located on the 1% through 3rd floors.
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Description of Facilities

Georas Davesor nfe o

Guestrooms

Room Type
Two Quesns
Single Quaén
King

‘Suite
Whirlpool
Double Deluxe

No. of Rooms

Guestrooms Condition Fair
Typical Bathroom Configuration 4-piece with fub/shower

Guestrooms offer typical amenities such s & work spdce, coffee niaker, iron/ironing board,
microwave and minifridge. Suites include additional sitting areas. Some reoms have recently
received new tile surrounds but have largely not been renovated since 2012,

‘Saarces CBRE Hatels,: Hotel Management
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‘GD! Restaurant
George's Loung

‘Soiirde: CBRE Hafels, Hotel Mdrtgement

&

Meeting and Conference Rooms

O , , , , , 80
Meeting and Conference Space Condition Fair ,

Meeting and conference space is located on the main floor and consists of one large room,
divisible info 4 parts.

Source: CBRE Hotels, Hotel Management
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Georga Dowsen - Fodilitfes

Complimentary park
Complimentary hot breakfast
Facilities./ Amenities Condition Fair

Guests dlso. have complimentary access to'a Fitness 4 Life facility that is located dadjacent to the
hotel through an agresment with the owner/operator.

Guest laundry

Source; CBRE Hotels,: Hotel Management

Observed Condition and Capital Investment

Year Built 1979
Last Major Renovation 2012
Observed Condition Fair

s Itis our understanding that no significant renovations have been completed since 2012.
Management indicates that minor updates have been made as needed since that time
including new windows and PTAC units in some rooms and currenily the tiling around the
tub surround in guest bathrooms is being updated.

s  For the purposes of this valuation it has been assumed that the hotel’s FF&E reserve should
be sufficient to renovate the hotel and to maintain a good condition going forward.

Conclusion

The George Dawson Inn, is a “T"-shaped 3-storey building with 80 guest rooms built in 1979. The property
features a restaurant and lounge, a large meeting room and guest laundry facilities. The hotel is considered
to be in fair condition and it is our understanding that no significant renovations have been completed since
2012. It is assumed in this analysis that the reserve for asset replacement will be sufficient to renovate guest
areas of the hotel and refresh the property.

CBRE Hotels PROPERTY OVERVIEW
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MARKET OVERVIEWS

Note: Given the radical change in global economic conditions accruing from the Coronavirus, the pre-Covid-
19 economic commentary has been removed. These outlooks have been replaced with recent consensus
comments about the potential Canadian economic outlook from the major Canadian banks. Additional
commentary on the US economy, from CBRE’s chief economist, Richard Barkham, has been included in

Appendix B.

CANADA

e The median annualized forecasts from the latest available revisions by the Big 6 banks are:
o GDP fo decline by 3.4% in Q1 with a sharp decrease of 24.8% in Q2 2020.

o Growth is expected to return in Q3 and Q4 (9.9% and 8.0%, respectively), but at a slower
pace compared to the U.S.

o For the full year 2020, real GDP is expected to fall by 3.0%. Growth is expected fo return in
2021 with real GDP rising 3.6%.

o The unemployment rate is forecast o spike to 10% in Q2 2020 before declining to 8.3% by
the end of the year and 7.0% by the end of 2021.

» Canada’s economy faces the dual stresses of COVID-19 as well as the ongoing oil price war that
further impacts Alberta’s energy sector.

@ The Bank of Canada and the Federal Government have responded swiftly and decisively, launching

massive stimulus programs to mitigate the economic damage.

o The Bank of Canada has cut interest rates to its effective lower bound of 0.25%. In addition,
the central bank has implemented its first-ever quantitafive easing program alongside
various other measures to ensure the banks and financial markets remain liquid.

o The Federal Government’s fiscal stimulus package currently totals approximately $227
billion, or approximately 10% of GDP. Within these measures, over $77 billion will be in the
form of direct fiscal stimulus and $150 billion will take place in the form of liquidity or loan

measures.

» In comparison to the 2009 fiscal response to the global financial crisis, the current
level of direct fiscal stimulus in response to COVID-19 is nearly 2.5 times as large.

= Additional stimulus measures are still expected, in particular with regards to
Canada’s airline and energy sectors.

CBRE |Hotels MARKET OVERVIEWS
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DAWSON CREEK MARKET OVERVIEW

The City of Dawson Creek is located approximately 133 kilometres east of Grande Prairie, Alberta, 1,164
kilometres north-northeast of Vancouver and 2,395 kilometres southeast of Fairbanks, Alaska. Dawson
Creek is known and marketed as “Mile 0” of the Alaska Highway. Along with the cities of Fort St. John, and
Tumbler Ridge, the districts of Chetwynd and Hudson Hope, and the villages of Pouce Coupe and Taylor,
Dawson Creek is part of the Peace River Regional District. The Peace River Regional District reports a
population of nearly 63,000 in 2016.

Population and income statistics for Dawson Creek, as sourced from Sitewise Environics, are shown in the
following table.

Dawson Creek Economic Profile Demographics
Population % of Canadian % Change Average Annual Growth Rate
2019 Estimate Total 2014 -2019 2014 - 2019

0,

0,

% Above National Average Total Income % Canadian Total  Per Capita Hhlds.
. $100,000+

% Above National Average Household Spendin % Canadian Total  Per Capita  Per Household
P g

3.0% $616,829,783 0.0% $47,761 $115,598

Source: Sitewise Environics, 2019

Economic Overview

The City of Dawson Creek identifies its primary industry sectors as Agriculture, Forestry, Mining, Oil and Gas,
Renewable Energy and Tourism. In ferms of agriculture, the dominant annual crops have been the traditional
prairie crops: wheat, oats, barley, and canola. Almost 90% of BC's grain and 95% of BC's canola are
produced in the Peace Region, as well as 90% of the dry field peas and 95% of forage seeds, and the Peace
Region is a prime area for producing excepfional quality grass seeds. Livestock production in the Peace
includes dairy catile, sheep, goais, horses and bison, as well as exotic livestock including llama, alpaca, fox,
ostrich, emu and wild boar. Furthermore, approximately 30% of the province’s honey crop is produced in

the Peace Region.

There are four wood products manufacturing operations in the South Peace Region including Louisiana-
Pacific, West Fraser, Canfor and Paper Excellence. In 2017, Louisiana Pacific began a $161 million project
to convert the plant in Dawson Creek fo produce SmartSide Lap Siding which began production in 2019.

While mining has had its ups and downs over the years, there was a surge in coal prices in 2016, which led
to the re-start of several mine operations in the Peace Region. Conuma Coal reopened the Brule Mine in
2016, opened the Wolverine Mine in 2017 and opened its third mine, Willow Creek, in the area in July
2018.
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The city reporis that environmental assessments for other proposed mines are in process currently, and if
approved, would add million more metric fonnes of production annually to the Tumbler Ridge and Chetwynd

areas.

According to the British Columbia Oil & Gas Commission’s 2016-17 Annual Report, nearly 75 percent of
BC’s 1.6 ftrillion cubic feet of natural gas production came from the BC side of the Montney Basin that
stretches across northwestern Alberta and northeastern Brifish Columbia. Technology breakthroughs have
led to improvements in well-productivity and lower operating costs in recent years, which has led to increases
in production, including in 2017 when a record number of new wells were drilled and gas production
increased 26% compared to the previous year.

In October 2018, the largest private investment in Canadian history was announced by LNG Canada with
the building of a $40 billion Liquefied Natural Gas export terminal in Kitimat, BC. Part of this project includes
the Coastal Gaslink pipeline, which will transport the gas from the Dawson Creek region to the terminal in
Kitimat. Coastal Gaslink Pipeline Project is a $6.2 billion construction project in itself, that is just gefting
started in 2020 and is estimated to complete at the end of 2023.

Some oil and gas pipeline projects that were recently completed in the area include the High Pine Expansion
Project, the Jackfish Lake Expansion Project and the Towerbirch Expansion Project, numbered at $439 million.
There have also been some oil and gas plant and facility construction projects with AltaGas including the
Regional LNG Plant, and a number of BC Hydro projects including the notable Site C Dam Project, estimated
at $10.7 billion that is underway and expected to complete in late 2024,

In the renewable energy sector some wind projects recently completed in the area include the Moose Lake
Wind Proejct and the Septimus Creek Wind Power Project.

The level of economic activity in a region can be illustrated through the value of building permits. As
summarized in the table below, the city of Dawson Creek had annual construction values in the range of $25
to $52 million between 2014 and 2018.

Dawson Creek Building Permit Values {($000's
2014 2015 2016 2017 2018

Commercial $10,210 $9,750 $8,640 $5,390 $13,120
[nstitutional $1,100 $360 $24,570 $4,480 $3,130
Industrial $3,980 $3,750 $3,360 $8,680 $8,630
Residential $36,900 $15,930 $2,870 $4,120 $8 900’
:TOTAL $54 204 $,3] 805 ' $41 456 $24 687 :

% Gr‘owfh . 13y 30 3%  -405%
Source: Cn‘y of Dawson Creek

In addition to its public and private schools, Dawson Creek is home to the Northern Lights College. Northern
Lights College is known as ‘BC’s Energy College’ in northeast British Columbia. The college has three
provincially-designated Centres of Training Excellence: the B.C. Centre of Training Excellence in Oil and Gas
that includes a full-sized oil rig and simulated wellsite on the Fort St. John Campus; the Centre of Clean
Energy Technology or “Energy House” with LEED Platinum cerfification; and the Centre of Excellence in
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Aerospace, a 26,000 square foot hangar on the Dawson Creek Campus that houses a diverse range of

aircraft and helicopters.

Tourism Overview

Results of a visitor research project in Dawson Creek carried out jointly by Tourism Dawson Creek and
Tourism BC showed that 49% of people who travel to Dawson Creek are Canadian and out of this, 69% are
from British Columbia or Alberta. At 45% of total visitors, the next largest group visiting the city is from the
United States. 90% of Americans that visit Dawson Creek are traveling to Alaska leaving most of the 10% of
travelers to be Alaskans heading south.

In recent years, Dawson Creek has been rapidly becoming an event and sports tourism hot spot with many
world-class events, conferences and competitions taking place in the city.

The South Peace Community Multiplex is home to the Kenn Borek Aquatic Centre, the Encana Events Centre,
and the Lakota Agriplex. The Multiplex also houses some meeting/banquet space, concession and food
services, children’s play area, and a climbing/boulder wall.

The Encana Evenis Centre is capable of hosting everything from big name entertainment to equesirian events
to indoor sports like soccer and motorbike races. It has a seating capacity of 6500.

Officially opened in 2007, the Kenn Borek Aquatic Centre features an 8-lane 25m competition pool, a
therapeutic leisure pool, tot's pool and hot tub. Additional amenities include diving boards, o waterslide,

sauna, steam room and more.

The Lakota Agriplex is a state of the art equestrian and agriculiural centre located adjacent to the Encana
Events Centre and features a riding arena and stalls,

The city is also home fo the Northern Alberta Railways Park, which includes the historic Railway Station
Museum and Visitor Centre, and the Calvin Kruk Centre for the Arts, a community and cultural centre. There
are also numerous outdoor and adventure activities including golf, fishing, skiing, and bird watching.

CBRE Hotels MARKET OVERVIEWS
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ACCOMMODATION MARKET OVERVIEW

The Canadian Accommodation Market and Covid-19: Lessons Learned
from Previous Demand Shocks

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organization as a
"Global Pandemic” on the 11th March 2020, is causing heightened uncertainty in both local and global
market conditions. Global financial markets have seen steep declines since late February largely on the back
of the pandemic over concerns of trade disruptions and falling demand. Many countries globally have

implemented strict travel restrictions and a range of quarantine and “social distancing” measures.

In Canada, on March 18, 2020, the Federal government implemented -a ban on the eniry to Canada of
foreign nationals from all countries, except the United States. At the same time, it was announced that the
Canada-U.S. border would be closed to all non-essential travel.

The accommodation market in Canada has been impacted significantly as nearly all demand segments have
heavily restricted or completely stopped all domestic and international travel. As a result, in many markets
hotel operators have closed their hotels and laid off most of their staff in an effort o mitigate the financial
impacts of severely limited occupancy levels which are well below 20% nationally.

A review of the accommodation market's recovery from similar demand shocks since 1998 provides an
indication of how things could play out in the current recovery. The following graph presents the demand
change percentage, ADR and RevPAR for the Canadian Accommodation market going back to 1998.
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National Accommodation Market ADR & RevPAR Performance
1998-2019
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In 2001 after the demand shock created by the 9/11 ferror attacks demand declined by just over 2% and
demand returned to pre-incident levels the following year. Similarly, in 2003 the SARS pandemic which was
largely concentrated in Toronto demand declined by almost 4% with occupied room nights more than
recovering in 2004. In 2008/2009, the most recent demand shock, the Great Financial Crisis (GFP) saw
demand decline by a combined 7.5% over the two-year period. While demand came back strongly in 2010,
it fook until 2011 for occupied room night levels to pre-downturn levels.

In general, the rebound on ADR and RevPAR has lagged the demand recovery as demonstrated above. Post
9/11 and SARS, the ADR and RevPAR levels returned to pre-impact levels within 1-2 years. Following the
GFC it took more than 4 years for the national ADR and RevPAR levels to return to 2008 levels.

In utilizing this historic data, CBRE Hotels has prepared our projection for National RevPAR performance by
month, as presented below. The 2019 RevPAR performance is also plotted and shows that our projection for
RevPAR is not anficipated to recover to 2019 levels unfil approximately September 2022, Therefore, a full
recovery fo 2019 levels is not expected until 2023.
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THE CANADIAN RECOVERY OUTLOOK -
Canadian RevPAR Forscast Based on CBRE US Forecasis 5/5/2020
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The following table provides a summary of our projections for national performance on an annual basis
through to 2025. While this is our projection for national performance, individual markets will recover at a
varying pace and certainly some markets are likely fo see recovery sooner depending on a number of factors
including new supply. There are additional recovery influences that could affect projected resulis including
travel restrictions, operational shifts in the industry, economic recovery, extended physical/social distancing

requirements and uliimately, the fiming and availability of a vaccine.

THE CANADIAN RECOVERY OUTLOOK 7 e
CBRE Original Canadian Forecasts 1/1/2020

Gee ADR RevPAR Supply Demand Qcc ADR RevPAR
2019 65.1% $163.52 $106.52 1.8% 0.2% -1.1% 0.8% -0.8%
2020 653%  S167.44  $10939  1.9%  25%  02%  24%  2.7%

Canadian Forecasts Based on CBRE US Forecasis 5/5/2020

Qcc ADR RevPAR Supply Demand Oce ADR RevPAR
2020 38.2% $138.99 $53.15 1.9% -40.0% 27.1% -15.0% -50.1%
2021  57.0%  $152.89  $87.09 0%  50.0%  187% = 10.0%  63.8%
2022 63.5% $159.01 $100.94 0.5% 12.0% 6.5% 4.0% 15.9%
2023 65.1% $163. 787 $106.55 . : 0‘5‘)‘6’ : 3.0% 1.6% k 3.0% 5.6%
2024 65.1% 3167.87 $109.22 1.5% 1.5% 0.0% 2.5% 2.5%
2025 65.1% $172.07 $111.95 1.5% 1.5% 0% - 2.5% 2.5%

Fovrca: CERE Hotels
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COMPETITIVE ACCOMMODATION MARKET ANALYSIS

Competitive Market Identification

In order to identify hotel market trends as they relate to the subject properly, a competitive market been
identified and information on the historic performance has been drawn from data collected through the CBRE
Hotels Trends database'. Through this database CBRE Hotels obtains fop line (occupancy and average daily
rate) data monthly on over 2,000 properties across Canada just under 60% of the Canadian industry’s
458,000 rooms.

The following table presents the competitive accommodation market for the subject hotel. The competitive
properfies were chosen based on a variety of factors, including location, facilities and amenities offered,

market characteristics and segmentation as well as room rate structure.

Competitive Facilities

Centrs

s

2
8
£
i
=

Restaurant/
Lounge

Tolal Mesling Meeling Spoce
Space {SF)  per Roort {5F)

[l B acikfost Roon

I N I Fiineas Cenfre

1 Super 8 Motel Dawson Creek 1440 Alaska Ave, Limited Service 900
2 Stonebridge Hotel Dawson Creek 500 Highway 2 100 Full Service unknown n/fa X x x
3 Pomeroy Inn & Suifes Dawson Craek 540 Highway 2 124 Full Service unknown nfa x x x
4 Days Inn Dawson Creek 640 122nd Ave. 86 Limited Service 450 52 x
5 Comfort Inn Dawson Creek 1200 Alaska Ave, 63 Limited Service - - X
6  Holiday Inn Express Dawson Creek 12217 4th St 97 Limited Service 324 3.3 X x X
7 Travelodge Dawson Creek 10600 8th St. 48 Limited Service - --

:Subjact George Dawson fan. oo G TIOR8 S E e B0 e Rl Services x

Source: Compiled by CBRE Hotels

As of the end of 2019, the competitive accommodation market was comprised of 664 rooms or 242,360
available room nights. A map showing the location of each competitor is included on the following page.

! hitp://www.cbre.ca/EN/services/valuationservices/hotels/Pages/irends-custom-research.aspx
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Competitive Market Map

o SUBJECT: George Dawson fnin
@5 Supér 8 Mot Dawson Creek

& ‘Stonebridge Hotel Dawson
Creek

& Poicroy Thwg Sujtes Dawson
Creek:

ﬁ Days Inn Dawson Ureek
& Comtort Iun Dawson Creek

@ Holiday tuit Expiress Dawson
Creek

@ Travelodge Dawson Creek:

e » L e

s e S0 oo b bt ek kot i ks o 30 ki 57t Wb
me--u'u“mmu-‘uwms&-‘hm-zlmémwuﬁ-\mmwww’mﬂ e

it b i i e s ;
TR “m--h\&-(.-w«um-»ummhmmhuwmrﬁmmmm.’ C BHE
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Competitive Market Historic Performance

Based on the information contained in the Trends database and CBRE Hotels research, the following presents
the performance of the competitive market over the last several years.

Compefitive Market Performance Results
Rooms % Rooms o o
Year Available Change Occupied % Change Occupancy Pt. Change  ADR % Change RevPAR % Change

2015 242360 - 140631 - 580% -  $136.60 -  §$7926 -
2016 243024 0.3% 116853 -169% 48.1% 9.9 $12042 -11.8% $57.90 -26.9%
2017 242360 -0.3% 201,778 727%  83.3% 352 $12853 67% $107.01 84.8%
2018 242360 0.0% 164,051 -187% 67.7% 156 $13579 5.6% $91.91 -14.1%
2019 242,360 0.0% 134,227 -18.2% 554% 123 $134.46 -10% $7447 -19.0%
Compound Annual 6 0% 1.2% 0.4% 1.5%
YIDMAR2019 59,840 - 37,892 -  633% -  $137.32 - 88695 -

YTD MAR 2020 60,424 1.0% 29,077  -23.3%  48.1% -15.2  $130.55 -4.9% $62.83 -27.7%
Source: CBRE Hotels

e The competitive market for the subject is comprised of the primary properties located within
Dawson Creek.

o With the exception of accounting for a leap year, the competitive market supply has not
changed in the past five years.

s  With the subdued activity in the energy sector, largely due to a drop in oil prices, the market
experienced significant declines in 2016. However, this was offset with the strongest year of
production and drilling activity in the Montney Basin in 2017; accommodation demand
soared that year, improving occupancy to 83%. The construction on the Louisiana Pacific

plant conversion was also a factor in 2017.

s Unfortunately the surge in demand was shorilived and occupancy dropped in both 2018
and 2019. The energy sector was subdued once more with a mandated moratorium on

drilling.

s  Market ADR also fluctuated over the past five years, declining significantly in 2016, but
growing fo historic levels by the end of 2018. Operators mostly held rate despite declines
in demand in 2019.

# The fluctuations in occupancy and ADR have led to dramatic fluctuations in RevPAR. At the
end of 2019, market RevPAR sits at $74, about $5 below 2015 results.

s  While the first three months of the year are not truly indicative of a full year’s performance,
market YTD results are suggesting another tumultuous year ahead for the Dawson Creek
market in 2020. Even prior to COVID-19 having an impact on March performance, the
months of January and February 2020 in Dawson Creek were soft relative o the same
period in 2019. The COVID-19 virus is expected to have an impact on at least the second
and third quarters of 2020.
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Market Segmentation

In most markets, overall demand varies based on the nature of travel. Accommodation demand for the
competitive market is fypically generated by four different segments: Corporate, Meeting/Conference, Leisure
and Government/Other.

Corporate

Corporate travelers are defined as those travelling for business purposes, including those engaging with
locally based firms and/or passing through the area. Corporate demand is typically generated from Sunday
to Thursday nights. Corporate travelers are typically in the market for one to three nights and are single
occupancy. Often, their choice of accommodation is influenced by factors such as the quality and range of
facilities/amenities offered, location, and franchise/hotel chain loyalty, as they seek to accumulate rewards
program benefits. Historically, this demand segment has been somewhat less price sensitive than other
sources of room demand. However, corporate room demand often includes sources that have negotiated
room rates that may be discounted based on the volume of activity they produce. Overall, the corporate
demand segment is a key source of room night activity in the majority of markets.

Meeting/Conference

In this segment room demand is generated by sources travelling for the primary purpose of attending
meetings and conferences. This segment includes corporate groups, associations and SMERF (social, military,
educational, religious, and fraternal) groups. This segment is typically attracted by a hotel's in-house meeting
facilities and/or their proximity fo other public assembly venues and conference/convention facilifies.
Demand from corporate groups is typically generated between Sunday and Thursday nights.

Corporate groups tend to have a high level of single occupancy, while other groups tend to have more
double occupancy. Associations and SMERF groups have a more varied occupancy pattern and often hold
weekend meetings. This demand segment tends to be somewhat price sensitive. Meetings and conferences
typically generate between one and three nighis of guest room demand. Larger groups can often negotiate
preferred/discounted room rates or discounfs on their food and beverage charges and/or meeting room
rental rates. A

Leisure

Leisure travelers generally include vacationers or travelers passing through the area. This segment is typically
attracted by a hotel's location relative to area attractions and/or venues where they are participating in evenis
such as sports/recreational exhibitions and competitions. This segment can also include those visiting, but
not staying with friends and relatives. Leisure demand also includes occupied rooms generated online
through third party providers such as Expedia, Priceline, efc. and includes leisure groups such as sports teams
and tour groups.

Demand from leisure tfravelers is typically generated throughout the year on weekends, during
school/statutory holiday periods and in the summer months. Leisure travelers tend to have a high level of

CBRE Hotels COMPETITIVE MARKET
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double occupancy and tend to pay the highest rates. The typical stay for leisure travelers is between one and
four nights.

Government/Other

Government/Other demand includes demand generated by all levels of government. It can also include any
construction and maintenance crew business that may be staying in the area with durations ranging from
one night o several weeks/months. Indigenous travelers that qualify for federal government room rates are
included within this segment. Finally, this segment also includes occupied room night demand generated by

brand loyalty rewards redemptions or associate stays.

This segment is comprised of demand that is highly rate sensitive in comparison with the other market
segments. Some hotels choose 1o limit the volume of demand from this segment based on their low room

rate requirements/preference.

Competitive Market Segmentation

On the basis of CBRE Hotels market research, information contained in our Trends database and discussions
with local hoteliers, the estimated market segmentation for the competitive market in 2019 is presented

below:

Market Segmentation

&

= Corporafe # Meeting/Conference » Leisure ® Government/Other

Demand Segmentation

Segment Room Night Demand % of Total
Corporate 93,203 69%
Meeting/Conference 3,869 3%
Leisure 30,092 22%
Government/Other 7,063 5%

Source: Compiled by CBRE Hotels
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¢ Corporafe demand is the largest driver of demand in the competitive market accounting for
approximately 93,200 room nights or 69% of the total room nights generated in the market
in 2019. There are several firms in the oil and gas, forestry, mining and energy sectors that
are doing business in the area. Hofels report much of the corporate demand is tied to crews
that are working on major projects in the area including those related to gas drilling, and
more recently Site C Dam.

e Meeting demand in the competitive market is not a significant demand generator for area
hotels. This segment accounts for about 3% of the total demand in the market or 3,869
room nights. Most hotels have only a small volume of meeting space and large functions
are generally held at other public venues.

o The Leisure segment is the second largest driver of demand in the competitive market
accounting for approximately 30,092 or 22% of the total rom nights generated in the market
in 2019. The market generates this demand from visitors fo the area for tourist or
recreational purposes including sports teams. Dawson Creek is Mile 0 on the Alaska
Highway and a significant amount of the leisure demand is related to travelers driving to
Alaska who use the city as a sfopover enroute.

e The Government/Other segment accounts for about 5% of demand in the market or 7,063
room nights. A significant portion of this demand is generated by government business,
hospital or education related business and may include airline contracts and other crew
business such as construction and maintenance crew. In addition, the market sees demand

in this segment generated by long stay corporate business.
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Competitive Market Supply Analysis
CBRE Hotels considers the following factors in determining which additions to supply may affect the
competitive market:

» Distance from the subject hotel

o The current and future condition of the physical plant

e The type of facilities and amenities fo be offered

e Information from hotel operators on “who” would be considered a primary competitor

It should be noted that information regarding proposed hotel developments may vary once the planning
department grants approvals or hotel development financing is finalized. While CBRE Hotels has made
attempts to determine the level of new supply entering the market, it is impossible to determine every hotel
that will be developed in the future, when they will be completed or their potential impact on the subject
hotel. The inherent risk of any future new hotel supply has been implicitly considered in the selection of a

stabilized occupancy level for the subject property.

Based on information available, discussions with hotel operators and our general knowledge of the industry,
the following outlines the supply that is projected to impact the competitive market over the projection period.

50

No. Name Opening Date Status
1 Proposed Sta bridr e Suites 83 0% Extended Sta 1-Jul-21 ’ _Pro osed

Source: CBRE Hotels

s City officials indicate that a development permit exists for an 83 room Staybridge Suites hotel
to be developed on a site on Alaska Avenue. While some foundation work has been done
on the property, construction on the project is not currently active. For this analysis, it is
assumed that the hotel will not complete construction due to the current economic

environment and uncertainty for the hotel sector.

» Therefore, over the projection period we have not accounted for any new supply to enter the

competitive market.

CBRE Hotels COMPETITIVE MARKET




GEORGE DAWSON INN
MAY 1, 2020

Market Demand and ADR Projections

The demand projections prepared for the competitive market are based on the economic ouflook for the

area, current market dynamics and anticipated changes in demand patterns throughout the projection
period.

At present there is considerable uncertainty around the impacts on the economy and more specifically the
accommodation sector resulting from the Covid-19 (corona) virus. While there is an expectation of immediate
market impact in 2020 on the accommodation sector from both a demand and average daily rate perspective,
the degree of impact is difficult to determine and will vary across markets. It is anticipated that these impacts
will be largely felt in Q2 2020 and that performance will begin to recover is Q3 and Q4 assuming that the
spread of the virus is under control, and travel restrictions are lifted. Regardless of the degree of impact in
2020, the current expectation is for both demand and average daily rate recovery in 2021 and 2022. This
projected recovery cycle is consistent with conditions experienced historically post other major “global events”
such as 9/11 and the Great Financial Crisis.

The demand projections below take into account these impacts and also considers the historic and anticipated
future factors impacting demand in the competitive market. The following summarizes our projections for
future room demand and ADR growth.

Market Demand Projections

Actual Year 1 Year 2 Year 3 Year 4
2019 2020 2021 2022

Projections by Segment

Occupied Room Nights 93,203
Demand Growth

ng
Occupied Room Nighis

104,388 112,739 116,121 118,443 94,755
60.0% 8.0% 3.0% 2.0% -20.0%

30,092 29,339

Government/Other . .
Occupied Room Nights 7,063 5,29 8,476 9,154
Demand Growth -25.0% 60.0% 8.0%
Projected Market Performance Summa
Actual Yeor 1 Year 2 Year 3 Year 4 Year 5 Year 6

2019

134,227 145,859 157,528 162,254

242,360 242,360

$92.98  $80.31
20%  2.0%

Rate Growth
Source; CBRE Hotels
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¢ Largely due to COVID-19, market demand is projected fo contract approximately 28.6% in
2020 and ADR is projected to decline 10%. As a result, market RevPAR is projected to be
off approximately 35.8% at year end.

e In 2021, in consideration of some recovery from COVID-19 and fo take info consideration
the new Coastal Gaslink pipeline project and ongoing construction of other projects, market
demand is projected to grow by 52.2%, bringing market occupancy to 60.2%. Market ADR
is projected to grow 5.0%.

e  As both the recovery and major projects continue into 2022, market demand is projected fo
grow a further 8.0%, while ADR is projected to grow 3.0%.

a»  Market demand is projected to grow moderately at 3.0% and 2.0% respectively in 2023 and
2024, and then a significant decline of 15.3% has been projected in 2025. A decline in
market demand is projected due to the conclusion of the major consiruction projects in the
region — the Coastal Gaslink pipeline project is currently expected to complete in 2023 and
the Site C Dam project is targeted to end in 2024.

s Market occupancy is projected fo be 57.8% in 2025, which is consistent with the historic

lll

performance of the market under “normal” market conditions.

»  Market ADR is projected to grow at 2.0% per year in 2023 and throughout the balance of
the projection period.
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PROPERTY HISTORIC PERFORMANCE

Historic Performance

Presented below is the historic performance of the subject property relative to the competitive market,

HISTORIC MARKET & SUBJECT HOTEL PERFORMANCE SUMMARY

George Dawson Inn

YTD MAR 2019...YTD .MAR 2020

Rooms - ) 80 80
Annual Occupancy 62.9% 57.8% 64.4% 48.9%
Average Daily Rate $102.76 $99.41 $98.90 $97.40 $92.01
RevPAR ' $78.10 $62.52 $57.21 $62.68 $45.02
RevPAR Growth 39.2% -19.9% -8.5% _ - -28.2%
Market Penetration 91.3% 92.9% 104.4% 101.6% 101.7%
Rate Penetration 80.0% 73.2% 73.6% 70.9% 70.5%
RevPAR Penetration 73.0% 68.0% 76.8% 72.1% 71.7%
Total Competitive Market
Rooms 664 664 664 664 664 664 664
Annual Occupancy 58.0% 48.1% 83.3% 67.7% 55.4% 63.3% 48.1%
Average Daily Rate $136.60 $120.42 $12853 $13579  $134.46 $137.32 $130.55
RevPAR $79.26 $57.90 $107.01 $91.91 $74.47 $86.95 $62.83
Available Room Nights 242 360 243,024 242,360 242,360 242,360 59,840 60,424
Occupied Room Nights - 140,631 116,853 201,778 164,051 134,227 37,892 29,077
Room Revenues {000s) $19,210 $14,071 $25,934 $22,276 $18,048 $5,203 $3,796
Total Market Growth

2016 2017 2018 2019 YTD MAR 2020| 5-Yr CAGR  5-Yr Total Growth
Available Room Nights 0.3% -0.3% 0.0% 0.0% - 1.0% ' 0.0% 0.0%
Occupied Room Nights ~ -16.9% 72.7% -18.7% -18.2% -23.3% -1.2% -4.6%
Average Daily Rate -11.8% 6.7% 5.6% -1.0% -4.9% -0.4% -1.6%
RevPAR -26.9% 84.8% -14.1% -19.0% -27.7% -1.5% -6.0%

Market Segmentation

Competitive Market George Dawson Inn Subject
Segement ORN % ORN % Penetration
Corporate - = - 93,203 69.4% 13,682 -81.0% - 121.8%
Meeting/Conference 3,869 29% ) 1,013 6.0% 217.4%
Leisure "ot 30,092 22.4% 1,689 . 10.0% 46.6%
Government/OQther 7,063 5.3% 507 3.0% 59.5%
Source: CBRE Hotels

e Property management was only able fo provide o CBRE the hotel’s top line performance for
the past three years between 2017 and 2019.

»  Over the last three years, the subject property has realized declining occupancy. In 2017,
gas drilling in the area was at record levels and market occupancy soared that year as a
result. The drilling activity slowed in 2018 and 2019 and market occupancy fell. The subject
hotel, with some contracts in place, managed to improve its market penetration, despite the
declining occupancy. Market penetration increased from 91.3% to 104.4% of fair share.

e In terms of ADR, the subject hotel has consistently penetrated below fair market share in
terms of rate at between 73.2% and 80.0%. Based on the condition of the asset and no

franchise affiliation compared to the competitive set, this is a reasonable rate position.
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s Year to date results for the first quarter in 2020 show the subject hotel has maintained both
rate and market position, however, the market performance is off approximately 28% in
terms of RevPAR in the first quarter. Even prior to the real impact of COVID-19 not affecting
markets until March, the Dawson Creek market and subject hotel were experiencing
subdued performance in January and February.

e Particularly due to rate, the subject hotel has consistently achieved RevPAR penetrafion well
below fair share at between 68.0% and 76.8% over the past three years and has held its
position in 2020 relative to the first quarter of 2019 at about 72.0%.

Projected Occupancy and Average Daily Rate

In assessing the historic and projected occupancy and rate performance of the subject property a market
penetration analysis was undertaken, in which the concept of “fair market share” was utilized. This concept
states that, all things being equal, a property will attract rooms demand in the same proportion as its share
of rooms supply. Market penetration in excess of 100.0% indicates that a hotel possesses competitive
advantages relative to the market as a whole, while competitive weaknesses are reflected in penetrations of
less than 100.0%. The marketing philosophy and pricing strategy for a property can also impact its
penetration. Accordingly, there are other factors besides competitive weakness that can contribute to a
penetration of less than fair share.

The following analysis assesses the historic market position of the subject hotel and also presents the projected
occupancy, average rate, RevPAR and penetration levels for the subject property. The historic segmentation
for the property has been prepared based on reporting provided by ownership as well as discussions with
property management. The projections are based on numerous factors including, the historic performance
of the subject hotel, economic influences and the actual and projected supply/demand relationship in the
competitive market. It is assumed that there are no significant changes in the market over the projection
period that would impact the current status of the competitive rooms supply other than as currently identified.

The average daily rate and the overall occupancy of a lodging facility are the foundation for the property’s
financial performance. While a property’s other revenue components (food and beverage, telephone, spa,
other income, efc.) are crucial to the operation of the hotel, they are dependent on the overall number of
occupied rooms. Furthermore, the occupancy and average daily rate of a hotel are highly correlated. In
reality, one cannot make a projection of one without a projection of the other.

Corporate

In 2019, the hotel is estimated to have captured approximately 121.8% of fair share or 13,682 occupied
room nights in this segment. Much of the subject hotel’s corporate demand is tied to crew contracts and is
oil and gas related.

The subject property is expected to confinue to achieve 122% penetration in this segment throughout the
projection period. At peak demand, the hotel is projected to capture approximately 17,000 occupied room
nights annually, however, in 2025, the stabilized level of demand is projected fo be about 13,655 occupied
room nights, with the Corporate segment continuing to represent about 80% of the hotel’s total demand.
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Meeting and Conference

As noted, the hotel offers approximately 4,800 square feet of dedicated meeting space in one large room.

Based on the segmentation report provided, in 2019, the hotel is estimated fo have achieved a market share
of 217.4% in this segment capturing 1,013 occupied room nights in meeting demand.

It is expected that the subject will penetrate this segment at similar levels going forward and will capture
approximately 950 to 1,000+ occupied room nights annually over the projection period.

Leisure

In 2019, the hotel is estimated to have generated 1,689 occupied room nights from this segment,
representing 10% of the fotal demand for the hotel. The property generates the majority of its demand from
the US travelers passing through on the highway to Alaska, and to a lesser degree from sports teams. The
hotel penetrates the market at about 46.6% of fair market share. The hotel does not have a franchise
affiliation or a pool to make it more appealing to leisure travelers.

Looking forward, the subject is projected to continue to achieve 45% of fair share in leisure demand,
capturing approximately 1,800 occupied room nights annually by 2025,

Government/Other

In 2019, the hotel is estimated to have achieved a market penetration of 59.5% of fair share in this segment.
The subject hotel tracks very little demand in this segment but notes there is occasionally some government
related business. Overall, the hotel captured about 3% of its fotal demand from this segment in 2019,

Going forward, the hotel’s operafing dynamics are not expected to change materially, and this segment is
expected to remain at low penetration levels, at 60.0% of fair share. In 2025, the hotel is projected to capture
approximately 545 occupied room nights annually from this segment.

Average Daily Rate

At the end of 2019, the subject had an ADR of $98.90. The hotel has historically been amongst the bottom
in the competitive market in ferms of rate.

Our projection for rate for the subject hotel is that the property will maintain its rate position throughout the
projection period. On this basis, the hotel’s ADR is expected to drop in 2020 due to the COVID-19 impact,
and then grow in line with the market each year thereafter. It is projected that by 2023, the subject will
achieve ADR back up to 2019 levels. By 2025, the subject ADR is projected fo be $102.16.

Projected Performance Summary

Market occupancy is expected to be impacted in the short term due to both COVID-19 and a subdued energy
sector. As such, the subject hotel is expected fo see occupancy decline in the short term before growing with
major projects in the area and then re-stabilizing at 58% in 2025 when the projects are expected to be

complete.
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Proposed George Dawson Inn Segmentation
Actual Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
2019 2020 2021 2022 2023 2024 2025
Corporate
Fair Share of Demand 11,229 7,861 12,577 13,583 13990 14,270 11,416
Pene v, 218%i220% 0 1220% 0 1220% 0 1220% 0 1196%  119.6%
Total Demand Captured 13,682 9,590 15,344 16,571 17,068 17,068 13,655
Ratio to Total Demand 81.0%  ..B80.6% 8 2:9% 82.9% . 829%  82.9% . 805%
Corporate ADR: - - . - $98.90. . $89.01 . $93.46 $96:26 $98.19.  $100.15 - $102:16.
ADR Growth 0.0% -10.0% 5.0% 3.0% 2.0% 2.0% 2.0%
Corporate Room Revenue $1,353,121 $853,590  $1,434,032 $1,595,217 $1,675,935 $1,709,454 $1,394,914
Meeting/Conference
Fair Share of Demand 466 326 440 476 490 500 450
PenetrafionRate: 1 1 0 o og YT 0% 217.0% 0 217.0% 0 217.0% - 2120% 1 2127%
Total Demand Captured 1,013 708 956 1,032 1,063 1,063 957
Ratio fo Total Demand 6.0% - 59% . 5.2% 52% 5.2% 52% 5.6%
Meeting/Conference ADR == = 89890 $89.01 89346 $96.26. - 89819 810015 510216
ADR Growth 0.0% -10.0% 5.0% 3.0% 2.0% 2.0% 2.0%
Meeting/Conference Room Revenue $100,231 $63,023 $89,335 $99,376 $104,404 $106,492 $97,760

Leisure
Fair Share of Demand
Penstration Rate

3535 3818 3,932
45.0% . 45.0% 0 450%

011

Total Demand Captured 1,591 1,718 1,769 1,769 1,805
Ratio to Total Demand > 8.6% 8.6% 86%  10.6%
LeisureADR . o 896.26: 59819 - $100.15  $102.16
ADR Growth i k 3.0% 2.0% 2.0% 2.0%
Leisure Room Revenue $167,052 $108,913 $148,666 $165,376 $173,745 $177,219 $184,379
Governmeni/Other

Fair Share of Demand 851 638 1,021 1,103 1,136 1,159 927
PenetrafionRate = = = 50500 - 600% T 600% 0 600%  60.0% . 588% . 588%
Total Demand Captured 383 613 662 682 682 545
Ratio to Total Demand 3.2% 3.3% 3.3% 33%  3.3% 3.2%
Government/Other ADR.__ 88901 39346 . 98 10015 $102.16
ADR Growth 0% -10.0% 5.0% 0% 2.0% 0% 2.0%
Government/Other Room Revenue $50,116 $34,087 $57,265 $63,702 $66,925 $68,264 $55,703

Subject Penefration Summary
Market Occupancy . 65.0% 66.9% 68.3%
i : 5.

68.4% b 58.1%

$130.88 $138.89

Source: CBRE Hotels
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Effective Date Adjustment

The above noted calendar year projections have been adjusted to reflect the effective date of valuation, May

1, 2020. The following table provides a summary of the fiscally adjusted resulis for annual periods of May 1
to April 30 each year.

EFFECTIVE DATE ADJUSTMENT

Year 1 Yeor 2 Year 3 Year 4 Year 5 Year 6
202072021 202172022 2022/2023 2023/2024 2024/2025 2025/2026
May - December 7,738 12,027 12,989 13,379 13,379 11,025
January - April 6,476 6,994 7,204 7,204 5,937 5,937
Fiscal Year ORN ) ) 14,214 19,021 20,193 20,583 19,315 16,962
Project Occupancy 48.7% 65.1% 69.2% 70.5% 66.1% 58.1%
Project Average Daily Rate $91.04 $94.49 $96.95 $98.88 $100,77 - °$102.87
Projected Room Revenue $1,294,003 $1,797,329 $1,957,740 $2,035,156 $1,946,394 $1,744,886

Source: CBRE Hotels
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REVENUE AND EXPENSE ANALYSIS

Introduction

When valuing hotel properties, the Income Approach is usually relied upon. This approach includes analysis
of historic results for the properly and a review of current year results.

The Uniform System of Accounts for Hotels, recommended by the American Hotel and Lodging Association
and in general use throughout the hotel industry in Canada, has been used to classify income and expenses
in this report. In conformity with this system, only direct operating expenses are charged fo operafing
departments of the hotel. The general overhead items, which are applicable to operations, are classified as
undistributed and include administrafive and general expenses, marketing, property operations and

maintenance, and energy costs.

Historic Operating Performance

The Income Approach to value is based in part, on detailed operating statements and other data provided
by the subject property for the fiscal years ending July 31st for 2017 through 2019, as well as March year to
date performance in 2020.

The subiject's historic performance is provided in the following table.
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George Dawson Inn

For Period Ending .

Period 2016117 201718 2018119 2019/20  (Aug"19 - Mar 20)
No. of Rooms 80 80 80 80

Occupancy 65.1% 72.4% 0.07 59.1% 013 46.2%

|Average Daily Rate $94.11 $102.56 8.98% $97.83 -4.81% $95.23

RevPAR $61.24 $74.25 21.24% $57.83 22.11% $43.99

Availoble Rooms 29,200 29,200 0.00% 29,200 0.00% 19,520

Occupied Rooms 19,000 eslimate 21,138 11.25% 17,260 -18.35% 9,018

/88, K . 107, . ,000, IR A WJh .
Food and Beverage $1200579  400%  $63.29 $676,570 23.8% $424,264 20.0% $312,341 W% $34.64
Other Operated Depariments $2,369 0.1% $0.12 $928 0.0% $75 0.0% -$0.01
Misceloneoustncome ) §1095 0% $038 | §0.244 §194 00K 8002
Totol OpsraffngRevenve. | 33000405 © j000%  $15792 ¢ $1847 1207 1000% $1B9R7
DEPARTMENTAL EXPENSES L i i - L
Rooms $536,126 00%  $282 $655,108 30.2% $30.99 $594,390 B2 $344 $364,610 05%  $4043

Food and Beverage $1,004,044 91.0% $57.58 $630,449 93.2% $29.83 $358,123 84.4%
Other Opercted Depcriments $34915 4738% L 30819 9987
Tofal Deparimentol Expenses . ‘ . §985132 465%
TOTALDEPARTMENTALRROFT - 81,

$20925  926%  $3208
 H18pas

Administration and General $518,496 17.3%  $6,481.20 $667,592 23.4% $8,344.90 $562,681 26.6% $7,033.51 $351,798 30.0%  $4,397.48
Scles and Markefing $39,477 1.3% $493.46 $35,571 1.2% $444.64 $26,780 1.3% $334.75 $9,147 0.8% $114.34

Properly Operations ond Maintenance $78,357 2.6% $979.46 $136,688 48% $1,708.60 $89,434 4.2% $1,117.93 $39,154 33% $489.43

s st A0y simsh s

o112

$114,106

392848

Totol Undisributed Ecpenses

$54,466

\i

$12 $68083

Insurance $16,566 0.6% $207.08 $20,986 0.7% $262.33 $22,938 $286.73 $12,455 $155.69
Total Non-Operafing Income and Expenses 136,31 4.5%  §1,703.89 |  §144,091 5.1% $1,801.14 $151,662 . $1,895.78 $66,921 57%  $836.51

22833 | S0819
$0.00

| 98 |

Sourcé: CBRE Hotels
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Comparative Analysis

The pro forma assumptions are based on the subject property’s historic performance and our in-house
Annual Trends database, which provides insight info the operating performance of other directly competitive
and comparable hotels. The comparative hotels have been selected based on their location, size, facility
program and market mix. Through our CBRE Hotels Annual Trends database of Canadian, US and
Caribbean financial statements, annually we have access to operating results for thousands of properties
across North America.

The following comparative samples were used to benchmark the subject’'s 2018/19 operating performance:
# A sample of Limited Service hotels in British Columbia;
s A sample of Full Service hotels in British Columbig;
e A sample of Limited Service hotels in Canada; and,

» A sample of properties in Northern British Columbia to reflect similar operatfing
characteristics of these assets in northern markets. In this sample the properties average 98
rooms,

The following adjustments were made to the 2018/19 actual results in order fo “normalize” subject hotel
operations:

e A normalized Management Fee of 3.0% of gross revenues has been included to render the
hotel a net carefree investment. This fee is in line with industry averages for this type of
properly and has been applied to reflect typical underwriting criteria.

® A Reserve for Asset Replacement has been included to account for the replacement of
furnishings fixtures and equipment. This has been included at 4.0% of Gross Revenue which
reflects typical underwriting criteria.

The adjusted performance as compared to the samples is presented on the following page:
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George Dawson Inn George Dawson Inn CBRE Trends CBRE Tronds CBRE Trends CBRE Trends
201819 Adjusted Brifsh Columbia Brifish Columbia National Custom Compsitive Set
Actval Aciual Limifed Service Full Service Limifed Service Northern BC Sample

Period 2018/19 201819 2018 2018 2018 2018
Occuponcy 59.1% 59.1% 61% 76% 63% 57%

(Average Daly Rate $97.83 $97.83 $131.82 $224.61 $12497 $122.51
RevPAR $57.83 $57.83 $80.67 $170.92 $78.3 $69.28
|Average No. of Rooms 80 80 108 229 100 98

Rooms Revenve $1,688,573

$8554 $12497 95.6% | $25287 $123

$62,387 $224.61

$1688573  $2,101  $98  TOT% 329445 §13182 9424

68.5%
Food & Beverage Revenue $424264  200% | $424264  $5303  $25  200% | $0 S0 OO% [$24370 B8 267H| $18  $0 0% | §1283
Other Operated Deparfments Revenue $3266  0.2% $3,266 41 $559 9§43 18% | $1967 97 $618  §3 1% | 33
Miscellaneous Income 33005 D% | 33 095 . .88 % 91255 %6 A% | §2384 89 LY
Tolaf Operating Revens . 9,198 1000% | $21 16,490 ’331‘260 L N

el 527,316“”7::

DEPARTMENTALERPENSES

Rooms Expense $594390  352% | $594290  STA30 34 35.2% |$8.006 36 27.0% |$18267 $66  293% | $B575  $38  30.0% s7,:na $35  289%
Food & Beverage Expense $35,123 844X | $358123  S4477  $21 84N | SO S0 0.0% [$19257 $69  79.0% | $10 S0 5AA%| $1,044 5 814N
(Other Operating Deparimens Fxpen 332 619 9Tk | 4306 619 | 08 T% | s7 81 | S0 81 SASN

8 M s 358 M NN

ofaf Dep rlinsnfa[ansu . ‘
= W YRI5 BTk

Administrafion and Gener
Information and Telscommunications Systems
Sales & Marketing (Incl. Franchise Fess)
Properly Operdfions and Maintenance

1% | $276 §1
7.0% | §2,490  $11
3% | §1,281 %6
21% | 5149

$223
$1.915
$1,375

$26780 835§ 13%
44 118 %5
3120 M2 §151

26780 1%
§89,434

NON-OPERATING INCOME AND EXPENSES e
Property and Other Teces {Exp) $128724 404

SBTA SLE® S 6% | SIST ST AB% | 576§ 28% | $160 &7 5% | 8o 9 70

Insurance (Exp) $22,938 1.1% $22,938 5287 §1 1% | §149  §1 05% | $385 $1 0 04% | 8206 1 0% | 219 $1 0.8%
Total Non-Operating Income and Expenses $151,662  7.2% §151,662  $1,896 # T2% | S1661 87  53% | $2961 811 3.2% | 81825 §8 6% | $2,731  §10  7.B%

Source: CBRE Hofe!s
NOTE: Management Fess and Reserve for Asset Replacement percentoges for Comparative Hofels are nofional for comperafive purposes only.
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Projected Operating Performance

Certain revenues and all expenses have been projected with consideration given to the level of fixed versus
variable costs in each department. Fixed costs are those that are not normally affected by changes in
occupancy levels or sales volumes, such as property faxes, certain administrative payroll positions, or fixed
infernet and phone plans. Variable expenses, however, are tied directly to occupancy levels and sales volumes
and include items such as the cost of housekeeping supplies or food and beverage purchases. The following
table summarized level of fixed versus variable expense projected by hotel department:

EXPENSE ANALYSIS - FIXED VS. VARIABLE ANALYSIS

Deparimental Expenses % Fixed.....% Variable
Guest Rooms 40% 60%
Food & Beverage 0% 100%
Other Operating Departments 70% 30%
Administration & General 80% 20%
IT Systems 80% 20%
Sales & Marketing* 80% 20%
Property Operations & Maintenance 90% 10%
Utilities 90% 10%
Fixed Charges

Property & Other Taxes 100% 0%
Insurances 100% 0%

*Excludes franchise fees
Source: CBRE Hotels

The subject’s historic and projected revenues and expense for each department as a percentage of total
revenues, on a per available room basis, and on a per occupied room basis for each department are
summarized. Unless otherwise noted, over the balance of the projection period, the revenues and expenses
are projected to increase by 2.0% per year, on a fixed-variable basis with occupancy. The underlying rationale

and assumptions used in preparing the proforma estimates are outlined on the following pages.
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Revenues

Rooms

A discussion of the top line performance and the rooms revenues projected for the subject are based on the
projected occupancy and ADR as discussed in the previous section.

ROOMS REVENUE
Per Available  Per Occupied

Occupancy ADR Total § (000's) % Total Sales

Room Room
Subject 2018/19 59.1% $97.83 $1,689 79.7% $21,107 $97.83
Subject Year1 o G ABT% 0 $91040 81294 o go g g TTs i 50004
Subiject Year 3 69.2% $96.95 $1,958 82.4% $24,472 $96.95
British Columbia Limited Service 61.2% $131.82 $3,180 94.2% $29,445 $131.82
British Columbia Full Service 76.1% $224.61 $14,287 68.5% $62,387 $224.61
National Limited Service 62.6% $124.97 $2,855 95.6% $28,554 $124.97
Northern BC Sample 56.6% $122.51 $2,490 92.6% $25,287 $122.51

Source: CBRE Hotels

There is a large spread in the subject hotel’s projected occupancy performance between Year 1 and Year 3
due to COVID-19 impact in Year 1 and increased demand related fo major projecis in the region in Year 3.
As such, an occupancy comparison is less relative. In terms of ADR, the subject hotel comes in below the
comparable samples due to the hotel’s reliance on crew contracts, the condition of the asset, and the lack of

franchise affiliation.

Food and Beverage
Food and beverage revenue is generated by a hotel's restaurants, coffee shops, snack bars, banquet rooms,
and room service. In the case of the subject, revenue is generated primarily through the hotel’s restaurant

and lounge and through banquet catering.

FOOD & BEVERAGE REVENUE

Total $ (000%) % Total Sales Per Available Per Occupied
Subject 2017/18 8

Subject 2018/19 20.0%

SUbie 1 i SR e 9‘9%

Subject Year 3 $412 17.3%

British Columbia Limited Service $0 0.0%

British Columbia Full Service $5,581 26.7% $24,370
National Limited Service $2 0.1% $18
Northern BC Sample $126 4.7% $1,283

Source: CBRE Hofels
Food and beverage revenue for the subject hotel is projected to be $10 POR in Year 1, which reflects some
impact from COVID-19. Revenue is projected to be about $20 POR in Year 3, which reflects a more typical
operation. Historically, the subject hotel operated a liquor store which generated more revenue for the hotel,
however, this is not in the projections going forward due to the sale of the liquor license.
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Other Operating Departments

Other Operating Departments include telecommunications revenue which is generated by charges to hotel
guests for use of the hotels communications system. Telephone revenues for hotels have declined in recent
years due to an increase in cell phone and internet usage. Revenue for the subject hotel from Other Operatfing

Departments also includes revenue generated by vending machines and lottery sales.

OTHER OPERATED DEPARTMENTS REVENUE
Total $ (000's) % Total Sales

Per Available  Per Occupied
Room

. (4
British Columbia Limited Service 1.8% $559
British Columbia Full Service 2.2% $1,967
National Limited Service 2.1% $618
Northern BC Sample 1.2% $331

Source: CBRE Hotels

Revenue in Year 1 is projected to be $0.22 POR, which is in line with historic levels. While revenue is well
below that of the comparables, it is considered o be reasonable given the amenities and services offered.

Miscellaneous

Miscellaneous Income for the subject hotel includes revenue primarily from ATM fees, foreign exchange gains
and losses, and other miscellaneous sources. Miscellaneous Income is typically reported as a net amount.

MISCELLANEOUS INCOME

fal $ (000's) % Total Sales Per Available  Per Occupied

R

Subject Year % 2
Subject Year 3 34 0.1% $44 $0.18

Source: CBRE Hotels

Miscellaneous Income for the subject hotel is projected o be in line with recent historic performance.

Miscellaneous Income varies widely between hotels and is not easily compared.
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Departmental Expenses

Departmental expenses are typically occupancy sensitive and directly related to an associated revenue source.
While these expenses can be compared on the basis of tofal revenues for similar fypes of hotels, typically
they are considered on a per occupied room night (POR) basis as they tend to have a higher variable
component and are more directly tied to changes in occupancy.

Rooms

Expenses include labour costs such as salaries and wages for front desk, housekeeping, reservations, bell
staff and laundry, plus employee benefits. Also included are linens, cleaning supplies, guest supplies,
uniforms, central or franchise reservation fees, equipment leases and travel agent commissions. Payroll costs
are typically the largest component. Overall, wages typically account for 50% to 60% of the total departmental

expense.

ROOMS EXPENSES

Total $ (000's) % Sales Per Available  Per Occupied
' Room Room

Subject ' 18
Subject Year 3 $704 35.9%

British Columbia Limited Service $865 27.2%

British Columbia Full Service $4,183 29.3% $18,267
National Limited Service $858 30.0% $8,575
Northern BC Sample ‘ $720 28.9% $7,318

Source: CBRE Hotels

Historically, the subject hotel’s expenses have been in the range of $28 to $34 POR and 30% to 35% of
revenue, which is largely in line with the comparable samples, particularly that of the Northern BC hotels.
The hotel has a number of fixed expenses that won't change with the subdued operating performance due
fo COVID-19, therefore, in Year 1, expenses are projected to increase to $38 POR. By Year 3, the subject
hotel is projected to return to historic levels and rooms expenses are projected to be $35 POR.

Food and Beverage

These expenses include the costs of goods sold (food and beverages), labour and related benefits, and other
operating expenses. Labour costs include departmental management, cooks and kitchen personnel, service
staff, banquet staff and bartenders. Other operating expenses include china, silverware, linens, restaurant
and kitchen supplies, menus and printing, and special promotions. As with the rooms department, payroll
costs are typically the largest component,
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FOOD & BEVERAGE EXPENSES

Per Available Per Occupied

Total $ (000's) % Sales
Room

|
British Columbia Limited Service 0.0%

British Columbia Full Service 79.0% $19,257 $69.33
National Limited Service 53.8% $10 $0.04
Northern BC Sample 81.4% $1,044 $5.06

Source: CBRE Hotels

Due to the impact of COVID-19 on operations, cost in Year 1 is projected to be 90.0% of revenue, but is
expected fo drop to 80% of revenue in Year 3, which is comparable to similar operations.

Other Operating Departments

Other Operating Departmental expenses are those expenses which offset the revenue generated by other
operated departments. These expenses include the costs of calls, equipment rental, labour cost of operators

and other related expenses for telecommunications.

OTHER OPERATING DEPARTMENTS EXPENSES

Total $ (000's) % Sales Per Available  Per Occupied

Subject Year 3 $37 998.7% $460 $1.82
British Columbia Limited Service $23 38.8% $217 $0.97
British Columbia Full Service $302 67.0% $1,318 $4.74
National Limited Service $49 79.7% $492 $2.16
Northern BC Sample $18 54.5% $180 $0.87

Source: CBRE Hotels

The subject hotel’s expenses are largely related to the cost of the telephone system, which does not generate
significant revenue for many hotels in current times. Therefore, the cost in this department is projected to
well exceed the revenue generated but is in line with historic performance. Relative to the comparable
samples, the subject hotel does not have any other minor operating departments to help offset the cost.
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Undistributed Expenses

Undistributed operating expenses are typically not directly related to an associated revenue source. While
these expenses can be compared on the basis of total revenues for similar types of hotels, typically they are
considered on a per available room (PAR) basis to smooth the impact of significant difference in fop line

performance between similar assets.

Administration & General

These expenses include payroll and related expenses for the general manager, human resources and
training, security, clerical staff, controller and accounting staff. Other expenses include office supplies,
computer services, accounting and legal fees, cash overages and shortages, travel insurance, credit card
commissions, transportation (non-guest} and travel and entfertainment.

ADMINISTRATION AND GENERAL EXPENSES
Total § (000's} % Sales

Per Availale Per Occupied

4

Subje

Subject Year 3 $288 12.1% $3,599
British Columbia Limited Service $241.58 7.2% $2,237
British Columbia Full Service $1,462.00 7.0% $6,384 $22.98
National Limited Service $230.15 7.7% $2,302 $10.07
Northern BC Sample $263.54 9.8% $2,677 $12.97

Source: CBRE Hotels

Historically, Administration and General expenses for the subject hotel have been in the range of $6,481 to
$8,345 PAR over the last few years, however, upon discussion with property management, there are several
items that are ownership related included within this category that would be considered extraordinary
expenses. Therefore, the projected results for the subject hotel exclude these extraordinary costs and in Year
1, the expense is projected to be $2,800 PAR. In Year 1, the projection does reflect some savings in variable
costs due fo the change in performance with COVID. The Year 3 projected expenses are generally in line
with comparable properties. |t is important o note that the expense for the subject hotel includes a provision

for IT expenses, which for the comparables, are shown as a separate line item.

Going forward, the costs are projected to grow with inflation on a fixed/variable basis over the balance of

the projection period.

Information & Technology Systems

The subject hotel’s IT expenses are allocated within the Administration and General expenses.
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Marketing & Sales

These expenses include payroll and related expenses for the sales and marketing staff, direct sales expenses,
advertising and promotion, travel expenses for the sales staff and civic and community projects. This category
also includes the cost of frequent guest stay programs.

SALES AND MARKETING EXPENSES (INCL FRANCHISE FEES
Per Available  Per Occupied
Room

Sublect 2017/18 816
Subject 2018/19 $1.55
Subject Year 3 $30 1.2% $370 1.47
British Columbia Limited Service $207 6.1% $1,915 $8.57
British Columbia Full Service $1,451 7.0% $6,335 $22.81
National Limited Service $249 8.3% $2,490 $10.90
Northern BC Sample $260 9.7% $2,645 $12.81

Source: CBRE Hotels

This expense includes the cost of onsite marketing and all costs associated with the promotion of the hotel
and includes loyalty program costs. The property’s Sales and Marketing expenses have been between $335
PAR and $493 PAR over the past three years. While these costs are lower than the comparable samples, the
subject hotel is not branded and does not have the same volume of loyally costs. Given the type of hotel and
its performance, the Sales and Marketing expenses seem reasonable. Going forward, the expenses have
been projected fo increase on a fixed-variable basis.

Property Operations & Maintenance

These expenses include all payroll and related expenses for maintenance personnel, cost of maintenance

supplies, cost of repairs and maintenance of the building, furniture and equipment, the grounds and the

removal of waste matter.

PROPERTY OPERATIONS AND MAINTENANCE EXPENSES
Per Available  Per Occupied

Subject 2018/19

Subject Year 3

British Columbia Limited Service
British Columbia Full Service
National Limited Service
Northern BC Sample $121.69 4.5%

Source: CBRE Hotels

Costs in this department decreased from $1,709 PAR in 2017/18 to $1,118 PAR in 2018/19 but appear
reasonable relative to the comparative samples. The projections for Year 1 reflect the impact of COVID-19
on operations and in Year 3, are projected to be in line with historic results. The cost is inflated on a fixed-
variable basis going forward.
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This expense is in addition to the 4.0% FF&E Reserve used in our projections

Utilities
These expenses fypically include electricity, fuel {oil and gas) and water. This category also includes any

central plant and energy management systems.

UTILITIES EXPENSES
tal $ (000's) % Sales

Per Available  Per Occupied

Su 017/
Subject 2018/19

08 d%. ;
$131 5.5% $1,638 $6.49

British Columbia Limited Service $143.41 4,2% $1,328 $5.94
British Columbia Full Service $445.81 2.1% $1,947 $7.01
National Limited Service $143.93 4.8% $1,439 $6.30
Northern BC Sample $120.85 4.5% $1,228 $5.95

Source: CBRE Hotels

Utility costs for the subject hotel increased slightly between 2017/18 and 2018/19, growing from $1,426
PAR to $1,511 PAR or approximately 4.0% to 5.7% of revenue. In general, the expenses for the subject are
in line with the comparables. In Year 1, expenses are lower due to the anticipated savings with lower
occupancy due to COVID-19 and are projected fo be in line with historic results by Year 3.

Going forward these expenses have been projected based on historic levels and inflated on a fixed-variable

basis.

Management Fees

For the analysis, a Management Fee of 3.0% of Gross Revenues, which is in line with industry averages for
this type of property, has been applied to the projections to reflect typical underwriting criteria.

Fixed Expenses

In the case of the subject, the fixed expenses are comprised of Municipal Taxes and Insurance. The majority

of these expenses are realty taxes.

REAL ESTATE TAXES AND INSURANCE
Total § (000's) % Sales

Per Available  Per Occupied
Ro Room
Subj 1 8:
Subject 2018/19 $152 7.2% $1,896 $8.79

Subject Year 3 $148 . $1,847 $7.32
British Columbia Limited Service $179 5.3% $1,661 $7.43
British Columbia Full Service $678 3.2% $2,961 $10.66
National Limited Service $183 6.1% $1,825 $7.99
Northern BC Sample $210 7.8% $2,131 $10.32

Source: CBRE Hotels
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The Property Tax expenses for 2020 are based on the current assessed value of the hotel, which indicates a
decrease from 2019. In the case of Insurance, the forecast for 2020 is based on recent historic results.

Going forward, taxes and insurance expenses have been based on annual inflationary increases. The fixed
costs for the hotel are mostly consistent with prior year costs. In Year 1, taxes and insurance costs are
projected at $1,483 and $292 respectively for a total of $1,775 per available room.

Reserve for Replacement

Reserve for Capital Replacement includes structural reserve and FF&E reserve. Structural reserves account for
the replacement of short-lived items, including the roof, building systems, and parking lot. FF&E reserves for
replacement are typically included in hotel expense projections fo account for the periodic replacement of
the furniture, fixtures and equipment (FF&E). It does not reflect the value of existing FF&E. It is solely an
expense to reflect future replacements of short-lived items. This expense can be based on the actual
replacement cost of the FF&E, its projected economic life and a reasonable reinvestment rate for the reserve
funds (essentially a sinking fund account). An alfernative and more widely utilized method is to estimate FF&E
reserves based on a percenfage of total revenues. Using this method, the typical ratio ranges from 3.0% fo
5.0% of total revenues. Typically, market participants calculate reserves at 4.0% of Gross Revenue annually,
which has been applied to the projections for the subject hotel.

Projected Operating Performance Summary

The subject properiy projected operafing performance is summarized on the following pages.
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HIGHEST AND BEST USE

The term "Highest and Best Use" is generally considered to be that use which will result in the greatest net
return over a given period of time. It is also known as the optimal use. In valuation practice, the concept of
Highest and Best Use represents the premise upon which value is based. Highest and best use, in general,

may be defined as follows:

“The reasonably probable and legal use of vacant land of an improved property; which is physically possible,
appropriately supported, financially feasible, and that results in the highest value. The four criteria the highest and the
best use must meet are the legal permissibility, physical possibility, financial feasibility and maximum profitability.”

Legal Permissibility

The subiject is designated with a commercial designation which permits a variety of commercial uses. The
existing zoning permits the existing hotel use. In terms of compatibility, the surrounding properties are
generally classified and developed with a variety of commercial properties. As such, the current use is
legally permissible.

Physical Possibility

CBRE Limited has relied on information provided by various sources regarding site and improvement
size and relevant physical and financial facts. Sources include GIS or aerial measurements, and/or
information provided by the client. This information has not been independently verified and is assumed
fo be correct. If incorrect, the use of this information could influence the value of the property. The site is
of sufficient size and suitable topography to accommodate a hotel development upon the parcel. Based

on a physical inspection, the site is considered to be functional for its current use. Therefore, the current

use is physically possible.
Financial Feasibility

The economic viability of the subject property is evident by its operating performance and by fransactions

involving similar properties.
Maximum Productivity

Of the numerous uses satisfying the criteria discussed above, the current use represents the maximum
productivity of the property.

Conclusion

With regard to the principle of Highest and Best Use, it should be noted that it was not within the scope of
this assignment to conduct a full Highest and Best Use analysis. Rather the purpose of the assignment was fo
estimate the current market value of the subject “as is”. While it is possible that alternative uses of the subject
property may be viable, the site is currently developed with a hotel and is operating as a going concern.
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Accordingly, based on our analysis, the highest and best use of the site as though vacant is considered fo be

that of a development site for a similar hotel use. As improved, the highest and best use is considered to be
the continuation of the existing use.
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VALUATION METHODOLOGY

There are three basic approaches to value:
e  The Income Approach
s The Direct Comparison Approach
& The Cost Approach

In practice, an approach to value is included or omitted based on its applicability to the property type being
valued and the quality and quantity of information available.

Income Approach

The Income Approach reflects the subject’s income-producing capabilities. This approach is based on the
assumption that value is created by expected income. Since the investment is expected to be acquired by an
investor who would be willing to pay to receive an income stream plus reversion value from a property over
a period of fime, the Income Approach is used as the primary approach to value. The two common valuation
techniques are the Discounted Cash Flow (DCF) Method and the Direct Capitalization Method.

Discounted Cash Flow Method

Using this valuation method, future cash flows are forecasted over an investment horizon, fogether with
the proceeds of a deemed disposition at the end of the holding period. This method allows for modeling
any uneven revenues or expenses associated with market and/or property specific factors such as;
changing competitive market supply and demand dynamics, changing property market or ADR
posifioning, changing operating revenues and expenses, changing undistributed or fixed expenses. These
future financial benefits are discounted to a present value at an appropriate discount rate based on
market transactions.

Direct Capitalization Method

This method involves capitalizing a single year’s income estimate by an appropriate yield. This approach
is best utilized with stabilized assets, where there is litfle volatility in the net income and the growth
prospects are also stable. The rate or factor selected represents the relationship between income and
value observed in the market and is derived through comparable sales analysis. Direct capitalization is
market oriented; an appraiser analyzes market evidence and values property be inferring the
assumptions of typical investors. Direct capitalization does not expliciily differentiate between the return

on and return of capital because investor assumptions are not specified.

Direct Comparison Approach

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute
properties, indicated by transactions of comparable properties, within the market area. The characteristics of
the sale properties are compared fo the subject property on the basis of time and such features as location,
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size and quality of improvements, design features and income generating potential of the property. This
method is typically utilized fo support the Income Approach rather than to conclude on a value,

Cost Approach

The Cost Approach is based upon the proposition the informed purchaser would pay no more for the subject
than the cost to produce a substitute property with equivalent utility. This approach is particularly applicable
when the property being appraised involves relatively new improvements, which represent the Highest and
Best Use of the land, or when relatively unique or specialized improvements are located on the site and for
which there exist few sales of comparable properties.

Methodology Applicable to the Valuation of the Subject

The Income Approach is applicable to the subject property since it is an income producing property. Market
participants typically analyze investment properties such as the subject based on their income generating
capability. Therefore, the Income Approach, consisting of the Discounted Cash Flow and Direct Capitalization

methods, is considered o be a reasonable.

In the Direct Comparison Approach, the subject property is compared to similar properties that have sold
recently or for which listing prices or offers are known. Market participants will typically analyze purchase
prices on an asset such as the subject as they relate to available substitutes in the market. This approach was
relied on to support the market value estimate indicated by the Income Approach.

The Cost Approach is not typically used by market participants in underwriting an acquisition of an asset such
as the subject. In this case, since the hotel is more than 10 years old and is part of a mixed-use complex, the
cost approach was not utilized in this appraisal to estimate the market value of the hotel.

CBRE Hotels VALUATION METHODOLOGY
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INCOME APPROACH

As previously mentioned, the Income Approach reflects the subject’s income-producing capabilities. This
approach is based on the assumption that value is created by the expectation of benefits to be derived in the
future. Specifically estimated is the amount an investor would be willing to pay to receive an income stream
from a property.

RATIONALE OF INVESTMENT PARAMETERS

In order to rationalize the selection of the investment parameters used in valuing the subject property, the

following factors were reviewed to provide perspective on the investment market:
e national hotel investment trends
o investment surveys
# comparable investment market transactions
# investment alternatives

e alternative real estate investments

National Hotel Investment Trends

National RevPAR performance in 2019
finished well short of expectations. Supply
growth of 1.5% and flat demand saw

Historical Hotel Cap Rates

2.0%
occupancy slide one point to 65%. The real 8.5% —
challenge in 2019 was ADR growth which 8.0% i

remained back of 1.0%. As a result, RevPAR 7.5% w“"‘%-—»...
declined by 1.0% marking the first fime that 7.0%

national RevPAR has contracted since 2009. 6.5%
. . &.0%
While there are differences across the country, 5 55
profitability is estimated to have contracted by 5' o
4.0% in 2019. O TN N B
5883588358530
The initial outlook for 2020 was for RevPAR . .. )
e Doventown Full Service wam Suburbon Limited Service

growth of 2.8% on the back of balanced supply e Focosed Service
and demand and the expectation of ADR growth.

However, as noted previously, there is expected to be an immediate and significant impact on the
accommodation market as a result of the Covid-19 Global Pandemic. The degree of the impact is difficult to
quantify at this stage and will vary by market. As this is an event-driven shock to the market, it is expected fo
be relatively short-term and early expectations are that performance will begin to recover in late 2020
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assuming that the spread of the virus is under control, and travel restrictions are lifted. Further recovery is
expected in 2021 and 2022.

While the cost of fund remains incredibly low, the uncertainty in the short term will likely restrict lending and
transaction activity for several months until there is a better view of the recovery limiting visibility on

capitalization rates and investor return expectations.

Hotel Investment Surveys

Investment surveys for hotels in Canada are limited. In the United States, however, several firms conduct
regular surveys of hotel investors. Rates indicate a wider range in the US as compared to Canada however
there is a definite relationship particularly since many investors are now active in Canada and the US.

Invesiment Survey Results

Copitalization Rate I.R.R. Terminal Rate
Range - - Average Range Average Range Average
CBRE North America Cap Rate Survey - 5.50%- 7.76%
Second Half 2019 - U.S. CBD Full Service  9.50% )
i e

Full Service Hotels

North America (TTM Q4 2018)*
*Cap Rate Range for All Hotel Types
Source: CBRE Hotels

Limited Service Hotels R.R. Terminal Rate

*Cap Rate Range for AII Hotel Types
Source: CBRE Hotels

The indicated rates show a wide range and the rates applicable to any given asset will depend on the location,
performance and quality of the asset. More desirable assets located in stronger performing gateway cities
with high barriers to entry, or assets with income growth potential, will trend towards the lower part of the
range. Less desirable assets located in smaller secondary or tertiary markets with lesser growth prospects, or
higher perceived risk are most offen represented in the upper part of the range.
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When comparable investment market transactions are available in the marketplace, a greater reliance can

be placed on the investment metrics derived from these sales, given that they reflect the yields acceptable to

investors active in the market. During our research, recent transactions involving comparable hotels were

reviewed. The most relevant sales investigated are noted below:

aime

Esther's Inn

Date
dan-17

Nov-18

lun19
AVGR1 Y

CBRE |Hotels

Sharwadd Park

Siipec B Ts
Travelodge Edmonton South

iper 8 High i i
Ramada Limited Dawsan Craek
a8 By dhamicaad)
Grove Moator Inn

Best Western Airpart Inn

gaite by Wyn =
Best Western Plus Red Daar

oxtern Wainwright
Super 8 Estevan

Comfort Inn Kamloops

elodge Gelde:

Kamloops on th
wi Kdmldops!

Mome

Hilton Garden Inn Calgary Airport
Davs Hotal: 8 Siiltey e 3
Ramada Langley Surrey Hotel

vard by Merriott 8 H o
Ramada Plaza Hotel & Conference Centre Calgary Airport

Candlawaod Suites Calgary Alrport
Lidrn fivermera fan :
Comfort Inn Kamleops

2,2
$3,401
LERO10 7
""$5,444,888
'$4:150,000

i Sharwasd Park

$4,800,000

$3,500,0001

3,000
$12,250,000

$2;690,01
$42,250,000

Mictoria : i i £ 982,000,000
Calgary $11,350,000
varnyera: i hiadl g 66,000
$9,025,000
$14:8606,

Kamloops
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$44,200

389,900
$51,000
348,600,

o/Rm Cap Rate
$150,000 5.9%

$179,500

$145,000
Heiatiaee

$.

= 1100
$119,700

3499,20
$109,100

/100
$1083,700
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While all of the comparable sales were negotiated and closed prior o the current COVID-19 virus crisis,
there is litle evidence as at the valuation date that cap rates have materially changed. It is our opinion, that
the cap rates indicated by the comparables are considered fo be reasonable.

Investment Alternatives

Investors would consider the returns attainable under alternate forms such as the following:

Investment Alternatives

Bond Type Yield
Long Term Canada Bonds 1.34%
i e

5 Year Conventional Mortgage 5.04%
Source: Bank of Canada, April 2020

In comparison to the above investment vehicles:

e Real estate offers comparatively poor liquidity, as well as the need for ongoing management

and investment.
# Real estate has significantly more risk associated with it, particularly hospitality products.
e A significantly higher internal rate of return is indicated than 1.34% to 5.04% indicated by

these alternative forms of investment.

Real Estate Investment Alternatives

As a point of comparison, the rates of return for single tenant and multi-tenant industrial investments, office

buildings and shopping centres have been reviewed. Based on the CBRE Q1 2020 Cap Rate Survey, current

rates of return for other forms of real estate investment are as follows:

Real Esiate Investment Parameters —1st Quarter 2020
Property Type i Overall Capitalization Rates

Downtown o 5.59%
Suburban

6.06%

Downtown Full Service o 7.08%
Suburban Limited Service 8.20%
Focused Service 7.92%

Source: CBRE Hotels
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A unique element of hotel pFoperﬁes relates to the importance of intangible assets such as brand/marketing
strength, assembled workplace, and customer atiraction, loyalty and customer retention. With a much more
‘active management’ component, investors perceive this asset class as having added incremental risk and
complexity versus conventional real asset classes, which translates into higher return expectations by

investors.

Overall, hospitality property is considered to be a secondary form of real estate investment due to its
specialized nature, and higher risk associated with the income stream. As such, investors require a higher
rate of return on hospitality property as compared to more traditional real estate investments.

Rate Selection

The terminal capitalization rate or the “going out” rate is used to estimate the value of the asset at the end
of the holding period. Implicit in the selection of the terminal capitalization rate is the assumpfion that the
asset and market are performing at stabilized levels. In making a selection of a stabilized cap rate
adjustments are made for market or asset risk. Based on a review of various investor surveys and regular
discussions with market participants it is our understanding that terminal capitalization rates for stabilized
assets such as the subject are in the range of 7.00% - 9.25%. Taking into consideration the condition of the
asset and its location in a tertiary market a terminal capitalization rate of 8.50% has been selected.

An Overall Capitalization Rate (OCR) or “going in” capitalization rate is generally applied against the first
year of projected earnings. This capitalization rate requires adjustment depending on the quality of the asset
and the income opportunity of the asset at the time of acquisition. In cases where a property is ramping up,
such as a new build hotel or a significant repositioning/rebranding, buyers will often acquire the property at
a lower going in return. Similarly, if the asset income is expected to decline an investor may acquire the
property at a higher going in return to offset lower returns later in the holding period. In this case, applying
a capitalization rate to Year 1 earnings during a fime of subdued performance due to COVID-19, is not

relevant.

The following table summarizes the OAR conclusions.

Overall Capitalization Rates
Source Indicated OAR

_Comparable Sales 4.90% - 13.30%
National Investor Survey :60% - 13.50%
Market Participants 6.40% & 7.00%

CBRE Estimate — Terminal Return 8.50%
Source: CBRE Hotels

to the discount rate.

Discount Rate
____National Investor Survey 8.00% - 13.50%
. Market Participants . 850%-900% . |
CBRE Estimate 10.00%
Source: CBRE Hotels |

Based on the investment features of the hotel. The following table summarizes our conclusions with respect ‘
|
|
\

CBRE Hotels INCOME APPROACH




GEORGE DAWSON INN
MAY 1, 2020

DISCOUNTED CASH FLOW METHOD

The basic premise of the Discounted Cash Flow Method is that the market value is equal o the present value
of future cash flows forecasted over an investment horizon, fogether with the proceeds of a deemed
disposition at the end of the holding period.

As indicated, a terminal capitalization rate of 8.50% has been applied against the projected sixth year net
operating income and is capitalized o determine the estimated future value (reversionary value). A discount
rate of 10.00% has been utilized to present value the projected net income.

The subject property’s value using the Discounted Cash Flow Method is summarized below:

DISCOUNTED CASH FLOW ANALYSIS
George Dawson Inn
Rooms: 80
DCF Scenario: 5 yr
Discounted Annually

Year Cash Flow 9.00% 9.50% 10.00% 10.50% 11.00%
1 $87,372 $80,158 $79,792 $79,429 $79,070 $78,713
2 $352,452 $296,652 $293,949 $291,283 $288,653 $286,058
3 $447,494 $345,547 $340,835 $336,209 $331,665 $327,203
4 $482,903 $342,101 $335,895 $329,829 $323,900 $318,108
5 $402,120 $261,351 $255,438 $249,685 $244,087 $238,639
6 $245,293

Reversion rate:
8.50% $2,885,803 $1,875,574 $1,833,142 $1,791,857 $1,751,682 $1,712,584
$1267374 §1,248717
19/ $2,961,301

_ 837016

RESALE - CAP RATE MATRIX
George Dawson Inn

Net Proceeds PV @ PV @ PV @ PV @
For the Cap Rates From Sale 9.00% 9.50% 10.50% 11.00%
8.25% $2,973,252 $3,258,218  $3,194,601 $3,072,138  $3,013,197

8.50% $2,885,803 $3,201,382 3:139,05
8.75% $2,803,352 $3,147,794 $3,086,675
Source: CBRE Hotels

$3,019,057. ¢ $2,961,301
$2,969,009  $2,912,370

Accordingly, the subject property’s value using the Discounted Cash Flow Method is estimated fo be
$3,100,000 or $38,500 per room.
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DIRECT COMPARISON APPROACH

The Direct Comparison Approach is applied using the price per room as the basis of comparison. In valuing
the subject property, it has been compared to each of the index sales. The basis for comparison included the

consideration of the following:

Property Rights Conveyed

e Rights conveyed relates to the type of ownership transferred.

Financing Terms

o Refers to the financing arrangements made when the property sold.

Conditions of Sale (Motivation)

e Refers to the arrangements on the sale which may have impacted pricing.

Market Conditions (Timing)

s Refers to the changes in the condition of the market over a period of time. All of the
comparable transactions took place prior to COVID-19. Therefore, market conditions are

considered superior for each of the comparable fransactions.

Location

o Location differences are largely reflected in the occupancy and rate, hence the net income
of a property. Investors will however adjust their return expectations to reflect location, in

terms of relative risk and local market characteristics.

Physical Characteristics

»  Physical characteristic differences include differences in facilities and amenities, branding,
fype of building, condifion of the asset, capital expenditure requirements. Typically, these
differences are reflected through the property’s operating performance however, investors
will adjust their return expectations to reflect the risk in the physical characteristics,
particularly as it relates to the capital requirements.

Economic Characteristics

e Economic characteristics refer to the income performance of the hotel versus the comparable

hotels.

Identification of Comparable Sales

In order to identify comparable sales for the subject, transaction involving properties in both British Columbia
and Alberta were reviewed. Outlined on the following page are the transactions that investigated as part of
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this valuation, which represent the most comparable data available. Details of each transaction are included
in Addendum B,

Recapitulation of sales

As noted, the sales have been considered using various bases of comparison to the subject property. Overall
compadrability indicates whether value of the subject should be more or less than the comparable.

Sale 2 Sale 3 Sale 4 Sale 5
Lakeview Inn &
Suvites Fort

Nelson

Travelodge Ramada Dawson  Quality thn Fort
Goldcap Creek McMurray

Travelodge
Edmonton South

Prince Geore, Dawson Creek, Fort Mcurry,

Location Edmonton, AB  Fort Nelson, BC BC BC AB
Date of Sale Jan-20 Aug-19 Jul-19 Nov-18 Dec-17
Sale Price $12,250,000 $3,175,000 $3,728,000 $1,300,000 $11,500,000
Rooms 219 82 78 41 153
Per Room Price $55,936 $38,720 $47,795 $31,707 $75,163
Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Financing Terms Market Market Market Market Market
Condition of Sale Market Market Market Market Market
Market Conditions Superior Superior Superior Superior Superior
Location Superior Similar Superior Similar Superior
Condition Similar Superior Similar Inferior Superior
Physical Characteristics Similar Similar Similar Similar Similar
Overall Comparability Superior Similar Superior Inferior Superior

(Price per Room)
Source: CBRE Hotels

various factors, including income level. In valuing the property through the Income Approach, the value of
the property was estimated to be $38,500 per room.

)
. . |
The sale prices reflect unit prices ranging from $31,707 to $75,163 per room. Sales were adjusted for {
|
The sales considered are summarized as follows:

¢ Sale No. 1 is the sale of the 219-room Travelodge Edmonton South, located in Edmonton,
AB, which transacted in January 2020 af the reported purchase price of $12.25 million or
$55,900 per room. The limited service hotel features an indoor pool, breakfast room, fitness
centre and a meeting room. There is a leased restaurant adjacent to the hotel. The property
was in fair condition at the fime of sale.

e Sale No. 2 is the sale of the 82-room Lakeview Inn & Suites, located in Fort Nelson, BC,
which sold in August 2019 for $3.175 million or $38,720 per room. The limited service
features a breakfast room, fitness centre, business centre and a meeting room. The hotel

was in good condition at the time of sale.
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e Sale No. 3 is the sale of the Travelodge Goldcap, located in Prince George, BC. The 76-
room hotel sold for a reported $3.7 million or $47,800 per room in July 2019. The hotel is
located in downtown Prince George and is within proximity of government offices, the Civic
Centre, and shops and services. The hotel features a breakfast room, a restaurant and
guest laundry facilities. The hotel was in fair condition at the same of the sale.

« Sale No. 4 is the November 2018 sale the 41-room Ramada Limited, located in Dawson
Creek, BC. The hotel sold for $1.3 million or $31,700 per room. The limited service hotel

is largely a rooms only operation. The asset was in fair condition at the time of sale.

¢ Sale No. 5 is the sale of the 153-room Quality Inn & Suites, located in Fort McMurray, AB,
which transacted in December 2017 for a reported $11.5 million or $75,200 per room,
The hotel was built in 1980 and was in good condition at the time of sale with some recent
renovations. The focused service hotel features a restaurant and bar, fitness centre, business
centre, indoor pool and extensive meefing space. The hotel is located in the Gregoire
neighbourhood of the city within a short drive of the airport and downtown.,

Conclusion

Investors in assets similar to the subject typically use sales comparables as a test of reasonableness to the
income approach value conclusion (i.e. is the value conclusion supported by the unadjusted range of
comparable sales). As shown in the Income Approach section, the value was estimated to be approximately
$38,500 per room. The indicated value for the subject hotel is within the range based on the comparable
data.

Based on our investigations, it is our opinion that the estimated market value using the Direct Comparison
Approach is in the range of $38,000 per room. Market value of the property is therefore calculated as
follows:

80 rooms x $38,000 per room
= $3,040,000 {rounded)
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RECONCILIATION OF VALUE

Our valuation for the subject property is as follows:

George Dawson Inn Yalue Conclusions

Valuation Mett Value (

Di

Value per Room

As Is Value Conclusion
Source: CBRE Hotels

The Income Approach is the primary method of valuation used by investors for income producing properties.
In this case, The Discounted Cash Flow Method, indicates a market value of $3,100,000. Reliance has been
placed on the Discounted Cash Flow method as it has the advantage of reflecting the forecasted income,
based on the expected changes in the property and/or competitive market dynamics. |

The Direct Comparison Approach is based on the best available market data and indicates a market value
of $3,040,000. This approach has been utilized as a test of reasonableness and to provide additional support
for the value indicated by the Income Approach.

As noted previously, the Cost Approach is not considered to be an appropriate indicator of value for income
producing properties of this nature and is rarely used by market participants. Accordingly, it has not been
used as part of this appraisal.

Based on the information contained within this appraisal, it is our professional opinion that the current market
value of the 100% Fee simple interest in the subject property, subject to the exiraordinary assumptions and
limiting conditions noted on page 6, as at May 1, 2020 is:

Three Million One Hundred Thousand Dollars
$3,100,000
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CERTIFICATION OF THE APPRAISAL

11705 8th St., Dawson Creek, British Columbia
We certify to the best of our knowledge and belief:

1.
2.

10.
11.
12.

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

The reported analyses, opinions, and conclusions are limited only by the reporfed assumptions and limiting
conditions and represents our personal, unbiased professional analyses, opinions, and conclusions.

We have no present or prospective interest in the property that is the subject of this report and have no personal
inferest or bias with respect to the parties involved.

Our compensation is not contingent upon the reporting of a predetermined value or direction in value that
favours the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the
occurrence of a subsequent event, such as the approval of a loan.

This appraisal assignment was not based upon a requested minimum valuation, a specific valuation or the
approval of a loan.

Our analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with
the Canadian Uniform Standards of Professional Appraisal Practice of The Appraisal Institute of Canada and
the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

Chris Marlyn and Kirstin Hallett have completed the requirements of the confinuing education program of the
Appraisal Institute.

No one has provided professional assistance to the persons signing this report.
Chris Marlyn and Kirstin Hallett have extensive experience in the appraisal of similar property types.
Chris Marlyn and Kirstin Hallett are currently certified in the Province where the subject is located.

Valuation and Advisory Services Group operates as an independent economic enfity within CBRE Limited.
Although other employees of CBRE Limited divisions may be contacted as a part of our routine market research
investigations, absolute client confidentiality and privacy are maintained ot all times with regard fo this
assignment without conflict of interest.

It is our professional opinion that the market value of the 100% Fee simple interest in the subject property,

subject to the extraordinary assumptions and limiting conditions noted on page 6, as at May 1, 2020 is:
$3,100,000.

Chris Marlyn, AACI, P.App, MRICS Kirstin Hallett, Candidate Member AIC
Senior Managing Director Director

Valuation & Advisory Services Valuation & Advisory Services

Phone: (403) 716-2349 Phone: (778) 372-1942

May 22, 2020
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TERMS OF REFERENCE

Property lIdentification

The subject, 11705 8th St., is located in Dawson Creek, British Columbia. The subject is legally described as
Lot 4, Plan PGP24114, Section 10, Township 78, Range 15, Meridian W6, Peace River Land District.

The subject is more fully described, legally and physically, within the enclosed report.

Purpose of the Appraisal

The appraisal estimates the current Market Value of the Fee simple interest in the subject property, subject to
the Critical Assumptions included herein, The report is a full narrative and has been prepared in accordance
with the standards set forth by the Appraisal Institute of Canada.

Intended Use and User of Report

The appraisal report has been requested by D. Manning & Associates Inc.. The appraisal report, including
the market value conclusion therein, will be used for receivership purposes.

Definition of Market Value

The Canadian Uniform Standards of Professional Appraisal Practice adopted by the Appraisal Institute of
Canada define market value as:

“The most probable price which a property should bring in a competitive and open market under all conditions
requisite fo a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price
is not affected by undue stimulus.”

Implicit in this definition is the consummation of a sale as of a specified date and the passing of fitle 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 own best interests;
o reasonable 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 ‘

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

W

The estimated value of the property includes the “fofal assets of the business”. Please see the definition under

"Going Concern”, later in this section.

Exposure Time

Exposure time is not infended fo be a prediction of a date of sale. Instead, it is an integral part of the opinion
analysis and is based on one or more of the following:

e  Statistical information about days on the market
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95




GEORGE DAWSON INN
MAY 1, 2020

¢ Information gathered through sales verification
¢ Inferviews with market participants

The reasonable exposure time is a function of price, time, and use. [t is not an isolated estimate of time

alone. Exposure time is different for various types of real estate and under various market conditions.

Exposure time is the estimated length of fime the property would have been offered prior to a hypothetical
market value sale on the effective date of opinion. It is a refrospective estimate based on an analysis of
recent past events, assuming a competitive and open market. It assumes not only adequate, sufficient, and
reasonable time but also adequate, sufficient, and reasonable marketing effort. Exposure and marketing

time is therefore interrelated with opinion conclusion of value.

Our valuation is predicated on a buyer and seller each acting prudently and knowledgeably, and assuming
the price is not affected by undue stimulus. The COVID-19 pandemic has resulted in logistical constraints on
properly transactions such as inability to travel for due diligence/tours and closing of municipal agencies for
closing/recording sale transactions. In addition, some buyers and sellers have paused or postponed
transacting amid the pandemic. As of the effective date of this appraisal, this has extended the reasonable
time period in which the subject could be brought to market and sold. In light of the COVID-19 pandemic
and prevailing market conditions, we would anticipate a longer marketing period relative to the exposure
period.

Based on the foregoing analysis, an exposure time of 9 fo 12 months is reasonable. CBRE Limited assumes
the subject would have been competitively priced and aggressively promoted.

Going Concern

The estimated value is based on the “total assets of the business” which includes enhancement of the value
of an operating business enterprise which is provided by the assemblance of land, building, labour, capital,
equipment, marketing, management, etc. The value estimated herein may include a certain amount of
goodwill or enterprise value, the amount of which is sometimes related to the expertise of management. For
purposes of this valuafion, it is assumed that the property will be under competent management,

Scope of Work

This is a full narrative and complies with the reporting requirements set forth under the Canadian Uniform
Standards of the Appraisal Institute of Canada. As such, all relevant material is provided in this report
including the discussion of appropriate data, reasoning, and analyses that were used in the appraisal process
to develop the appraiser’s opinion of value. Additional supporting documentation concerning the data,
reasoning, and analyses are retained in the appraiser’s file. The depth of discussion contained in this report
is specific to the needs of the client and for the intended use stated herein.

The following steps were completed by CBRE Hotels for this assignment:
o Inspected the subject property;

s Verified current land use and zoning regulations;

CBRE |Hotels

96




GEORGE DAWSON INN
MAY 1, 2020

¢ Reviewed the existing competitive accommodation market including an assessment of
facilities offered and proposed, published room rafes, proposed types and timing of
expansion, new development and renovations and market demand segmentation;

e Estimated future growth in supply of and demand for, hotel accommodation in the

competitive market areq;

e Prepared market penetration rates by market segment and average rate that may be
achieved by the subject propertly, based on the facilities and market orientation;

e Projected the share of demand and average rate penefration which can reasonably be
attracted by the subject hotel;

s Reviewed operating history of the property and current year forecast;
e Prepared an operating pro forma for the subject hotel;

e Considered the highest and best use of the property;

« Reviewed available market data on the hotel investment market;

s Reviewed the key investment characteristics of the hospifality market in general and the
subject property specifically;

e  Estimated market value through the Income and Direct Comparison Approach fo Value; and
& Prepared a full narrative appraisal report outlining our research, analysis and conclusions.
Limiting Conditions
Current market value as at May 1, 2020.
The hotel will continue to operate as an Independent property through the investment horizon.

Unless otherwise noted, we assume the property can be sold free and clear of any Management contracts in
place.

In preparing this valuation, we have relied on operating statements and other verbal and written information
provided to us by ownership/management and we assume these accurately reflect the operating performance
of the hotel.

A formal tifle search was beyond the scope of this assignment. Except as described herein, CBRE Limited has
no knowledge of any easements or encroachments. It is recommended that the client/reader obtain a
detailed title search outlining all easemenis and encroachments on the property, if any, prior to making a
business decision.

The projected operating results are based on competent and efficient management and presume no
significant change in the competifive position of the accommodation industry in the immediafe area except
as set forth in this report. The estimates are subject to uncertainty and variation and we do not represent
them as results that will be achieved. They have, however, been conscientiously prepared on the basis of

available information and our experience in the industry.
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Projected operating results herein are based on an evaluation of the present economy of the area, but do
not take into account or make provision for the effect of any sharp rise or decline in local, provincial, or
national economic conditions. To the extent that wages and other operating expenses may increase over the
economic life of the hotel, it is expected that room rates would be adjusted to compensate for the increases.

CBRE Limited assumes that the projected FF&E reserves will be sufficient to allow the hotel to maintain brand
standards going forward.

To our knowledge, there are no known covenanis, conditions and restrictions impacting the site, which are
considered to affect the marketability or highest and best use, other than zoning restrictions.

CBRE Limited, or the consultant{s) has not observed, yet is not qualified fo detect, the existence of potentially
hazardous material or underground storage tanks, which may be present on or near the site. It should also
be noted that the existence of hazardous materials or underground storage tanks might have an effect on
the value of the property.

CBRE Limited has not observed, yet is not qucliﬁed to detect, the existence of any potenfially hazardous
materials such as lead paint, asbestos, urea formaldehyde foam insulation, or other potentially hazardous
construction materials on or in the improvements. The existence of such substances may have an effect on
the value of the property. For the purpose of this assignment, we have specifically assumed that the subject
is not affected by any hazardous materials, which would cause a loss in value.

It should be noted that neither CBRE Limited nor the valuation consultant are qualified to determine the
structural integrity of the building. Finally, CBRE and the valuation consultant make no representations or
warranties as the condition or suitability of the electrical system, HVAC system or roof membrane.

Important Warning - Material Valuation Uncertainty from Novel Coronavirus

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organization as a
“Global Pandemic” on the 11th March 2020, is causing heightened uncertainty in both local and global
market conditions. Global financial markeis have seen steep declines since late February largely on the back
of the pandemic over concerns of trade disruptions and falling demand. Many countries globally have

implemented strict travel restrictions and a range of quarantine and “social distancing” measures.

Market activity is being impacted in most sectors. As at the valuation date, we consider that we can attach
less weight to previous market evidence for comparison purposes, to inform opinions of value. Indeed, the
current response to COVID-19 means that we are faced with an unprecedented set of circumstances on

which to base a judgement.

Our valuation(s) is / are therefore reported on the basis of ‘material valuation uncertainty’. Consequently,
less certainty — and a higher degree of caution — should be attached to our valuation than would normally
be the case. Values may change more rapidly and significantly than during standard market conditions.
Given the unknown future impact that COVID-19 might have on the real estate market, we recommend that
you keep the valuation of the subject under frequent review.

The uncertainty around COVID-19 is having a direct impact on the real estate market. The full scale of the
impact is currently unknown and will largely depend on both the scale and longevity of the pandemic. Our
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valuation is based on the information available to us at the date of valuation. Whilst we have taken all
reasonable steps to estimate the effect on the property, due fo the significant uncertainty in the property,
capital markets and the rapid unfolding of these events, it is difficult to quantify and assess the impact that
the pandemic has had on capital values for this fype of property. Caution is strongly advised when relying
on this valuation.,
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ASSUMPTIONS AND LIMITING CONDITIONS

1. CBRE Limited through its appraiser (collectively, “CBRE”) has inspected through reasonable observation
the subject property. However, itis not possible or reasonably practicable to personally inspect conditions
beneath the soil and the entire interior and exterior of the improvements on the subject property.
Therefore, no representation is made as to such matters.

2. The report, including its conclusions and any portion of such report (the “Report”), is as of the date set
forth in the letter of transmittal and based upon the information, market, economic, and property
conditions and projected levels of operation existing as of such date. The dollar amount of any conclusion
as to value in the Report is based upon the purchasing power of the Canadian Dollar on such date. The
Report is subject to change as a result of fluctuations in any of the foregoing. CBRE has no obligation to
revise the Report to reflect any such fluctuations or other events or conditions which occur subsequent to
such date.

3. Unless otherwise expressly noted in the Report, CBRE has assumed that:

4, Tifle to the subject property is clear and marketable and that there are no recorded or unrecorded matters
or exceptions to title that would adversely affect marketability or value. CBRE has not examined fitle
records (including without limitation liens, encumbrances, easements, deed restrictions, and other
conditions that may affect the title or use of the subject property) and makes no representations regarding
title or its limitations on the use of the subject property. Insurance against financial loss that may arise
out of defects in title should be sought from a qualified title insurance company.

5. Existing improvements on the subject property conform tfo applicable local, provincial, and national
federal building codes and ordinances, are structurally sound and seismically safe, and have been built
and repaired in a workmanlike manner according to standard practices; all building systems
(mechanical/electrical, HVAC, elevator, plumbing, efc.) are in good working order with no major
deferred maintenance or repair required; and the roof and exterior are in good condition and free from
intrusion by the elements. CBRE has not refained independent structural, mechanical, electrical, or civil
engineers in connection with this appraisal and, therefore, makes no representations relative fo the
condition of improvements. CBRE appraisers are not engineers and are not qualified to judge matters
of an engineering nature, and furthermore structural problems or building system problems may not be
visible. It is expressly assumed that any purchaser would, as a precondition to closing a sale, obtain a
satisfactory engineering report relative to the structural integrity of the property and the integrity of
building systems.

6. Any proposed improvements, on or off-site, as well as any alterations or repairs considered will be
completed in a workmanlike manner according to standard practices.

7. Hazardous materials are not present on the subject property. CBRE is not quadlified to detect such
substances. The presence of substances such as asbestos, urea formaldehyde foam insulation,
contaminated groundwater, mold, or other potentially hazardous materials may affect the value of the
property.

8. No mineral deposit or subsurface rights of value exist with respect to the subject property, whether gas,
liquid, or solid, and no air or development rights of value may be transferred. CBRE has not considered
any rights associated with extraction or exploration of any resources, unless otherwise expressly nofed in
the Report.

9. There are no contemplated public initiatives, governmental development controls, rent controls, or
changes in the present zoning ordinances or regulations governing use, density, or shape that would
significantly affect the value of the subject property.
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10. Al required licenses, certificates of occupancy, consents, or other legislative or administrative authority
from any local, provincial, nor national government or private entity or organization have been or can
be readily obtained or renewed for any use on which the Report is based.

11. The subject property is managed and operated in a prudent and competent manner, neither inefficiently
or super-efficiently,

12. The subject property and its use, management, and operation are in full compliance with all applicable
federal, provincial, and local regulations, laws, and restrictions, including without limitation
environmental laws, seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside
ordinances, density, allowable uses, building codes, permits, and licenses.

13. The subject property is in full compliance with the Disabilities Act of the province. CBRE is not qualified
o assess the subject property’s compliance with the Province’s Disabilities Act, notwithstanding any
discussion of possible readily achievable barrier removal construction items in the Report.

14. All information regarding the areas and dimensions of the subject property furnished to CBRE are correct,
and no encroachments exist. CBRE has neither undertaken any survey of the boundaries of the subject
property nor reviewed or confirmed the accuracy of any legal description of the subject property.

15. Unless otherwise expressly noted in the Report, no issues regarding the foregoing were brought to CBRE's
attention, and CBRE has no knowledge of any such facis affecting the subject property. If any information
inconsistent with any of the foregoing assumptions is discovered, such information could have «
substantial negative impact on the Report. Accordingly, if any such information is subsequenily made
known to CBRE, CBRE reserves the right to amend the Report, which may include the conclusions of the
Report. CBRE assumes no responsibility for any conditions regarding the foregoing, or for any expertise
or knowledge required fo discover them. Any user of the Report is urged to refain an expert in the
applicable field(s) for information regarding such conditions.

16. CBRE has assumed that all documents, data and information furnished by or behalf of the client, property
owner, or owner’s representative are accurate and correct, unless otherwise expressly noted in the Report.
Such data and information include, without limitation, numerical street addresses, lot and block numbers, |
Assessor’s Parcel Numbers, land dimensions, square footage area of the land, dimensions of the |
improvements, gross building areas, net rentable areas, usable areas, unit count, room count, rent |
schedules, income data, historical operatfing expenses, budgets, and related data. Any error in any of
the above could have a substantial impact on the Report. Accordingly, if any such errors are subsequently
made known to CBRE, CBRE reserves the right to amend the Report, which may include the conclusions
of the Report. The client and intended user should carefully review all assumptions, data, relevant
caleulations, and conclusions of the Report and should immediately notify CBRE of any questions or
errors within 30 days after the date of delivery of the Report. |

17. CBRE assumes no responsibility (including any obligation to procure the same) for any documents, data
or information not provided to CBRE, including without limitation any termite inspection, survey or
occupancy permit.

18. All furnishings, equipment and business operations have been disregarded with only real property being
considered in the Report, except as otherwise expressly stated and typically considered part of real
property.

19. Any cash flows included in the analysis are forecasts of estimated future operating characteristics based
upon the information and assumptions contained within the Report. Any projections of income, expenses
and economic condifions utilized in the Report, including such cash flows, should be considered as only
estimates of the expectations of future income and expenses as of the date of the Report and not
predictions of the future. Actual results are affected by a number of factors outside the control of CBRE,
including without limitation fluctuating economic, market, and property conditions. Actual results may
ultimately differ from these projections, and CBRE does not warrant any such projections.
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20. The Report contains professional opinions and is expressly not infended to serve as any warranty,

21.

22.

23.

24.
25,

26.

27.
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assurance or guarantee of any particular value of the subject property. Other appraisers may reach
different conclusions as to the value of the subject property. Furthermore, market value is highly related
fo exposure fime, promotion effort, ferms, motivation, and conclusions surrounding the offering of the
subject property. The Report is for the sole purpose of providing the intended user with CBRE’s
independent professional opinion of the value of the subject property as of the date of the Report.
Accordingly, CBRE shall not be liable for any losses that arise from any investment or lending decisions
based upon the Report that the client, intended user, or any buyer, seller, investor, or lending institution
may undertake related to the subject property, and CBRE has not been compensated to assume any of
these risks. Nothing contained in the Report shall be construed as any direct or indirect recommendation
of CBRE to buy, sell, hold, or finance the subject property.

No opinion is expressed on matters which may require legal expertise or specialized investigation or
knowledge beyond that customarily employed by real estate appraisers. Any user of the Report is advised
to retain experts in areas that fall outside the scope of the real estate appraisal profession for such
matters.

CBRE assumes no responsibility for any costs or consequences arising due to the need, or the lack of
need, for flood hazard insurance.

Acceptance or use of the Report constitutes full acceptance of these Assumptions and Limiting Conditions
and any special assumptions set forth in the Report. 1t is the responsibility of the user of the Report fo
read in full, comprehend and thus become aware of all such assumptions and limiting conditions. CBRE
assumes no responsibility for any situafion arising out of the user’s failure to become familiar with and
understand the same.

The Report applies to the property as a whole only, and any pro ration or division of the fitle info fractional
inferests will invalidate such conclusions, unless the Report expressly assumes such pro ration or division
of interests.

The allocations of the fotal value estimate in the Report between land and improvements apply only fo
the existing use of the subject property. The allocations of values for each of the land and improvements
are not intended to be used with any other property or appraisal and are not valid for any such use..

The report has been prepared at the request of the client, and for the exclusive {and confidential} use of
the client. The report may not be duplicated in whole or in part without the specific written consent of
CBRE nor may this report or copies hereof be disclosed to third parties without said written consent, which
consent CBRE reserves the right to deny. If consent is given, it will be on condition that CBRE will be
provided with an Indemnification Agreement and/or Non-Reliance lefter, in a form and content
satisfactory to CBRE, by a party safisfactory to CBRE. Exempt from this restriction is duplication for the
internal use of the client-addressee and/or transmission to attorneys, accountants, or advisors of the
client-addressee. Also exempt from this restriction is transmission of the report to any court,
governmental authority, or regulatory agency having jurisdiction over the party/partfies for whom this
appraisal was prepared, provided that this report and/or its contents shall not be published, in whole or
in part, in any public document without the express written consent of CBRE which consent CBRE reserves
the right to deny. Finally, this report shall not be advertised to the public or otherwise used to induce a
third party to purchase the property or to make a “sale” or “offer for sale” of any “security”. Any third
party which may possess this report is advised that they should rely on their own independently secured
advice for any decision in connection with this property. CBRE shall have no accountability or
responsibility to any third party.

Any value estimate provided in the report applies to the enfire property, and any pro ration or division
of the title into fractional interests will invalidate the value estimate, unless such pro ration or division of
inferests has been set forth in the report.
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The distribution of the total valuation in this report between land and improvements applies only under
the existing program of utilization. Component values for land and/or buildings are not intended to be
used in conjuncfion with any other property or appraisal and are invalid if so used.

The maps, plais, sketches, graphs, photographs and exhibits included in this report are for illustration
purposes only and are to be utilized only to assist in visualizing matters discussed within this report.
Except as specifically stated, data relative fo size or area of the subject and comparable properties has
been obtained from sources deemed accurate and reliable. None of the exhibits are to be removed,
reproduced, or used apart from this report,

No opinion is intended to be expressed on matters which may require legal expertise or specialized
investigation or knowledge beyond that customarily employed by real estate appraisers. Values and
opinions expressed presume that environmental and other governmental restrictions/conditions by
applicable agencies have been met, including but not limited to seismic hazards, flight patterns, decibel
levels/noise envelopes, fire hazards, hillside ordinances, density, allowable uses, building codes, permits,
licenses, etc. No survey, engineering study or architectural analysis has been made known to CBRE
unless otherwise stated within the body of this report. If the Consultant has not been supplied with a
termite inspection, survey or occupancy permit, no responsibility or representation is assumed or made
for any costs associated with obtaining same or for any deficiencies discovered before or after they are
obtained. No representation or warranty is made concerning obtaining these items. CBRE assumes no
responsibility for any costs or consequences arising due to the need, or the lack of need, for flood hazard
insurance.

Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions
and special assumptions set forth in this report. It is the responsibility of the Client, or client’s designees,
to read in full, comprehend and thus become aware of the aforementioned contingencies and limiting
conditions. Neither the Appraiser nor CBRE assumes responsibility for any situation arising out of the
Client's failure to become familiar with and understand the same. The Client is advised to retain experts
in areas that fall outside the scope of the real estate appraisal/consulting profession if so desired.

CBRE assumes that the subject property analyzed herein will be under prudent and competent
management and ownership; neither inefficient nor super-efficient.

It is assumed that there is full compliance with all applicable federal, provincial, and local environmental
regulations and laws unless noncompliance is stated, defined and considered in the appraisal report.

No survey of the boundaries of the property was undertaken. All areas and dimensions furnished are
presumed fo be correct. It is further assumed that no encroachments fo the realty exist.

The property has been valued on the basis that the property complies in all material respects with any
restrictive covenants affecting the property and has been built and is occupied and is being operated, in
all material respects, in full compliance with all requirements of law, including all zoning, land use
classification, building, planning, fire and health by-laws, rules, regulations, orders and codes of all
federal, provincial, regional and municipal governmental authorities having jurisdiction with respect
thereto. There may be work orders or other notices of violation of law outstanding with respect to the
real estate as described in the report. However, such circumstances have not been accounted for in the
appraisal process.

No inquiries have been placed with the fire department, the building inspector, the health department
or any other government regulatory agency, unless such investigations are expressly represented to have
been made in the report. The subject property must comply with such regulations and, if it does not
comply, its non-compliance may affect the market value of the property. To be certain of such
compliance, further investigations may be necessary.

Because market conditions, including economic, social and political factors, change rapidly and, on
occasion, without notice or warning, the estimate of value expressed herein, as of the effective date of
this appraisal, cannot be relied upon as of any other date without subsequent advice of CBRE.
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38. Client shall indemnify and hold CBRE fully harmless against any loss, damages, claims, or expenses of
any kind whatsoever (including costs and reasonable attorneys’ fees), sustained or incurred by a third
party as a result of the negligence or intentional acts or omissions of Client, and for which recovery is
sought against CBRE by that third party.
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Sale Detoils

Type: Limited Service Hotet

Locadion: 1320 458h Avenus NW
Edmonton, Alberta

Date: January 2020

Vandor: Sandpiper Group

Purchaser: Ahluwalia Hozpitality Inc.

Sole Price: $12,250,000

GEORGE DAWSON INN
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 Physieol Deder.

Gross Floor Avea
No, &f Rooms

219

o Beeukkast room,
¢ Guedt laundry.

o Indovr awimming pool

o Fitness cenlie

& Bosiness cerdre

o - Mesling reem —20ppl

o Leased, free standing resfaurant

Amenities

Ciperating Resulls

fnvestment Parameters

Qeceupancy Confidantial Frice per Room 555,936
ADR Confidential Estmated NOI N/A
RevPAR Confidential Ovaroll Rate

vvvvvv farket Location

Edmonton South was affected by the sconemic downturn
20152017 due fo the dropin il prices and subdued snergy
sector activity,

Substantial volume of new supply in the morketin recent years
prior to the tramaction taking place in both the Ellarsiie Road
araa and Nisku/Ledue near 1o the Edmenton Infernational
Airport,

-

«

» The Hotel iz well located belwsen Calgary Trall and quewaz
Boulevard, the primary porth-south rautas flrough the ety o

Edmonton.

Lovated near fo major tratzportation rautes and within

approximately 8 kilomelres of downtown Edrmonton and 20

kilometras of the Edmanton Internationed Airport,

-

Physical

Income

+ Bulltin 1978

+ 3 storeys

+ 290 surface parking stolls

» Fair condition at the ime of sals,

Other

General Comment

Zoning: CHY - Highway Corridor Zone
Legal: Lot 1, Block 28, Plan 7620205
Site: 3.8 aeres

The hotet sold previously in Moy 2019 for a reported price of $12.5 million,
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Sale Details

Typo: Limited Service Hotel
Locations 4507 50th Avenue §

Fort Nalzon, Britich Columbiv
Date: August 2019
Vendor: Lokeview Hotels
Purchases: First Canadion Maragement Corp
Sale Price: $3,175,000

rhysical Dty

Grass Floor Arveg 47,138 58 Amenities  © Breoidast room
: » Finess conire
No. of Rooms 82 o Butiness centis

n Meeling room 525, ol
o Guest laundry faeditiog

o Bperdting Results Anvestent Parameters

Cecupainey Confidential Price par Room 538,720

ADR Confidentinl Estmated NOI N/A
RavPAR Confidential Qveroll Rute 7.00%
Murket Lotation )
+ Sraoll sccommadation market in Fort Melson with few branded + The hotel is centrolly located in fown along the Alagka Highwoy and
propariies adiccent fo the commercial services of the cily.

+ Market performance fied fo resource sector and major
projectsfactivity in the reglon.

» Murket sccupancy below 50% on an annual besls ot on ADR
fass then 8100,

Fhysical {ncome

+ Built in 2006
« Hotal wos in good condition at the Hime of sale

Other » General Comment

Fae Simple

Site Areon 1,14 acras

Legak Lot 1, Plan BCP24022, District Lot 1597, Peace
River Land District
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Sale Dotulls

Typos Liraited Service Haotel
Location: 1458 7th Avenue
Prince George, British Columbia
Deta: July 2019
Vendar Goldeap Motar Inn Lid.

Purchaser; Mundi 7th Avenue Enterprises Inc,

GEORGE DAWSON NN
MAY 1, 2020

Sule Price: $3,728,000
Phyaical Duty,
Gross Floor Aret Approx, 42,126 $F Amnenities o Breakfast room:
o - Restaurant )
No. of Rooms 78 - Guest loundry facilities:

Onerating Results

{rwastment Faramefers

Occupancy Confidential Price per Room $47,795
ADR Confidenticl Estmatad NO! N/A
RowPAR Confidenticd Ovorall Rete N/A
Maorket Lozaiion

+ Gaod investor inferest in Peince George,

« The Prince George accommodation market finished 2018 at
65.8% oecupancy af an ADR of $122.89, which represents a
1% decdine from 2017 resulls.

+ Prior to the transaclion, accommodation supply incrensed year
over yeor with the introduction of new hotels fo the marksl,

* «

the hotel is lacoted centeally vithin the downlown care of the cily.
Nearby amenities and services include the Civic Cenire, government
offives and restaurants and shops.

Physical

income

« Builtin 1974
»  Hofel was in fair condition at the time of sule.

fee Simple

Gensral Commend
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Sale Delails

Type: Limited Service Hotel
Location: 1748 Alaska Avenue
Dawson Creek, British Columbla
Date: MNovember 2018
Vendor: Hotel Visia Enierprises Lid,

Purchasas: 0868113 BC Lid.

Sale Price:

$1.300.,000

Physicul Duta

GEORGE DAWSON INN
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Gross Floor Araty
No, of Rooms

Approx. 1 6,878 5F

41

Amavities v Breakfost yoomi

Operating Resulls

investment Poramelors

Qeeupuncy Confidential Prive per Room $31,707
ADR Confidentiol Esteunted NOL N7A
RavPAR Confidential Overali Rofe N/A
Merket Location

Limited jnvestor inferest in Dawson Creek market,

The Dawson Creek ascommodation market finished 2017 at
83% occupancy at on ADR of 8129, which was ifs best
perfarmante in five years due drilling activity and major
construction projeds in the regien. Typically markel eccupancy
is 0% or balow.

* No new accommodationsupply.

-

The holat is tecated dlang Highway 97 of the northwest end ofthe

city. X )
Larated within proximity of shops, restaveants and services and near
to the Dawson Creek Golf & Country Club.

Physienl

lncame

« Byt in 1979
+ Hotel was in fuir condiiion of the time of sole.

Fee Simple

_General Comment

* * Praperly dropped Ranioda brand post-feansaction.
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Sale Detoils

Type: Focused Service Hotel
Locttion: 424 Gregoirs Drive, Fort McMurray, AB
Dles December 2017
Vendor; Silves Hotel Group
Purchaser Constal Prime
Sale Price: $11,500,000
{Reported)

GEORGE

DAWSON INN
MAY 1, 2020

Phiysicdl Dot

153
82,548 5F

No. of Reoms
Building GFA

Indoor pool
Fitnusy- Centre
Restaurant

Amenities

L0
w

e L .
11,900 SF of pesting Spuce
Businesz tenire

L

Operating Results (20146)

Investiment Paramslers

Cecupancy Confidential Price per Room 75,163
ADR Confidential Troiling 12 NOI e
RevPAR Canfidentinl Cerall Rute &.40%
Market _Location

¢ The hatel indushry io Alberta hod been negatively
impocted by low olf prices since 2014 arnd the Fort
ethray expetienced significant declines in
performancs prios to the fransaction taking ploce,

o Refotively moderate volume of new supply enfeved the:
mtirket over the 207 12016 perivd.

o The-biokd is focated in the Cimgoiro anighbouboad of the seuth sod of
ihe City, appraximately 10 ilonigies from e Fort Meburay
iatraotionot. Arpos. .

4 The propartyis localed in the vicinity of varioud services and fod
service aulefs and is wiilin 6 Sk drive of the downlawn core,

Physizal

o Bullt in 1980
o 459 Acres

Othar

o Ca. Highway Commarcivl
¢ Plan 7823325, Block 2, Lot 13

CBRE|Hotels

CBRE | Hotels

110
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This is Exhibit “C” referred to in the Affidavit
of William Choo sworn before me at Vancouver,
BC, this 8th day of April, 2021.

Al

A Commissioner for taking Affidavits within
British Columbia
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MEMORANDUM ~ GEORGE DAWSON INN — MARKETING REPORT

TO: Williom Choo and Alex Ng, D. Manning & Associates Inc., in its
capacity as court appointed receiver and manager of the Assets,
Undertakings and Properties of 356746 Holdings Inc. dba “George
Dawson Inn” and not in its personal capacity (the “Receiver")

FROM: Greg Kwong - CBRE Limited | CBRE Hotels

DATE: March 25, 2021

CBRE Hotels is pleased to provide our Comprehensive Marketing Update for the George
Dawson Inn (the “Hotel") for the entire marketing period which commenced on August
11, 2020.

The listing agreement was fully executed on August 11, 2020 and subsequently extended
on February 10, 2021 for a further six months. To begin the sales process in August, CBRE
collated information and prepared property flyers (copy attached), a confidential
information memorandum, web-marketing email campaign, populated an online data
room and prepared transaction documents such as the Letter of Intent (LOI) and the
Agreement of Purchase and Sale (APS). The first email blast went out the last week of
August to over 600 qualified potential investors.

September 2020

¢ Email campaign was launched. Information page was sent out to over 600
quadlified hotel investors (locally, nationally and internationally).

¢ Follow up phone call and email discussions were held over the subsequent three
weeks with another follow up email campaign launched in late September.

e Marketing summary provided to D. Manning & Associates Inc. at the end of the
month.

October 2020

e Follow up phone call and email discussions continued to be held. The initial
campaign resulted in seven (7) potential investors who signhed the Confidentiality
Agreement (CA) and were granted access to the online data room.

¢ One potential investor (Holloway Lodging) submitted a LO! at $1,200,000 and was
presented to the Receiver. Offer was subsequently rejected by the various
stakeholders and no counter-offer was returned. Holloway verbally increased their
offer to $1,500,000 but that foo was rejected.
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Ramada Franchise offered to do a Property Improvement Plan (PIP) to convert to
a Ramada Hotel and Suites.

Marketing summary provided to D. Manning & Associates Inc. at the end of the
month.

November 2020

Follow up phone and email campaign were continued.

Nine potential investors are now in the data room going through the financial
information. Three of these investors subsequently drop off as the hotel did not
meet their investment parameters.

One investor tours the hotel.

Marketing Ad is placed in Western Investor magazine which results in some phone
enquiries but no signed CAs.

Marketing summary provided to D. Manning & Associates Inc. at the end of the
month.

December 2020

Ten potential investors have now signed the CA and received access to the data
room. Five investors passed on the investment with another five sfill in the data
room,

Follow up phone and email campaign were continued.

Feedback from most investors was that the hotel needed over $1,000,000 of
renovations.

Some investors have approached various banks for financing. Nothing was
available at acceptable levels.

No property tours were held mostly due to inclement weather and Covid-19
protocols.

Marketing summary provided to D. Manning & Associates Inc. at the end of the
month.

January 2021

Property tour scheduled and cancelled by Mario Laudisio (ML}.

Another email campaign was sent out and more direct canvassing was
conducted.

Thirteen investors have now entered the data room with seven going through
continued due diligence.
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Wyndham Corporation submits a proposal to brand the hotel a Ramada Limited.
Renovations would be required.

Marketing summary provided to D. Manning & Associates Inc. at the end of the
month.

February 2021

LOI submitted by ML on February 1, 2021 at $2,750,000 subject to a 45-day
conditional period with a $100,000 deposit.

This LOI was rejected and was countered at $3,300,000 (45-day conditional period
and $500,000 deposit) by the Receiver on February 12, 2021. This counteroffer was
accepted on February 15, 2021 by ML.

ML tours the property on February 22-23 and after a week requests a reduced
price of $2,250,000 on February 27, 2021. This price is based on a review of the
projected renovations that are required to bring the hotel up to competitive
standards. Hotel management is in agreement with the renovations required.

This counter offered price is not acceptable to the Receiver and the initial deposit
is returned to ML.

Discussions with other potential investors continue as well as another email
marketing blast is issued. This initiative results in a few phone inquiries but no more
registrations in the data room.

Marketing summary provided to D. Manning & Associates Inc. at the end of the
month.

March 2021

Data room now has fourteen (14) investors having viewed the data room. Seven
are still actively viewing the data room but three are expressing real interest.
Property tours are conducted with Mr. Akanshu Popli (private investor), Patty Guo
(representative for Max Explore Development Inc. (Max Explore)).

Subsequent negotiations with ML as well as discussions with other potential
investors are conducted and on March 11, 2021 ML requests a revised price of
$2,750,000, unconditional and a deposit of $1,000,000.

This offer is countered by the Receiver with a full Agreement of Purchase and Sale
at $3,000,000 on March 16, 2021. This offer is countered by ML at $2,800,000
unconditional with a $1,000,000 deposit.

On March 17, 2021, Max Explore submits a LOI at $2,480,000, unconditional with a
$500,000 deposit.

The full Agreement of Purchase and Sale with ML at $2,800,000 is accepted by the
Receiver on Wednesday March 17, 2021. The deposit of $1,000,000 is due and
payable on Wednesday March 24, 2021.
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e Max Explore submitted a Letter of Intent on March 18, 2021 at $2,880,000,
unconditional with a $500,000 deposit.

¢ The deposit of $1,000,000 from ML is received in full by Owen Bird Law Corporation
on March 24th, 2021.

s Receiver sends a full Agreement of Purchase and Sale document to CBRE Limited
to be forwarded to Max Explore on March 25, 2021 and CBRE informs them of the
Competitive Bid Process and the Court Hearing to be determined.

e CBRE continues to market the property to encourage more offers to present for
the Competitive Bid Process.

Hotel Investment Market Update

The Western Canada Hotel investment market has been subdued over the course of the
listing period for the George Dawson Inn.  The Covid-19 pandemic has severely
impacted the lodging business with hotel operational results seeing the most dramatic
decrease over the past year (see attached CBRE Hotel Market Update). This downturn
has resulted in a severe restriction in available hotel financing in any form. Hotel lenders
are working with their existing customers to refinance, blend and extend, defer and/or
whatever they can do to help with delinquent payments.

Only a handful of comparable hotels traded since August 2020 and they are summarized
below:

HOTEL NAME LOCATION # OF PRICE PRICE/DOOR
ROOMS
Cactus Tree Inn Oliver BC 32 $1,534,500 $48,000
Kootenay Country Inn Cranbrook BC 37 $1,100,000 $29,700
Ramada by Wyndham | Sherwood Park AB 63 $2,175,000 $34,500
Super 8 by Wyndham Edmonton AB 103 $5,075,000 $49,300
Hampton Inn by Hilton St. Paul 78 $3,000,000 (no $38,460
fransfer of fitle
yet)

We will now be proceeding with the notification to potential buyers of the competitive
bid process. In addition, we will continue to market the property to prospective investors
so that a fulsome set of investors submit their intentions prior to the Competitive Bid
deadline date and the Court Hearing date.
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Schedules attached:
e CBRE market report
e Investment flyer

CBRE Hotels

1Y

Greg Kwong
Regional Managing Director
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GEORGE DAWSON INN
11705 8TH ST | DAWSON CREEK, BC

13 %

INVESTMENT OPPORTUNITY

CBRE Hotels (“CBRE”) has been retained as the exclusive advisor
and agent to D. Manning & Associates Inc. as Receiver and Manager
of the assets, underfaking and property of 356746 Holdings Inc.
g’fhe “Vendor”) in its sale of the George Dawson inn (the “Hotel” or
"Property”) in Dawson Creek, BC.

Dawson Creek is located on the eastern edge of the Peace Region
in Northern British Columbia, Canada. Dawson Creek has a diverse
economy relying on agriculture, oil and gas, forestry, and tourism.
Major economic projects in the area have created a stable environment
for businesses and entrepreneurs alike. The Coastal link pipeline starts
in Dawson Creek and will supply 2 billion cubic feet of natural gas
per day to the LING Canada plant { the largest private investment ever
made in Canada) once the project is completed. The contract is for
35 years and they estimate it will spend up to 5 Billion dollars per year
upstream to fulfill the contract.

AHeringe...
Natiire Park

Korthérm Ligl
awson CreekiCagfius..

L

Gangs Rt

530 8 Ave SW Suite 500
Calgary, AB T2P 358

The George Dawson Inn has excellent visibility and access from Highway
#2 on the hotel strip in Dawson Creek. Highway #2 leads to Grande
Prairie (Southeast) and is the major thoroughfare that divides the city.
The hotel is only a few minutes drive to Dawson Creek Regional Airport
and is surrounded by a variety of major retailers.

The Hotel has been consistently maintained and features 80 guest
rooms, a 110-seat gastro pub and 136-seat restaurant, approximately

4,686 square feet of meeting space {which can accommodate up fo
350 people) and a vacant retail space formerly used as a liquor store.

PROPERTY OVERVIEW
INTEREST CONVEYED ~ Fee Simple

GUEST ROOMS 80
YEAR OPENED/

RENOVATED 1979/2012
SITE SIZE 2.9 aeres

136-seat dining room George Dawson Inn
Restaurant
110-seat bar Georgia's

Approx. 4,686 sq. fi.

FOOD & BEVERAGE

FUNCTION SPACE

OTHER AMENITIES Business centre, fitness centre, honeymoon suite
PARKING 131 guest parking spaces

BRAND Unbranded

gy ety o oy

UNION Non unionized

|
1
|
\
i
|




QEORGF DAWSON INN

GUEST ROOM

INVESTMENT HIGHLIGHTS

»  Approximately 2,458 SF of space previously occupied by a liquor store
sits vacant at one end of the building and will need an dlternate use
as our understanding is the liquor sfore license was sold in November
2019. In the fiscal years ended July 2017 and 2018, this represented
departmental profit (before wages and benefits) of approximately
$191,000 and $120,000, respectively. One possible use for the space
could be to expand the lounge, restaurant and/or meeting space fo
better accommodate social distancing requirements in the short-term.

» The Hotel is the only unbranded property within its primary competitive
set, and its topline performance is significantly below market. While a
brand will require a property improvement plan fo bring the Property
to brand standards, there would be opporiunity to tap into a stronger
distribution and sales network and grow topline performance. While
the Hotel does not participate in STR reporting, we are able to compare
aggregate market trends available through CBRE Hotels Valuation &

Dawson Creek Competitive Market Topline Trending - Calendar Year (1)

YTD March
2016 2017 2018 2019 2019 2020
s Ui SR S D s

Note: (1) The Competitive Market includes the Super 8 Motel, Stonebridge Hotel, Pomeroy lnn & Suites,
Days inn, Comfort Inn, Holiday Inn Express, Travelodge Dawson and the subject hotel.
Source: CBRE Hotels

To receive additional information, including the Confidential Information Memorandum and access
to the data room, please execute the Confidentiality Agreement and return by email. We would be

Advisory. For comparison, the Hotel’s ADR has fluctuated in the low
to high $90 range, while the market ADR grew from $120 in 2016
to the mid-$130 range in the past two years. Further, with reduced
demand levels anticipated in the near term, this is an excellent time
to reposition/renovate a property so it's ready when demand returns.

» The receivership proceedings will allow for structural changes fo the
operations and facilitate potential costs savings for a new owner going
forward such as the approximate $130,000 in annual equipment
lease costs. While we understand non-operating owner costs were
normalized, it is possible additional savings could be redlized such as
reduced interest charges and more efficient staffing levels.

» At 2.9 acres, the site has potential for redevelopment (subject to local
zoning laws) for a new owner fo consider other complementary uses
in the future.

George Dawson Inn Topline Trending - Calendar Year

YTD June 11, 2020

2018 2019 2019 2020
o $53.9% 62.9% 52.9% N/A 35.0%
ceupancy 16.7% -15.9%
ADR . $97.66  $9275  $9722  N/A . $90.34
AR Lo B 0% . 48% ‘ o
$58.34 $51.43 N/A $31.62
RevPAR $52.64 10.8% -11.8%

Source: 356746 Holdings inc. dba George Dawson Inn

awson Creek Realty
T 250784 7090

tommoran(@shaw.com

Re/Max T 403 750 0514

greg.kwong(@chbre.com

pleased to arrange a tour of the Hotel and address any inquiries regarding the sale.

This disclaimer shall apptyto CBRE Limired, Real Estate Brokerage, end to ofl other divisions of the Cosporation; to include elf emplﬂ(ees and independent controctots ("(BRE"g. The information set out hetein,

induding, without limitation, any projecions, imeges, epinions, assumptions and estimates obtained from thiid paifies {the “Infoimetion”) has nat heen verified by CBR
vioriont 0f guarontes the accuracy, correctness and completeness of the information. CBRE does nof accept of assume any tesponsibility or liobility, direct o consequential, for the Information o the Tecipieny’s
sefiance upon the Infarmation. The recigient of the Information shauld fake such stegs os the re(irient moy deem necessauy to verify the Information prior to placing eny reliance upon the Informotion. The

he morket of ony time without natice o obligotion to the secipient from CBRE. CBRE ond the CBRE logo ore

nformation may change end any property described in the |nformation may be withdrawn from §

* Broker

CBRE Limited, Real Estate Brokerage

CBRE

and (BRE does nof represent,

the service murks of CBRE Limited and/or its afffiated of related companies in ather countries. Al other marks displayed an this document are the propety af their respective owners. Alt Rights Reserved.




To:

CONFIDENTIALITY AGREEMENT

123

D. Manning & Associates Inc., in its capacity as Receiver and Manager (the “Receiver”) of 356746 Holdings Inc. dba George Dawson Inn

and not in its personal or corporate capacity

¢/o CBRE Limited (“CBRE”}) To the Attention of:  Greg Kwong greg.kwong@cbre.com

Re:

530 8 Ave SW Suite 500
Calgary, AB T2P 358

George Dawson Inn (the “Property”):

The undersigned (the “Recipient”) hereby acknowledges and agrees as follows:

1. CBRE agrees to provide the Recipient with information pertaining to the Property, including but not limited to, an Information Memorandum and
information provided directly, verbally or written, or within a Data Room, which collectively constitutes confidential information proprietary to
the Receiver (the "Confidential Information").

2. The Recipient shall not directly or indirectly disclose the Confidential Information or that any discussions are taking place, to any person, firm,
corporation, partnership, association or other entity, except as hereinafter provided or otherwise required by law, and shall protect such
Confidential Information from disclosure by exercising a standard of care sufficient to preserve its confidential nature.

3. The Recipient shall be permitted to disclose the Confidential Information to consultants, directors, officers, employees and agents of the Recipient
as needed for the evaluation thereof provided that each are notified of the obligations contained herein and the Recipient remains fully
responsible to CBRE and the Receiver for any breach of this Confidentiality.

4, The Recipient’s right to receive information hereunder may be terminated by CBRE or the Receiver at any time upon written notice to the
Recipient whereupon the Recipient shall remit and surrender to CBRE or destroy, without any cost to CBRE or the Receiver, the Confidential
Information, and all notes and writings in respect thereof, which the Recipient, its consultants, directors, officers, employees and agents may
have in their possession at that time.

5. The obligations imposed on the Recipient shall not apply to any information which is in the public domain or which is received by the Recipient
in good faith from a third party which did not acquire such information directly or indirectly from CBRE or which has an independent right to such
information.

6. The Recipient acknowledges that CBRE and the Receiver make no representations or warranties, expressed or implied, as to the accuracy,
completeness or otherwise of the Confidential Information and that CBRE and the Receiver shall have no liability resulting from the use of such
Confidential Information.

7. The Recipient hereby agrees to indemnify CBRE and the Receiver against any damages, liability or expense (including legal fees and
disbursements) caused to CBRE or the Receiver, and arising from any breach by the Recipient of its obligations under the terms of this Agreement.

8. The Recipient acknowledges and agrees that it has had the opportunity to obtain independent legal advice as to the terms and conditions of this
agreement and has either received same or expressly waived its right to do so.

9, This Agreement shall be governed by and construed in accordance with the laws of the Province of British Columbia.

10. This Agreement shall not be assigned without the prior written consent of the parties hereto.

11. If any provision of this Agreement shall be held invalid or unenforceable, such validity or unenforceability shall attach only to such provision and
shall not in any manner affect or render invalid or unenforceable such provision in any other jurisdiction or any other provision of this Agreement
in any jurisdiction. ‘

12. This Agreement shall ensure to the benefit of and be binding upon the parties hereto and their respective heirs, executors, administrators, legal
personal representatives, successors and permitted assigns.

13. The Recipient hereby acknowledges that the Property was not introduced by any other registered real estate agent or intermediary and agrees
to work directly with CBRE.

Dated at , this day of , 2020.

(Recipient Signature) (Witness)

Name Company

Address Telephone/Fax /

Email
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TRENDS

N THE CANADIAN HOTEL iNDUSTRY

REPORT OF ROOMS OPERATIONS
BY LOCATION

MONTH OF DECEMBER 2020*

Occupancy Percentage Average Daily Rate Revenue Per Available Room
H **Point
Location 2020 2019 Change 2019 Variance | 2020 2019 Variance
ATLANTIC CA / l:3 ‘ 0.6 ~21.0%| $1651 47 - 65.3%
NEWFOUNDLAND 19.8% 38.2% -18.4 $96.72 $115.03 -15.9% $19.14 $43.89  -56.4%
St. John's 18.9% 39.1% -20.2 $93.42 $114.25 -18.2%) $17.62 $44.65 -60.5%]
PRINCE EDWARD ISLAND 17.2%  27.7% -10.4 $77.05 $110.89 -30.5% $13.29 $30.67 -56.7%
I
NOVA SCOTIA 18.4% 42.8% -24.4 $93.41 $122.66  -23.8% $17.15 $52.48 -67.3%
Halifax/Dartmouth 15.3% 44.7% -29.5 $91.82 $127.09 -27.8%j $14.01 $56.86 -75.4%
Other Nova Scotia 26.5% 38.3% -11.8 $95.80 $110.82 -13.5% $25.40 $42.44 -40.2%|
NEW BRUNSWICK 15.1% 38.1% -22.9 $97.10 $116.10  -16.4% $14.70 $44.20 -66.7%
Moncton 12.8% 41.5% -28.7 $96.79 $120.20 -19.5% $12.38 $49.83 -75.1%
Other New Brunswick 16.5% 36.3% -19.8 $97.24 $113.62 -14.4% $16.01 $41.22 -61.2%)
. 23.2% 52.6% -29.4 0 v | $25.39  $80. 8¢
QUEBEC 17.1% 53.4% -36.3] $130.95 $'I 70 27 $22.40 $90.98  -75.4%
Greater Quebec City 14.6% 56.4% -41.8| $128.53 $171.18 -24.9% $18.74 $96.48 -80.6%
Other Quebec 23.5% 47 4% -23.9 $148.09 $195.82 -24.4% $34.79 $92.81 -62.5%
Greater Montreal 14.6% 55.6% -41.0 $117.74 $159.12 -26.0%| $17.16 $88.49 -80.6%
Downtown Monireal 8.6% 52.3% -43.7| $132.91 $172.44 -22.9% $11.48 $90.26 -87.3%|
Montreal Airport/Laval 22.9%  64.6%  -41.8]  $111.43 $145.57  -23.5%|  $25.47 $94.09  -72.9%
ONTARIO 25.2% 52.3% -27.1]  $104.77 $148.19 -29.3% $26.39 $77.48 -65.9%
Greater Toronto Area (GTA) 22.9% 59.0% -36.2 $99.27 $164.17 -39.5% $22.69 $96.91 «76.6%
Downtown Toronto 8.9% 62.2% -53.3 $150.68 $215.17 -30.0% $13.45 $133.89 -90.0%
Toronto Airport 23.7% 62.0% -38.3 $99.74 $144.14 -30.8%) $23.61 $89.37 -73.6%
GTA West 29.0% 56.2% -27.2 $85.51 $125.66 -32.0%| $24.83 $70.67 -64.9%)
GTA East/North 39.0%  549%  -15.9 $90.87 $130.68  -30.5%|  $35.47 $71.81  -50.6%
Eastern Ontario 25.9% 40.8% -14.9 $101.80 $117.67 -13.5%) $26.36 $47.99 -45.1%
Kingston 20.6% 40.7% -20.0 $100.31 $117.15 -14.4%) $20.71 $47.62 -56.5%)
Other Eastern Ontario 28.6% 40.8% -12.3 $102.35 $117.94 -13.2%] $29.24 $48.17 -39.3%]
Ottawa 22.4% 54.3% -31.9 $112.92 $149.19 -24.3% $25.32 $81.01 -68.7%
Downfown Ottawa 17.7% 56.0% -38.3 $128.60 $163.50 -21.3% $22.76 $91.55 -75.1%
Ottawa West 28.4% 55.1% -26.7 $102.26 $130.73 -21.8% $29.06 $72.04 -59.7%)
Ottawa East 25.5% 45.0% -19.5 $100.42 $124.73 -19.5% $25.58 $56.15 -54.4%
Southern Ontario 26.3% 47.7% «21.4 $102.71 $128.71 -20.2% $26.98 $61.39 -56.1%
London 30.3% 48.1% -17.7 $86.78 $111.06 -21.9% $26.31 $53.38 -50.7%
Windsor 30.8% 52.6% -21.7 $95.52 $123.31 -22.5%] $29.45 $64.81 -54.6%
Kitchener/Waterloo/Cambridge/Guelph 26.3% 50.8% -24.5 $93.45 $122.73 -23.9% $24.56 $62.29 -60.6%]
Hamilton/Brantford 38.9% 50.0% -1 $108.95 $122.57 -11.1%] $42.40 $61.26 -30.8%
Niagara Falls 20.4% 48.4% -28.0 $120.15 $145.03 -17.2%] $24.55 $70.22 -65.0%|
Other Niagara Region 25.0% 36.5% -11.5 $87.51 $117.79 -25.7%) $21.84 $42.95 -49.1%]
Other Southern Ontario 27.9% 41.6% -13.6 $96.25 $112.57 -14.5%) $26.89 $46.82 -42.6%
Central Ontario 28.4% 44.1% -15.7 $129.40 $149.10 -13.2%) $36.78 $65.76 -44.1%
North Eastern Ontario 32.9% 43.8% -10.9 $107.36 $121.00 -11.3% $35.30 $52.95 -33.3%
North Bay 38.5% 35.3% 3.2 $101.66 $116.50 ~12.7% $39.10 $41.07 -4,8%
Sudbury 31.2% 51.6% -20.5 $109.43 $123.36 -11.3% $34.10 $63.67 -46.4%)
North Central Ontario
Sault Ste. Marie 24.9% 33.6% -8.8 $91.30 $104.28 -12.4%) $22.72 $35.07 -35.2%
Morth Western Ontario 38.4% 50.2% -11.8 $117.1 $124.61 -5.5%| $45.23 $62.55 -27.7%
Thunder Bay 36.8% 55.2% -18.4 $118.17 $123.97 -4.7%)] $43.46 $68.43 -36.5%

* Based on the operafing results of 242,326 rooms (unweighted data)
** Please note that the variance between current and previous year occupancy is reported as a point change and not as a percentage variance.

Source: CBRE Hotels' Trends in the Holel Induslry Nahonul Marks! with raproduchon and use of mformuhon subpc\‘ to CBRE lelied Dlsclmmar | Terms of Use as detailed at

/hotel
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CBRE HOTELS

The World's Leading Hatel Experts.

REPORT OF ROOMS OPERATIONS

BY LOCATION
MONTH OF DECEMBER 2020*
Occupancy Percentage Average Daily Rate Revenue Per Available Room
. **Point
Location 2020 2019 Change 2020 2019 Variance | 2020 2019 Variance
MANITOBA 20.0% $106.71 $118.04 -9.6%| $21.36 $61.86 -65.5%
Winnipeg 18.1% $108.74 $120.39 -9.7%| $19.63 $67.51 -70.9%|
Brandon 18.6% $89.63 $101.39 -11.6%| $16.64 $49.55 -66.4%|
Other Manitoba 28.7% $109.61 $119.84 -8.5% $31.51 $48.84 -35.5%|
SASKATCHEWAN 21.4% $96.79  $113.99 -15.1% $20.70 $49.23 -57.9%
Regina 19.8% 44.7% -24.9 $88.18 $112.86 -21.9% $17.46 $50.41 -65.4%
Saskatoon 20.8% 48.6% -27.8 $100.75 $117.88 -14.5% $20.92 $57.30 -63.5%
Other Saskatchewan 23.2% 37.0% -13.9 $98.86 $110.17 -10.3% $22.89 $40.81 -43.9%
ALBERTA (excl. Alta Resorts) 18.7% 39.9% -21.1 $98.12  $119.73  -18.0%| $18.38 $47.71 -61.5%
Calgary 14.8% 43.4% -28.5 $91.47 $125.63 -27.2% $13.57 $54.49 -75.1%|
Calgary Airport 18.1% 44.3% -26.2 $87.35 $104.17 -16.1%) $15.79 $46.10 -65.8%)|
Downtown Calgary 7.9% 44.3% -36.4 $121.27 $161.35 -24.8%| $9.61 $71.45 -86.6%|
Calgary Northwest 21.0% 42.3% -21.4 $75.50 $103.35 -26.9%) $15.83 $43.77 -63.8%
Calgary South 18.0%  40.0%  -22.0]  $85.15 $11586  -265%  $15.35 $46.37  -66.9%
Edmonton 19.3% 44,6% -25.2 $99.89 $122.24 -18.3% $19.32 $54.49 -64.5%
Downtown Edmonton 20.9% 48.0% -27.1 $127.00 $150.81 -15.8%] $26.56 $72.43 -63.3%|
Edmonton South 19.4% 40.8% -21.3 $82.82 $103.53 -20.0%) $16.10 $42.19 -61.8%
Edmonton West 17.6% 46.9% -29.3 $88.09 $110.78 -20.5% $15.51 $51.99 -70.2%
Other Alberta 21.0% 34.2% -13.2 $100.28 $112.33 -10.7% $21.06 $38.39 -45.1%)
Lethbridge 16.6% 35.4% -18.8 $86.53 $107.65 -19.6% $14.40 $38.10 -62.2%|
Red Deer 16.3% 27.8% -11.6 $85.28 $102.30 -16.6% $13.87 $28.46 -51.3%|
Other Alberta Communities 22.9% 34.7% -11.8 $103.44 $114.12 -9.4% $23.65 $39.57 -40.2%|
|Albarta Resorts 23.7% 50.9% -27.2 $226.12 $308.54 -26.7% $53.67 $157.16 -65.8%)
BRITISH COLUMBIA 27.3% 56.2% -28.8] $126.13  $183.76 -31.4%| $34.49 $103.25 -66.6%
Greater Vancouver 24.3% 67.9% -43.6 $121.03 $175.66 -31.1%| $29.45 $119.35 -75.3%
Airport (Richmond) 30.3% 72.6% -42.3 $115.75 $154.07 -24.9% $35.03 $111.87 -68.7%|
Downtown Vancouver 16.8% 68.5% -51.7, $144.23 $204.61 -29.5% $24.27 $140.19 -82.7%
Langley/Surrey 37.3% 56.8% -19.4 $99.21 $119.48 -17.0%) $37.05 $67.83 -45 4%
Other Vancauver 32.8%  67.0%  -342] $10500  $137.29  -235%  $34.4] $91.96  -62.6%
Vancouver Island 28.1% 55.1% -27.1 $118.99 $142.01 -16.2% $33.41 $78.30 -57.3%)
Campbell River 44.8% 56.4% -11.6 $91.26 $101.20 -9.8%| $40.89 $57.08 -28.4%)]
Greater Victoria 22.9% 58.0% -35.0 $120.51 $147.16 -18.1% $27.65 $85.30 -67.6%
Nanaimo 27.2% 54.0% -26.8 $118.73 $126.11 -5.9% $32.33 $68.09 -52.5%|
Parksville/Qualicum Beach 36.1% 48.6% -12.5 $117.24 $129.66 -9.6% $42.34 $62.97 -32.8%j
Other Vancouver Island 35.4% 48.9% -13.6 $128.12 $150.43 -14.8%) $45.33 $73.61 -38.4%
Whistler Resort Area 28.0% 72.7% -44.6 $319.11 $565.23 -43.5% $89.41 $410.67 -78.2%
Other British Columbia 30.4% 40.1% 9.7 $106.08 $121.48 -12.7% $32.23 $48.74 -33.9%
Abbotsford/Chilliwack 37.1% 52.1% -15.0 $84.35 $95.54 -11.7% $31.27 $49.73 -37.1%|
Kamloops 32.9% 37.0% -4.0 $89.14 $100.33 -11.1% $29.36 $37.10 -20.9%|
Kelowna 24.2% 39.5% -15.3 $98.11 $119.02 -17.6%| $23.76 $47.04 -49.5%
Penticton 15.2% 24.0% -8.8 $90.61 $99.95 -9.3%| $13.75 $23.96 -42.6%
Prince George 44.3% 45.2% -0.9 $103.31 $107.96 -4.3% $45.76 $48.82 -6.3%
Other B.C. Communities 29.9% 40.0% -10.1 $117.12 $134.30 -12.8%] $35.06 $53.71 -34.7%
NORTHWEST TERRITORIES 29.4% 67.4% -38.0] $145.79  $145.87 -0.1%|  $42.82 $98.31  -56.4%
YUKON 19.4% 42.1% -22.7] $105.37  $126.43 -16.7%] $20.42 $53.19  -61.6%
CANADA 22.5% 49.4% -26.91 $111.59 $152.46 -26.8%| $25.09 $75.33 -66.7%

* Based on the operuhng results of 242,326 rooms (unweighted data)
** Please note that the variance between current and previ
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CBRE HOTELS

The World's Leading Hotel Experts.

TRENDS

IN THE CANADIAN HOTEL INDUSTRY

REPORT OF ROOMS OPERATIONS
BY LOCATION
TWELVE MONTHS ENDED DECEMBER 2020

** Plaase note that the variance between current and previous year occupancy is reported as a point change and not as a percentage variance.

Occupancy Percentage Average Daily Rate Revenue Per Available Room
. **Point
Location 2020 2019 Change 2020 2019 Variance 2020 2019

ATLANTIC CANADA 284% 61.2% -32.8] $1 -  -19.7% $31.52 $84.60 -62.7%

NEWFOUNDLAND 25. 5% 55.6% -30.1 $108.55 $132 14 -17.9% $27.66 $73.46 -62.3%

St. John's 23.8% 55.5% -31.7 $104.52 $132.92 -21.4% $24.88 $73.83 -66.3%| i

PRINCE EDWARD ISLAND 28.0% 57.9% -29.91 $107.24 $154.68 -30.7%! $30.04 $89.56 -66.5% “

i

NOVA SCOTIA 31.0% 66.3% -35.3] $110.75 $145.71 -24.0% $34.35 $96.57 -64.4% %
Halifax/Dartmouth 29.2% 70.1% -40.9 $112.14 $154.61 -27.5%| $32.78 $108.45 -69.8% }
Other Nova Scotia 35.3% 57.9% -22.5 $107.98 $122.25 -11.7%] $38.14 $70.74 -46.1% ‘

NEW BRUNSWICK 269% 59.5% -32.6) $110.71 $128.40 -13.8% $29.75 $76.38 -61.1%

Moncton 28.2% 63.5% -35.3 $111.05 $129.41 -14.2%| $31.31 $82.13 -61.9%|
Other New Brunswick 26.2% 57.4% -31.2 $110.52 $127.82 -13.5%] $28.95 $73.36 -60.5%)|
QUEBEC 28.7% 68.4% -39.7 $'| 42 54 $1 75 86 -18.9% $40.97 $'l 20. 28 -65.9%)
Greater Quebec City 28.3% 69.2% -40.9 $139.58 $176.81 -21.1%; $39.53 $122.44 -67.7%
Other Quebec 36.0% 59.3% -23.4 $149.67 $155.46 -3.7% $53.81 $92.21 -41.6%

Greater Montreal 25.3% 72.7% -47 .4 $138.48 $183.93 -24.7%| $35.06 $133.72 -73.8% |
Downtown Montreal 19.9% 71.4% -51.5 $150.25 $209.65 -28.3%| $29.89 $149.69 -80.0% |
Montreal Airport/Laval 33.3% 77.6% -44.2 $132.79 $152.18 -12.7% $44.24 $118.03 -62.5%|

ONTARIO 34.8% 68.7% -33.9] $126.16 $163.02 -22.6% $43.88  $112.01 -60.8%

Greater Toronto Area (GTA) 31.8% 74.4% -42.6 $136.33 $183.79 -25.8%| $43.42 $136.83 -68.3%)

Downtown Toronto 22.0% 77.6% -55.6 $202.47 $252.38 -19.8% $44.51 $195.75 -77.3%
Toronto Airport 34.6% 77.5% -43.0 $132.51 $155.64 -14.9%) $45.83 $120.69 -62.0%)
GTA West 36.1% 72.1% -35.9 $107.32 $134.33 -20.1%] $38.79 $96.83 -59.9%
GTA East/North 40.9% 70.0% -29.1 $109.70 $138.76 -20.9%) $44.85 $97.17 -53.9%

Eastern Ontario 40.3% 61.1% -20.8 $115.64 $131.22 =11.9%| $46.66 $80.18 -41.8%
Kingston 35.3% 62.9% -27.7 $116.99 $139.80 -16.3%) $41.27 $87.99 -53.1%|
Other Eastern Ontario 42.7% 60.1% -17.5 $115.13 $126.56 -9.0%| $49.11 $76.12 -35.5%

Ottawa 35.4% 71.2% -35.8 $136.32 $166.89 -18.3%) $48.23 $118.86 -59.4%
Downtown Oftawa 32.8% 73.0% -40.2 $154.53 $184.90 -16.4%| $50.64 $135.00 -62.5%|
Otawa West 40.2% 71.0% -30.7 $119.96 $147.06 -18.4%| $48.26 $104.37 -53.8%,
Ottawa East 33.6% 64.7% =311 $115.67 $131.85 -12.3%] $38.81 $85.28 -54.5%

Southern Ontario 32.6% 64.1% -31.5 $108.49 $142.26 -23.7%: $35.37 $91.15 -61.2%

London 40.6% 65.0% -24.3 $98.76 $120.96 -18.3%] $40.12 $78.57 -48.9%
Windsor 32.9% 60.6% -27.7 $108.24 $120.83 -10.4%) $35.66 $73.26 -51.3%
Kitchener/Waterloo/Cambridge/Guelph 34.4% 65.4% -31.0 $105.65 $129.66 -18.5%| $36.35 $84.85 -57.2%
Hamilton/Brantford 39.3% 66.5% -27.2 $111.26 $131.20 -15.2%| $43.77 $87.24 -49.8%|
Niagara Falls 27.5% 66.5% -39.0 $116.16 $167.89 -30.8% $31.89 $111.59 -71.4%|
Other Niagara Region 30.3% 54.6% -24.2 $103.42 $131.23 -21.2%] $31.39 $71.59 -56.2%|
Other Southern Ontario 33.9% 58.8% -24.9 $104.81 $119.58 -12.4%| $35.58 $70.32 -49 4%
Central Ontario 41.2% 57.9% -16.7| $145.28 $150.38 -3.4% $59.88 $87.08 -31.2%
North Eastern Ontario 42.6% 61.5% -19.0 $112.04 $123.80 ~9.5%)] $47.70 $76.20 -37.4%
North Bay 42.8% 60.9% -18.1 $103.67 $115.53 -10.3% $44.38 $70.41 -37.0%
Sudbury 43.8% 65.9% -22.1 $112.68 $124.42 -9.4% $49.30 $81.97 -39.9%
North Central Ontario
Sault Ste. Marie 39.1% 58.6% -19.5 $104.60 $113.94 -8.2% $40.88 $66.78 -38.8%
North Western Ontario 52.9% 69.5% -16.6 $123.68 $129.86 -4.8% $65.40 $90.22 -27.5%
Thunder Bay 49.5% 70.3% -20.8 $122.39 $127.13 -3.7% $60.58 $89.32 -32.2%

Source: CBRE Hotels’ Trends in the Hotel Indushy Nuﬂonal Murkef with reproduchon and use of mformuhon sub;sd to CBRE lenad Dlsclulmer | Terms of Use as detailed at
https://www.cbre.ca/en/real-estat vices/b d lai

y-services/hot y-services/d
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| REPORT OF ROOMS OPERATIONS
BY LOCATION
TWELVE MONTHS ENDED DECEMBER 2020

Occupancy Perceniuge Average Daily Rate Revenue Per Available Room
o **Point
Location 2020 2019 Chunge 2020 2019 Variance 2020 2019 Variance
MANITOBA -32.8] $117.20 $'| 25 42 -6.6% $40.73
Winnipeg 32.3% 70.3% -38.0 $117.63 $128.09 -8.2%)| $38.05 $90.10 -57.8%
Brandon 32.3% 61.4% -29.0 $102.14 $111.93 -8.7%| $33.02 $68.70 -51.9%]
Other Manitoba 44.8% 60.5% -15.7 $122.86 $123.04 -0.1% $55.09 $74.45 -26.0%
SASKATCHEWAN 32.3% 55.5% -23.3] $105.87 $118.82 -10.9% $34.15 $66.00 -48.3%
Regina 29.9% 57.1% -27.1 $102.85 $119.73 -14.1% $30.80 $68.33 -54.9%
Saskatoon 31.6% 60.7% -29.1 $110.58 $124.92 -11.5% $34.92 $75.84 -54.0%
Other Saskatchewan 34.6% 49.7% -15.1 $103.79 $111.18 -6.6%)| $35.88 $55.23 -35.0%|
ALBERTA (excl. Alta Resoris) 29.6% 54.3% -24.8] $110.82 $129.15 -14.2%] $32.75 $70.15 -53.3%
Calgary 25.7% 60.6% -34.9 $114.12 $145.05 -21.3% $29.32 $87.87 -66.6%)
Calgary Airport 28.1% 60.6% -32.5 $99.62 $116.57 -14.5% $27.99 $70.62 -60.4%|
Calgary Downtown 19.6% 62.2% -42.6 $157.48 $193.20 -18.5% $30.89 $120.14 -74.3%)
Calgary Northwest 31.4% 61.3% -29.9 $92.46 $118.79 -22.2% $29.07 $72.86 -60.1%
Calgary South 28.3% 57.1% -28.9 $105.82 $129.35 -18.2%] $29.91 $73.88 -59.5%
Edmonton 28.4% 56.1% -27.7 $112.25 $126.53 -11.3% $31.91 $71.01 -55.1%
Downtown Edmonton 24.7% 60.1% -35.5 $144.94 $156.26 -7.2%| $35.73 $93.93 -62.0%
Edmonton South 28.8%  53.7%  -249]  $97.04  $11053  -12.2%  $27.98 $59.35  -52.9%
Edmonton West 30.3%  56.0%  -257| $104.28  $11655  -10.5%]  $31.56 $65.27  -51.7%
Other Alberia 32.8% 48.8% -16.0 $108.33 $117.47 ~7.8%| $35.52 $57.32 -38.0%
Lethbridge 28.0% 57.4% -29.4 $96.27 $110.55 -12.9% $26.92 $63.45 -57.6%)
Red Deer 21.6% 43.6% -22.0 $96.69 $108.80 -11.1% $20.86 $47.40 -56.0%]
Other Alberta Communities 35.0% 48.3% -13.3 $111.08 $120.00 -7.4% $38.89 $57.93 ~32.9%
|Alberia Resoris 38.7% 66.8% -28.1 $241.76 $318.40 -24.1% $93.45 $212.58 -56.0%
BRITISH COLUMBIA 40.2% 70.8% -30.6] $146.24 $192.48 -24.0%| $58.72 $136.22 -56.9%
Greater Vancouver 36.1% 79.9% -43.8 $148.35 $219.18 -32.3% $53.57 $175.16 -69.4%)
Airport (Richmond) 43.0% 82.2% -39.2 $138.61 $184.23 -24.8% $59.57 $151.35 -60.6%|
Downtown Yancouver 29.1% 80.2% -51.1 $177.71 $261.05 -31.9% $51.78 $209.39 -75.3%)
Langley/Surrey 44.5% 74.7% -30.2 $112.78 $144.29 -21.8% $50.14 $107.76 -53.5%|
Other Vancouver 43.5% 79.3% -35.7 $123.34 $172.05 -28.3% $53.71 $136.41 -60.6%
Vancouver Island 41.6% 70.5% -28.9 $145.45 $177.70 -18.1% $60.54 $125.28 -51.7%
Campbell River 57.0% 74.7% -17.7 $110.72 $125.50 -11.8% $63.11 $93.72 -32.7%
Greater Victoria 36.9% 72.2% -35.3 $141.08 $186.42 -24.3% $52.06 $134.68 -61.3%]
Nandimo 44,6% 74.1% -29.4 $132.08 $145.67 -9.4%| $58.94 $107.92 -45 4%
Parksville/Qualicum Beach 45,6% 59.9% -14.3 $159.15 $168.08 -5.3%| $72.52 $100.63 -27.9%)
Other Vancouver Island 49.3%  66.6%  -17.3]  $169.20  $185.19 -8.6%|  $83.47  $12336  -32.3%
‘Whistier Resort Area 40.9% 70.0% -29.2 $311.85 $328.62 «5.1%; $127.44 $230.13 -44.6%
Other British Columbia 43.9% 60.1% -16.3 $123.18 $134.49 -8.4% $54.05 $80.88 -33.2%
Abbotsford/Chilliwack 47.7% 73.4% -25.7 $95.09 $116.79 -18.6% $45.38 $85.73 -47.1%
Kamloops 41.7% 64.6% -22.9 $98.96 $117.08 -15.5% $41.24 $75.63 -45.5%)
Kefowna 43.0% 65.7% -22.7 $142.13 $159.10 -10.7%; $61.17 $104.60 -41.5%)
Penticton 36.0% 51.9% -15.9 $157.48 $153.13 2.8% $56.66 $79.44 -28.7%j
Prince George 51.0% 62.7% -11.8 $110.00 $117.41 -6.3%| $56.04 $73.64 -23.9%|
Other B.C. Communities 43.7% 56.3% -12.5 $127.14 $135.68 -6.3%)| $55.60 $76.36 -27.2%|
NORTHWEST TERRITORIES 43.4%  63.4% -20.0f $153.65 $147.95 3.9%| $66.62 $93.79  -29.0%
YUKON 352% 62.7% -27.5| $123.98 $150.31 -17.5%] $43.66 $94.29 -53.7%
CANADA 33.6% 65.1% -31.6] $129.37 $163.42 -20.8%| $43.43 $106.45 -59.2%

** Please note that the variance between current and previous year occupancy is reported as a point change and not as a percentage variance.

Source: CBRE Hotels’ Trends in the Hotel Indusfry Nahonql Murkef with reproduchon and use of information sub]ed 10 CBRE Limited Dlsclmmer | Terms of Use as detailed ot
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IN THE CANADIAN HOTEL INDUSTRY e The World's Leading Hotel Experts.

REGIONAL REPORT OF ROOMS OPERATIONS
BY PROPERTY SIZE, PROPERTY TYPE AND PRICE LEVEL
MONTH OF DECEMBER 2020*

ATLANTIC CENTRAL
Occupancy Perceniu%e . Average Daily Rate Occupancy Perceniu% . Average Daily Rate
2020 2019 Ch;:;e 2020 2019 Variance 2020 2019 ch;,';e 2020 2019 Variance
Properly Size
Under 50 rooms 19.3% 27.4% -8.1 $90.15 $106.16 -15.1% 27.2% 39.2% -12.1 $103.83 $131.87 -21.3%
50-75 rooms 24.0% 35.2% -11.2 $85.62 $99.80 -14.2% 31.4% 45.4% -14.0 $97.53 $113.53 -14.1%
76-125 rooms 18.8% 39.7% -20.9 $95.79 $114.82 -16.6% 30.2% 50.8% -20.6 $102.00 $125.21 -18.5%
126-200 rooms 16.8% 42.1% -25.3 $100.34 $131.97 -24,0% 24.9% 52.7% -27.8 $101.87 $138.84 -26.6%
201-500 rooms 10.6% 39.3% -28.7 $99.91 $130.21 -23.3% 16.2% 55.2% -39.0 $130.32 $176.66 -26.2%
Over 500 rooms N/A N/A N/A N/A N/A N/A 12.2% 57.9% -45.6 $146.53 $204.33 -28.3%
Total 17.3% 39.4% -22.1 $95.27 $120.66 -21.0% 23.2% 52.6% -29.4 | $109.43  $153.71 -28.8%
Properly Type
Limited Service 20.8%  40.4% -19.6 $96.75 $117.68 -17.8% 30.6% 48.9% -18.3 $94.13 $113.29 -16.9%
Full Service 13.4% 37.9% -24.5 $91.01 $121.22 -24.9% 17.3% 53.5% -36.3 $114.08 $165.56 -31.1%
Suite Hotel 27.0% 50.0% -23.0 $98.65 $136.05 -27.5% 33.4% 59.3% -25.8 $112.02 $155.90 -28.1%
Resort N/A N/A N/A N/A N/A N/A 20.2% 52.2% -32.0 $244.03 $272.97 -10.6%
Total 17.3% 39.4% -22.1 $95.27 $120.66 -21.0% 23.2% 52.6% -29.4 | $109.43  $153.71 -28.8%
Price Level
Budget 19.7% 30.5% -10.8 $87.48 $97.17 -10.0% 28.4% 46.9% -18.5 $83.58 $98.47 -15.1%
Mid-Price 16.9% 41.5% -24.6 $96.15 $123.88 -22.4% 24.4% 52.7% -28.4 $107.54 $145.91 -26.3%
Upscale 14.5% 41.3% -26.8 $124.25 $141.58 -12.2% 11.8% 59.7% -47.9 $205.76 $241.93 -15.0%
Total 17.3% 39.4% -22.1 $95.27 $120.66 -21.0% 23.2% 52.6% -29.4 | $109.43  $153.71 -28.8%
WESTERN CANADA *
Occupancy Perceniug . Average Daily Rate Occupancy Percanig‘%e_ N Average Daily Rate
2020 2019 ch:,:;e 2020 2019 Variance 2020 2019 Change | 2020 2019 Variance
Property Size
Under 50 rooms 29.3% 37.2% -7.9 $96.67 $108.87 -11.2% 28.3% 37.6% 9.4 $98.93 $117.73 -16.0%
50-75 rooms 29.5% 44.3% -14.8 $94.17 $108.69 -13.4% 29.7% 43.8% -14.1 $94.84 $109.82 -13.6%
76-125 rooms 252%  44.7% -19.5 $103.14 $125.16 -17.6% 26.7% 46.7% -20.0 $102.16 $124.43 -17.9%
126-200 rooms 21.3% 47.5% -26.2 $109.96 $134.09 -18.0% 22.6% 49.5% -26.9 $105.27 $136.27 -22.8%
201-500 rooms 17.4% 53.2% -35.8 $153.28 $196.75 -22.1% 16.4% 53.4% -37.0 $140.07 $183.75 -23.8%
Over 500 rooms 10.5% 62.2% -51.6 $291.41 $315.70 -7.7% 11.8% 58.9% -47.2 $181.80 $233.81 -22.2%
Total 22.6% 47.8% -25.2 | $115.74 $155.05  -25.4% 22.5% 49.4% -26.9 | $111.59 $152.46 -26.8%
Properly Type
Limited Service 26.1% 42.1% -16.0 $94.09 $108.67 -13.4% 27 .4% 44.6% -17.2 $94.29 $111.35 -15.3%
Full Service 18.7% 51.1% -32.4 $118.29 $152.62 -22.5% 17.6% 51.4% -33.9 $114.70 $157.96 -27.4%
Suite Hotel 25.0% 53.3% -28.3 $119.81 $163.65 -26.8% 30.2% 56.8% -26.5 $113.70 $157.65 -27.9%
Resort 24.6% 54.6% -30.0 $234.30 $361.41 -35.2% 23.0% 53.3% -30.4 $236.20 $331.59 -28.8%
Total 22.6% 47.8% -252 | $115.74 $155.05 -25.4% 22.5% 49.4% -26.9 | $111.59 $152.46  -26.8%
Price Level
Budget 29.6% 43.7% -14.1 $83.41 $98.23 -15.1% 28.3% 44.4% -16.1 $83.70 $98.31 -14.9%
Mid-Price 22.0% 46.6% -24.6 $109.07 $131.70 -17.2% 22.6% 48.9% -26.3 $107.53 $137.93 -22.0%
Upscale 16.3% 58.0% -41.7 $237.02 $292.63 -19.0% 13.9% 58.5% -44.6 $220.81 $264.57 -16.5%
Total 22.6% 47.8% -25.2 | $115.74 $155.05 -25.4% 22.5% 49.4% -26.9 | $111.59 $152.46  -26.8%

* PBased on the operating resulis of 242,326 rooms (unweighted data)
** plagse note that the variance betwesn current and previous year occupancy is reported as a point change and not as a percentage variance.

Source: CBRE Hotels’ Trends in the Hotel Industry National Market with reproduction and use of information subject to CBRE Limited Disclaimer | Terms of Use as detailed at
htips://www.cbre.ca/en/real-estat vices/b lines/valuation-and-advisory-services/hotals-valuation-and-advisory-services/disclaimar

This disclaimar shall apply fo CBRE Linvied, Real Eslate Brokerage, and to all ofher divisions of fha Corporafion; 1o indude all employess and mndepend {"CBRE"), The informalion s6 out herein, including, wilhou! limitalion, any projections, images, opinions,
assumptions and eslimates obtained from third parties {the “Information”) has not been verified by CBRE, and CBRE does not rep , warrant or g the accuracy, and l of the Inf ion. CBRE doss not accept or assume any responsibility or
liability, direct or consequential, for the Information o the recipient’s reliance upon the Information. The recipient of the Information should take such sfeps as the recipient rmay desm necessary io verify the Information prior to placing any reliance upon the Information. The
Information may change and any proparty described in the Inf ion may be withd from the market at any fime without notice or obligation to the recipiant from CBRE. CBRE and the CBRE logo are the service marks of CBRE Limited and/or its affiliated or related

companies in other countries. All ofher marks displayed on this document are the properly of their respective owners. All Rights Reserved.




TRENDS

N THE CANADIAN HOTEL INDUSTRY

REGIONAL REPORT OF ROOMS OPERATIONS
BY PROPERTY SIZE, PROPERTY TYPE AND PRICE LEVEL
TWELVE MONTHS ENDED DECEMBER 2020

CBRE HOTELS

The World’s Leoding Hotel Experts.

ATLANTIC CENTRAL
Occupancy Percenfu% . Average Daily Rate Occuparicy Percantu%e . Average Daily Rate
2020 2019 Ch:,:;e 2020 2019 Variance 2020 2019 Ch;:;e 2020 2019 Variance

Properly Size
Under 50 rooms 27.0% 51.3% -24.3 $107.53 $123.88 -13.2% 37.9% 54.9% -16.9 $110.78 $132.52 -16.4%
50-75 rooms 31.7% 57.0% -25.3 $98.68 $113.18 -12.8% 42.7% 62.4% -19.7 $108.64 $121.16 -10.3%
76-125 rooms 29.8% 61.0% -31.2 $108.51 $130.73 -17.0% 39.4% 67.2% -27.8 $113.62 $136.09 -16.5%
126-200 rooms 29.1% 64.1% -35.0 $114.73 $143.90 -20.3% 34.4% 68.9% -34.5 $120.79 $149.91 -19.4%
201-500 rooms 22.2% 61.8% -39.6 $125.19 $161.58 -22.5% 27.9% 71.1% -43.2 $157.82 $190.88 -17.3%
Over 500 rooms N/A N/A N/A N/A N/A N/A 21.7% 72.7% -51.0 $178.04 $225.48 -21.0%

Total 284% 61.2% -32.8 | $110.98 $138.15 -19.7% 33.3% 68.6% -35.3 | $129.51 $166.21 -22.1%

Properly Type

Limited Service 31.3% 60.8% -29.5 $108.37 $128.14 -15.4% 40.3% 65.0% -24.7 $105.07 $122.89 -14.5%
Full Service 24.6% 61.4% -36.7 $110.45 $143.51 -23.0% 27.9% 70.4% -42.5 $141.78 $184.67 -23.2%
Suite Hotel 35.9% 72.7% -36.7 $118.66 $156.75 -24.3% 40.6% 74.7% -34.0 $130.80 $167.53 -21.9%
Resort N/A N/A N/A N/A N/A N/A 35.2% 57.7% -22.5 $237.77 $221.17 7.5%

Total 28.4% 61.2% -32.8 | $110.98 $138.15 -19.7% 33.3% 68.6% -35.3 | $129.51 $166.21 -22.1%
Price Level
Budget 27.6% 52.4% -24.8 $95.80 $108.49 -11.7% 38.5% 62.6% -24.1 $93.56 $106.54 -12.2%
Mid-Price 28.5% 63.4% -34.9 $112.56 $142.53 -21.0% 33.7% 69.8% -36.1 $127.46 $160.54 -20.6%
Upscale 29.5% 60.7% -31.2 $148.83 $170.07 -12.5% 24,4% 72.8% -48.5 $222.02 $261.10 -15.0%

Total 284% 61.2% -32.8 | $110.98 $138.15 -19.7% 33.3% 68.6% -35.3 | $129.51 $166.21 -22.1%

WESTERN CANADA
Occupancy Perceniu%a Average Daily Rate Occupancy Percsmg_%e_ Average Daily Rate
2020 2019 Ch;:;: 2020 2019 Variance 2020 2019 Chonge | 2020 2019  Variancs

Property Size
Under 50 rooms 40.3% 53.7% -13.3 $103.85 $116.18 -10.6% 39.1% 54.0% -14.9 $106.22 $122.58 -13.3%
50-75 rooms 40.8% 57.9% -17.1 $108.14 $126.08 -14.2% 40.6% 59.5% -18.9 $107.60 $122.96 -12.5%
76-125 rooms 37.7% 60.4% -22.7 $117.36 $136.22 -13.8% 37.7% 63.2% -25.4 $115.19 $135.73 -15.1%
126-200 rooms 32.8% 62.2% -29.4 $123.91 $149.09 -16.9% 33.2% 65.5% -32.3 $121.78 $149.05 -18.3%
201-500 rooms 28.9% 66.3% -37.5 $168.75 $201.74 -16.4% 28.0% 68.5% -40.5 $161.49 $194.05 -16.8%
Over 500 rooms 25.4% 74.3% -48.9 $279.10 $330.00 -15.4% 22.6% 73.1% -50.5 $206.53 $251.92 -18.0%

Total 34.6% 62.2% -27.6 | $131.53 $164.08 -19.8% 33.6% 65.1% -31.6 | $129.37 $163.42 -20.8%

Properly Type

Limited Service 37.4% 57.3% -19.9 $105.44 $121.52 -13.2% 38.0% 60.6% -22.7 $105.51 $122.67 -14.0%
Full Service 30.4% 65.2% -34.8 $135.89 $174.00 -21.9% 28.8% 67.6% -38.9 $137.32 $177.86 -22.8%
Suite Hotel 39.5% 68.4% -28.9 $133.87 $168.98 -20.8% 40.0% 72.5% -32.5 $131.34 $167.52 -21.6%
Resort 40.2% 66.0% -25.7 $249.62 $290.66 -14.1% 38.6% 62.9% -24.4 $245.18 $269.70 -9.1%

Total 34.6% 62.2% -27.6 | $131.53 $164.08 -19.8% 33.6% 65.1% -31.6 | $129.37 $163.42 -20.8%
Price Level
Budgef 39.0% 569% 179 | $94.62 $115.12  -17.8% 380%  59.6% 216 | $94.14 $110.04  -14.4%
Mid-Price 341%  620%  -280 | $122.94 $146.54  -16.1% 33.4%  65.6%  -32.1 | $124.15 $152.78  -18.7%
Upscale 31.2%  69.4%  -38.2 | $245.35 $284.74  -13.8% 27.7%  71.0%  -433 | $232.58 $270.49  -14.0%

Total 34.6% 62.2% -27.6 | $131.53 $164.08 -19.8% 33.6% 65.1% -31.6 | $129.37 $163.42 -20.8%

** Plaase nots that the variance between current and previous year occupancy is reported as a point change and not as a percentags variance.

Source: CBRE Hotals’ Trends in the Hotel Industry National Market with reproduction and use of information subject o CBRE Limited Disclaimer | Terms of Use as detailed at
hitps://www.cbre.ca/en/real-estate-services/business-lines/valuation-and-advisory-services/hotels-valuation-and-advisory-services/disclaimer

This disclaimer shall apply o CBRE Limiled, Real Estale Brokerage, and fo all ofher divisions of the Corporation; fo include all employees and independent confractors ("CBRE"). The informalion set oul herein, including, without limilalion, any projeciions, images, opmions,
assumptions and estimates obiained from third parties {lhe *Information”} has nof been verified by CBRE, and CBRE does not represent, warrant or guaranles the accuracy, correciness and complstenass of the Information. CBRE does not accept or assuma any responsibility or
iability, direct or consequential, for he Information or the recipient's reliance upon the Information. Tha recipiant of the Information should take such steps s the recipient may deem necessary to verify tha Information prior fo placing any reliance upon the Information. The
information may change and any properiy described in the Informalien may be withdrawn from the market ot any fime without nofice or obligation to the recipient from CBRE. CBRE and the CBRE logo are the service marks of CBRE Limited and/or ifs affiliated or related

companiss in ofher countries. All ofher marks displayed on this document are the properly of their respective owners. All Rights Reserved.
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This is Exhibit “D” referred to in the Affidavit
of William Choo sworn before me at Vancouver,
BC, this 8th day of April, 2021.

A

A Cotimissioner for taking Affidavits within
British Columbia
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AGREEMENT OF PURCHASE AND SALE

Dated the 16" day of March, 2021

BETWEEN: '
MARIO LAUDISIO, an individual having an address at 1062
Granville-Street in the City of Vancouver, in the Province of British
Columbia
(herelnafter referred to as the "Purchaser"),
OF THE FIRST PART
AND:
D. MANNING & ASSQCIATES INC., in its capacily as Court ’

Appointed Receiver and Manager of the Assets, Undertakings and
Propetties of 356746 Holdings Iné. dba George Dawson Inh, and
notin lts personal capacity (hereinafter referred to as the "Vendoi"),

OF THE SECOND PART

WHEREAS the Vendor is the Receiver arid Manager of the Hotef Property; and

AND WHEREAS the Vendor i entitled to sell the Hotel Property subject to the
granting of an Order of the Supreme Court of British Golumbla and the Purchaser desires fo
purchase the Hotel Property upon and subject o the terms and conditions herelnatlet set farth,

t .

NOW THEREFORE THIS AGREEMENT WITNESSES that in consideration of the-

* premises and the covenants and agresmeénts hérein contained the parties hereto agree as
follows: ‘

ARTICLE 1 - INTERFRETATION

141  Definitions
Inthis Agreement, unless something in the subject mafter or context ié‘inconsistent therewith:
(8)  "386746" meanis 356746 Holdings inc. dba George Dawson Inn; _
(b)  *Agreeinent’ means ihis Agreement and all amendments made hereto by Vrilten
agreement.between the Vendor and the Purchaser and every properly executed
instrument by which its terms: amends, madifies or supplements such agreement;

(¢} - "Business Day" means a day other'than & Safurday, Sunday or statutory holiday
In the Provinice of Biitish Columbla; ’

{01944276;2) (016798522
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(d)
()

0
(@)

)

U

0y

{o1944276;2)

“Closing Date” means the date that is ten (10) Business Days following the
approvat of the sale of the Hotel through a Vesting Order, of such other date as
agreed to by the parties in wriling;

“Contracts” means all of the contracts, leases, agreements, and commitments
relating to-the operation of the Hotel,-and the Leases and any contracts as set out
in Schedule."D" attached hereto;

“Court’ rﬁeah"s the Supteme Court of British Columbisg;

“Deposit’ has the meanln.g asctlbed thereto in Subsection Error! Reference source
hotfound,) i sup.section 2.3 (a 1) 2.3 (8)

“Excluded Assets” means: @E

(i all cash, bank balances, monies in possession of banks and other

depositories, term or fime deposits:and simitar cash items of, owned or held
by or for the account of the Vendor as of the Closing Date;

()  allG8Trefunds arretums owned or held by or for the account ofthe Vendor

as of the Closing Date; ‘ ‘

(iiy  the corporate, financial, taxation and other records (ihcluding minute
books) of the Vendor or 356746 not pertaining primarily to the. Hotel
Properly;

(v}  all income taxes recoverabla;

(v)  all wage subsidy claims; _

()  all Canada Emergency Rent Subsidy claims;

(vid  all insurance premium refunds or similar réfunds;

(vil)  all praceeds, refunds or payouts pertaining to any life insurance policy;.

(i)  all Receivables;

()  Inventory, which shall be dealt with in the manner described in Section 5.5
hereof: and

{xi)  Third Party Owned Assels, as listed on Schedule “E";

"FF&E" means'the machinery, tools, spare parts, supplies, accessoties, furniture,
fixtures and equipment owned by the Vendor, located on the Hotel Lands and used
In the operation of the Hotel Property on the' Closing Date which FF & E is
estimated as set out. on Schedule "G" hereto, and which is subject-to minor
changes front time to time; :

‘Food and Liquor Invantory™ means all unopened and saleabls food; liquor;

beverage and supplies, opened and unopened inventory owned by the Vendor and
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located at the Hotel as at the Closing Date and which was purchased by the Vendor
for the purpose of the operation of the Hotel business;

() “GST" means the Goods and Services Tax as more fully described in Part IX of
the Excise Tax Act (Canada);

) "Hotel* means the George Dawson Inn, being an eighty (80) room full-service
Hotel located on the Hotel Lands;

(m)  "Hotel Lands” means a fréshoid interest in the }ahds legally described in Scheduls
HAH;

(n)  "Hotel Property” means the assets and undertaking referred to or deseribed in
Section 2.1;

(o) “Inventories® means all inventories of the Hotel (other than the Food and Liguor
Inventory), including, Wwithout limitation, -all linens, utensils, non-alcoholic
beverages; engiheering, maintenance and housekeeping supplies, ihcluding soap,
cleaning matettals and matches; laundering and toilet supplies-provided to guests
as part of the Hotel services; stationery and printing; and other supplies of alf kinds-
for use in connection with the ownership, maintenance or operating of the Hotel
Property as of the Closing Date;

(p)  "Leases” neans the leases described in Schedule “C” hereto;

(@)  “Licenses’ means all liconses relating to the opération of the Hotel, to the extent
such licenses are.assignable, including the liquor license and food primary license
as set out in Schedule “F” attachied hereto:

() “Purchase Price” has the meaning set out in Section 2.2;

" ()  “Purchaser’s Solicitors” means Andrews & Company;

{)  “Receivables’ means all accounts recelvable (other than guest ledger recelvables
described in Section 5.3), bills receivable; trade accounts, book debts, and other
amounts due, owing of accruing dug to the Vendor in connaction with the Hotal
Property;

()  “Time of Closing” means 10:00 a.in. (Pacific time) on the Closing Date;

V) “Yesting Ordet’ means an Order of the Supreme Court of Brifish Columbia
approving the sale of the Hotel Property pursuatit to this Agreement; and

(W)  ‘Vendor's  Solicitors means Owen Bird Law Corporation,

1.2 H adings

The division of this Agreement info Articles and Sections and the insertion of headings are for
convenience of réfersnce only and shall .not affect the construction or inferpretation of this
Agreement. The terms “this Agreemeh¢”, “hereof’; “hereunde!” and simiilar expressions refer to

{p1944276;2}




this Agreement and not to any particular Article, Section or other portion heraof and Include any
agreement supplemental hereto. Unless something in the subject matter or context is inconslstent
therewiith, referénices herein fo Adicles and Sectlons are to Articles and Sections of this
Agreement. :

1.3 Extended Meahings

In this Agreement words importing the singular number only shall include the plural and vige varsa,
words importing the masculine gender shall include the feminihe and neuter genders. and vice
versa and words importing persons shall include individuals, partnerships, assoolations, frusts,
uningorporated organizations and gorporations,

1.4  Accounflng Princlples

Wherever in this Agreement reference is made to 4 calculation to be made in accordance with

generally accepted accounting principles, such referérice shall be deemed to be to the generally
‘accepted accounting principles from time to time approved by the Ganadian Institute of Chartered
Accountants, or.any successor Instilute, applicable as at the date on-which such calculation is
-made or required to be made in accordance with generally accepted accounting principles,

1.5  Currency
All references to currency herein are to lawful money of Canada.

18  Schadules

The following are the Schedules annexed hereto, incorporated in this Agréement by reference,
and deemed to be part hersof:

Scheduls A"~ Hotel Lands. (Legal Désctiption)
Schedule *B" - Permitted Encumbrances
Schedule "‘C"’l— Leases
Schedule *D* — Contracts
Schedule “E” — Third Party Owned Assets
~ Schedule *F* Liguor License and Food Primary Licehse’

| Schedule “G” ~Furniture and Equibment

ARTICLE 2 — PURCHASE AND SALE
21 Hotél Property ;

Upon and subject to the terms and condltions hereof, at the Time of Closing the Vendor shall sell
to the Purchaser and the Purchaser shall purchase from the Vendor, free and clear of any and all
llens, mortgages, ¢harges, security interests, and encumbrances, but subjéct o the permitted
encumbraricss identified in Scheduls *B", all the right, title and interest of the Vendor inand to
the property assets; rights and undertaking used by the Vendor in conducting the busiriess of

{01944276;2
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owning and operating the Hotel other than the Excluded Assets (co!lectlvely,- the “Hotet
Property®) including without lirmitation the following:

(2)
()

(©)

()
(®)

(f)
{9)
gy

0

)
(o

U]

(m)
)

{01944276;2)

the Hotel Lands;

all plant, buildings, structures, -erections, improvements, appurtenances and
fixtures sltuateé on or forming part of the Hotel Lands;

all fixed machinery and fixed equipment situate on or forming part of the Hotel
Larids; '

al FF& E;

the full benefit of all Contracts to which the Vendor Is entitled in connection with
the Hotel Property;

all Food and Liquor Inventory;

all Inventories;

all prepaid expenses and deposits pald by the Vendor relating fo the leases,
contréicts, agresments and commitments related to the Hotel which are assigned
to and assumed by the Purchaser heretinder;

to the extent they are assignable, the full benefit of all licenses, registrations,

permits, quotas, telephone riumbers, fax numbers and e-mal addresses tsed In.

connection with the operation of the Hotel in the usyal and ordinary course;
alt future room.hookings and deposits for sugh bookings pertalning to the Hotel:

all'the right; fitle, benefit and interest of the Vendar n and to all comptter software
usad in connection with the Hotel;

the goodwill of the Hotel including, without limiting the generality of the foregoing,

{i) the exclusive right of the Purchaser {6 represent itself. as-operating the
Hotel in continuation of and in suecession to the Vendor and the tight to
use any words indicating that the business in the Hotel is so carried on
including; without limiting the generality of the foregoing, the use of the
trade name "George Dawson Inn™ and’

()  alirecords of sales, customer fists and supplier lists of or used in connection

with the Hotel Property.as are in the possession or under the control of the
Vendor;,

all Leases; and

all personnel records, books, maintenance manuals, documents and data bases
relating to the Hotel Property as are in the possession of under the control of the
Vendor but not-including original copies of the corporate, financial, taxation and
other records (iheluding minute books}) of the Vendor. '
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$2,800,000

2.2 Purchase and Sale and Purchase Price Two Million Eight Hundred Thousand

Hotel Property from the Vendor for a-total purchase price of FHREE-MILLIGN-BOLLARS ($
"$;006;868:06) (plus any GST, Provingial Sales Tax, and Property Transfer Tax payable in respect
of the transaction), subject to adjustment as provided herein (hereinafter reférred to as the
‘Purchase Price”), upon and subject to the terms and coriditions hereof.

The Vendor.shall seH the Hotel Property to the Purchaser and the Purchaser shail purchase thev‘/ ;}@

2.3 Payment of Purchase Price

(8)  The Purchase Price will be payable as follows:

(il ONE MILLION DOLLARS ($1,000,000.00) (the “Deposit’) in frust,
payablé by certifled cheque or bank draft payable to Vendor's Solicitor, in
trust, within five (6) Busingss Days of the execution.of this Agreement as (D
deposit to be held in an interest bearing accountand to be held pursuant
to the terms and.conditions of lhlS Agree‘ment; and {3 the sole benefit of the purchaser

)] the balance of Purchase Price, subject to the adjustments provided for
herein, by way of certified salicitor’s trust cheque payabie to the Vendor's
Solicitor, in Trust, or diréot deposit to the account of the Vendor's Solicitor-
at the Time of Closing.

(b)  The Deposlt shall bé held in trust by. the Vendor's Soligitor. If the Purchaser fails
to comply with the terms of this Agreement dug fo no fault of the Vendor, the
Deposit shall be forfeited to the Vendor without prejudice to any other right or
remedy of the Vendor and this Agreement shall thereafter bs null and void and of
no forge or effact. If the Vendor faifs to comply with the terms of ihis Agreement
due to no fault of the Purchaser, then the Déposit shall be returned to the
Purchaser without: condition or reduction and in full ad final seftlement of any
claims of the Purchassr hereunder.

A

24 Allocation of Purchase Pricé plus all accrued interest

The Purchase Price payable. to the Vendor for the. Hotel Property shall be allocated by the Vendor
as between the various classes of assets being purchased.

28  Income Tax Filings

The Vendor and the Purchiaser, in filing their respective income tax retums, will use the allocation
of the Purchase Price determined by the Vendor pursuant to Section 2.4.

2.6 GST Election

The Vendor and the Purchaser will on or before the Time of Closing, joirtly execute an eléction,
in prescribed form and containing the prescribed Information to have subsection 167(1.1) of the
EXcise Tax Act (Canada) apply to the sale and purchase of the Hotel Property Hereunder so that
no tax. Is. payable In respect of such sale ard purchase under Part 1X of the Excise. Tax Act
(Canada). The Purchaser shall provide to the Vendor on or hefore the Time of Closing, evidence
that the Purchaser is registered under Part IX of the Excise Tax Act {Canada), including its
registration number, failing which the Purchaser shall pay GST to the Vendor ofi the full amount
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of the. Purchase Price as and whet réqtired by the Excise Tax Act (Canada). The Purchaser will
file such election with the Minister of National Revenus within the time prescribed by the Excise
Tax Act (Canada)..

27  Assumption of Obligations and Liabilities

The Purchaser will assume, fulflll and perform the obligations and liabilities of the Vendor accruing
on and after the Closirg Date under:

(a)  the Contracts which the Vendor will be assigning and which the Purchaser has
agreed to accept; and

(b} the Leases.

NoMiéhs‘tanding any provision to the contrary, the Vendor shall be responsible for the terfination
of-any asset or hotel management-agresment with respect to the Hotel Propetty.

28  Obligations and Liabilitles Not Assumed

Except as otherwise expressly provided in this Agreement, the Purchaser does ot assume and
will not be liable for any obligations, liabilities (whether acorued, actual, contingent of otherwise),
expenses, costs, penalfies, claims or demands of the Venidor whatsoéver Incurrad or acortiing In,
or arising out of the Hotel Property or the operation of the Hotel prior to the Closing Date Including,
without limiting thie generality of the foregoing, ariy taxes under the income Tax Act (Canada) or
any other taxes whatsoever that may be or besore payable by the Vendor including any income
or corporation taxes resulting from or arising as a cansequence of thé sale by the Veridor to the
Purchaser of the Hotel Property,

29  Purchaser's Right to Inspect

(6)  The Purchaser, at its sole cost and expense, may-make reasonable Inquirles
(including requests for outstanding work orders) of any municipal, building
department, zonihg department, governmental and environmental autharlties
("Authorities”) in respect of the Hotel Property as the Purchaser may consider
adyisable. The Vendor agreés to provide, within three {3) Business Days of

execution and delivery of this Agreement, ‘an authorization hecessary to enable.
the Purchaser to carry out such investigations provided {hat the Purchaser is not.

authorized or permitted to request the Autharities to inspect the Hotel Property.
Notwithstanding the foregolng, the Vendor hereby-authorizes the Purchaser and
its agents to conduct all necessary physical itispactions of the bullding systems
Jocated on the Hotel Property provided that in doing so, the Purchaser shall take
all hecessary steps to promply repair, at its sole cost and expense, dhy damage
caused by the Purchaser or its agents, The Purchaser shall further indemnify and
save harmless the Vendor for any damages, claims or expenses arising from or in
refation to any inquiries or inspections made In raspect of the Hotel Property by or
on behalf of the Purchaser. ' ‘

(b)  The Vendor agtees to provide the Purchaser and its agents with reasonable
aceass to managdement of the Hotel, which at the option of the Vendor shall bé in
the accompaniment of d@ representative of the Vendor, The Purchaser shall
conduct ils due difigence and investigations so as riot to interfere with the Hotel or;
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(c)

{d)

the operations therein and will not speak to or contact any employees of the Hotel
{other than the designated senior management and counsel designated by the
Vendor) without the prior consent of the Vendor which may he withheld in its sale
discration,

The Purchaser shall keep confidential all documents and information obtained from
the Vendor or from Authorities in connection with this transaction including, without:

limitation, all docuraents and information obtained prior to the execution of this

Agreement, including, without limitation, the exisience of this Agreement, or the

price and terms of the sale contemplated hereby, or other property information-

delivered pursuant to this Agreement, provided however that the Purchaser shall
be entitled to disclose all such documents and information to its legal, financial and

-other advisors and to prospective lenders as required In relationto the transaction

sst ot hersin. If this Agreement is terminated without complefion of the fransaction
contemplated herein then, promptly after such termination or if the purchase and
sale of the Property fails to complete for any feason whatsoever, all doguments,
working papers and othel material obtained by the Purchaser in connection with
this Agreement shall be retumed to the Vendor and any copies and hofes held by.
or on behalf of the Purchaser shall be destroyed:

For the pirposes of this Section 2.9, any notice to the Vendor shall be given to D.
Manning & Associates Inc, and the Vendor shall make all arrangements as
required.

20  Closing

(=)

(b)

(0

A
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The closing of the transaction contemplated in this Agresmaent shall take place

remotely and simultaneously at the offices of the Vendor's Solicitor and the-

Purchaser's Soficitor at the Time of Closing on the Closing Date. Each parly shall
exchange, Vvia courier or other personal delivery, atiginal copies of all closing
docurnents required to be delivered-as original documents and delivery to the other
party hereto on such datesas provided for In this Agreement.

If the Land Title and Survey Authority Offlca Is not apen on the date 'set for the
Closing Date, the Closing Date shall be the first day thereatter that it is open for
business.

It shall be the Purchaser’s responsibility to prepare or cause to be prepared any
documents necessary to complete the transaction (other than the Vesting Order)
and to deliver such documents to the Vendot's Solicitor not fess than five (5)
Business Days prior to the. Closing Date. The Purchaser shall besr all costs of
proparation and registration of thé ¢losing documents; The Vendor shall bear its
own costs for discharging the charges it is required to discharge. All docurents
required ta transfer the Hotel Lands to the Purchaser will be delivered, when
required, In registerable form. '

The Purchaser's Solicitor shaill delivar the following to the Vendor's sclicitor o or

hbefore five (5) Business. Days prior to the Closing Date, in the form and content

previously agreed on or otherwise acceptable to the Vendor's Soligitors, -acting
reasonably:
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(1)

v

(vi)

(vii)
{viii)

(ix)

The Vendor will; subject to the Vendor's approvat of stch documents, cause the -

the Vendor’s Statement of Adjustraents;

Assignment of Leases;

Assignment of Contracts;

Joint Eléction executed by the \}‘e;n;ior pursuant to Section 167 of the

Excise Tax Act (Canada) In respect of the sale and purchase of the Hotel
Property;

a Bill of Sale to be executed by the Vendor in connection with all FF&E

provided however that the Vendor shall not be required to identify any
specific items by serial number;

Assignment of all existing permits and licenses, if any which may be
available to the Purchasér, subject to receiving consents from third parties
for the asslgnment of any such permit or license, if required;

a Cerlificate of the Vendor that the.Vendor is not a non-resident of Canada

for the purpose of the /ncome Tax Act;

a Biing-Down Certificate with respect t6 therépresentations and warranties
of the Purchaser made herein being current as of the Closing Date; and

all ofher doatiinénts expressly. contemplated by this Agreement or
reasonably required by the Purghasar's solisitor, ‘

Vendor's Solicitors: to deliver the items described in Subsection. 2.10{d), duly
executed by the Vendor and in registraple form wherever appropiiate, together
with the certified.copy of the Vesting Order, to the Purchasei's Lawyers.

The Purchaser shall deliver the following o the Vendor's Salicitors on or before
the Closing Dats, in ths form and content previcusly agreed on or olhérwise
acceplabls to the Vendor's Solicitors, In frust, acting reasonably.

()
(1)

(i)
(vy

W)

the Purchaser’'s Sfatement of Adjustments:

the balance of the Purchase. Price by way of Purchasers Solicitor trust

cheque payabls to the Vendor's Selicitors, or direct deposit to the account
of the Vendor’s Solicitor, in Trust, as adjusted in accoidance withthe terms
of this Agreement; :

Assignment of Leases;

Assignment of Contracts;

Joint Election executed by the Purchasar pursuant to Section 167 of the

Excise Tax Act (Ganada) in respect of the sale and purchase of the Hotel

Property;
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(V)  GST Indemnity and Undertaking in réspect of the matters more particularly
sef forth in Section 2.8;

(i) a filed copy of a Certificate of No Appeal issued by the Court certifying no
appeal has been filed in respect of the Vesting Order:

(vi) -all documents contemplated by Subsection 2.10{d) ‘which require
-execution by the Purchaser, duly exesuted by the Purchaser; and

(i}  all the documents, cerlificates, agreements or assurances oxpressly
contemplated by this Agreement or reasonably required by the Vendor's
Solicitor,

(@) The closing deliverigs of the Vendor shall be forwarded by the Vendor's Soficitor
' to the Purchaser’s solicitor in trust on reasonable trust conditions.

2141 ‘Possession

Subject to the. terms of this Agreement being complied with and the balance of the Purchase
Price, as adjusted, having being pald in accordarice with ffie terms 6f this Agreement, the Vendor
shall-oty the Closing. Date deliver possession of the Hote! Property to the Purchaser subject only
to the tenants' rights pursuant to the Leases and the rights of guests and other users or occupants
of the Hotel on thie Closing Date.

ARTICLE 3 - REPRESENTATIONS AND WARRANTIES

31 Representations and Warranties of the Vendor

The Vendor reptesents and warrants to the Purchaser as at the date of this Agreement and as at
the Closing Date that;

{a)  the Vendot is-not a non-resident persoh within the meaning of section 116 of the
Ihcome Tax Act (Canada); and

(b)  the Vendor is registered under Part IX of the Excise Tax Act {Cariada) with
registration number 122473518 RTO006.

The Vendor makes no representations as to residency of the owner(s) of the Hotel Property and
will make no répresentations or declarations about that at closing. The Purchaser hereby warrants
and represents-to the Vendor that the Purchaser has made reasonable inquiry within the meaning
of 5,116 (5) (a) of the Income Tax Act and is satisfied that the registered or beneficial owner(s) of
the Hotel Property is, or if more than one are, Ganadian residénts. The Purchaser agrees that
upon completion the. Purchaser will pay fo the Vendor, subject only to thase adjustments. to which
the Vendor has agreed in writing, the full purchase price- owing on the purchase under this
Agreement without holdback under 8.116 (5) of the Income Tax Act or related sections and, to
_ the exient necessary, has incorporated any assoclated risk intc {he Purchase Price,

3.2 Purchaser's Representations and Warranties

Thie Purchaser represents and warrants to the Vendor as at the date of this Agreement and as at
the Closing Date that:
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()

()

(d)

the Purchaser (if a nominee corporation in accordance with Section 7.9 hereof) I
a corporation duly incorporated, organized and subsisting uader the laws of the
Province of British Columbia;

the Purchaser has good and sufficfent corporate power, authority and right {o enter
into and deliver this Agreement and fo complete-the transaction to be completed
by the Purchaser contemplated hereby;

this Agraement constitutes a valid and legally binding obligation of the Purchaser;
and

the Purchaser Is or will be on Closing registered under Part IX of the Exclse Tax
Act (Canada) and that lts GST registration number is - .

The Purchaser acknowledges that the Vendor is relying upon such
representations, warranties and/or covenants without which the Vendor would not
have entered into this Agreement,

ARTICLE 4 - COVENANTS

41  Govenants of the Vendor

(@

(b)

{01944276:23

Within ten (10) Business Days of the date on which the last of the parties executes
and dellvers this Agresment, the Vendor will deliver to thé Purchaser the following
materials. (the “Materials®):

6] copies of-the Contradts in the Vendor's possession or under its control:
@) copiss of the sité plans in the Vendor's possessiofi or under Its control;

(i)  copies of all inspection reports in the Vendor's possession’ or under its

controf; S

(iv)  coples of all Leases;

(v) 4 list of all of the employees which, to the knowledgs of the Vendor, are
. involved with the operation of the Hotel, Which list shall indicate whether
such employees are part-lime or full-time; on active duty-or are on short-
term of long-terni disabliity or-on materily or patemity leave, the annual

salary and other compensation, orths rate of pay if other than on an annuat

basis; and the length-of employment of each employee. The Vendor shall
also provide complete coples: of all employment and consulting contracts
_in the Vendor's possession or under its control:

The Vendor sells the Hotel's assels on an “as Is, where is” basis and there Is no

‘warranty, express or implied, as to description, classification, qualily, quantity,

condition, title, merchantability, fithess for purpose, valye and without limiting the
foregoing, any and all statutory conditions and warrajties are to be waived by the

Purchaser.,
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Without limiting the generality of any other provision hereof, if the Vendor or any
persen onits behalf provides the Purchaser with any Information (including, without
limitation, due dliligehce matetials in its or their possession or control) concerning
the Hotel Lands Property or the Hotel Property, such as, without limitation, the
items listed in Subsection 0(a) or any appraisals, engineering reports,
environmental studies, elcetera, such Informaflon (the *Information®) is provided
strictly on the nderstanding that neither the Vendor nor anyone on its behalf or
for whom at law they may be liable, makes any representation, dectarations or
wairanties, express or implicit, as. to the accuracy or completeness of such
information, The Vendor expressly disclaims any and all liability for any errors or

omissions relatéd to or concerning such Information including its lack of

completeness, Neither the Vendor nor anyone acting on its behalf or for whom at
law-It may be llable, shall be under any obligation to take any actions whatsoever
to consider the contents of the Information, its: accuracy, completeness or
relevance; the Purchaser assuming all such responsibility. The Purchaser will not
make or advance any claim against any third parly with respect to stch Information
where such third parly might, in relation thereto, have a right to third parly or
otherwise make a claim against the Vendor.

4.2.  Govenants of the Purchaser

@

B )

(©)

(@)

{01944276;2)

The Purchaser shall indemnify and save harmless the Vendor from and against

any and all obligations, liabilities (whether accrued, actual, contingent:or otherwise)-

expenses, costs, penalties, claims and demands whatsoever:

() indurred directly or indirecfly in connection with or arising out of any breach
of any of {ts representations, warranties, covenants or agreements
contained I this Agreement; o

(i) arlsing out of, resulting from or relating to liabllities of the Vendor expressly
assumed by the Purchaser hersunder,

The Purchaser shall be liable for and shall pay all land fitle registration fees in
connection with the conveyance and transfer of the Hotel Property by the Vendor
to the Purchaset, and all fees relating to the assignment of or obtaining of, any
permits, licenses or other consents or permissions required by the Purchaser to
operate the Hotel after the Closing Date. .

The Purchaser shall preserve those of the documénts, books and records which It
acquires from the Vendor in respect of this transactlon for a period of six (6) years
from the Closing Date, or for such longer period as is required by law; and shali
permit the.Vendor and its authorized representatives reasonable access to those
documents, books and racords in connection with the affairs of the Vendor for such
period. The. Vendor agrees to pay to the Purchaser the Purchaser's reasonable
costs incurred in corinaclion with providing access fo such documents, books and
records.,

The Purchaser shall be responsible for obtaining; and for any cost assoclated with,

any consent or approval which may be required for the assignment of -any

franchise; license, permiit, agreenient, contract or comttiitment whatsoever formiing
. part of the Hotel Property.
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4.3 Employees

(a)  Provided the Purchaser completes ths transaction set out herein, the Vendor shall
-terminate all Employees effettivé as of the Closing Date and be responsible for all
ftems- in respect of Employess, including, without fimiting the generalily. of the
foregoing, premiums for Employment Insurance, payroll tax and Canada Pension
Plan, accrued vacation pay, wages, salaries and ¢ommissions, employas Herefit
plan payments; required notice of ‘termination and severance for each of the
Employees accruing up to. and following the Time of Closing.

{b} Prior to the Closing Date, the. Vendor shall make all deductions required by faw or
by contract to be made from employee wages or salarles and will remit the
amounts deducted and all related emmployer contributions réquired to the
authorities or entities entitled to receive payment of such amounts.

ARTICLE & - CLOSING ARRANGEMENTS

8.1 Examination of Records arid Hotel Property

Following payment of the Deposit as required hereunder, the Vendor shall permit the Purchaser,
through its agents and representatives and upon reéasonable notice; to continue fo make such
reasonable investigation prior to the Time of Closing of the Hotel. Property as, the Purchaser
congiders necessary or advisable.

5.2  Riskof Loss

(@  Until the Time of Closing the Hotel Praperty shall remain at the risk of the Vendor
and the Vendor shall maintain the policies of insurance currently maintained by it
in respect of loss or damage to.or any other casually in respect of the Hotel
Property. ,

(b)  In the event of any damage of destruction (‘Damage’) to the Hotel Property
. oceurring before the Time of Closing In respect of which the: Vendor and. the

Purchaser, acting reasonably, estimate that the ¢ost of repait would be FIVE

HUNDRED THOUSAND DOLLARS ($500,000.00) or more, the Vendor ‘shall

torthwith give written notice to the Purchaser and’ the Purchaser shall hava the
option, exercisable by writteh notice delivered fo the. Vendor within five (6)
Business Days of receipt of the Vendor's notice, of either terminating this
Agresment or closing.the fransactions contemplated hereby in which Jaiter event,
the het proceeds of the Insurarice policies maintained by the Vendor shall at such
Aime as they are paid to the Vendor, be paid to and betome the property of the
Purchasar. .

{©  Inithe event of any Damage to the Hotel Property occurting before the Tiie of
Closing In respect of which the Vendor and the Purchaser, acting feasonably,
estimate that the cost of repalr would be less than FIVE HUNDRED THOUSAND
DOLLARS ({$600,000,00) and which would not have a materlal adverse effect on
the abllity of the business of the Hotel to be. conducted in the ordinary course
thereof- following such damage, the Purchaser shall close the transaction
contemplated hereby and the net procesds of the insuréance policles maintained
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by the Vendor shali, at such time as they are paid to the Vendqr, be paid fo and

become the property of the Vendor.

6.3  Adjustments to Purchase Price

(@)

by

(o)

{01944276:2}

The Purchase Price shall be adjusted to fake account of real estate and property
taxes, utilities, fuel, rent payments and receipts, prépaid rents, and advance
deposits as of the Closing Date, with the Closing Date baingfor the account of the
Purchaser. Room reventies for the night preceding closing shall be divided equally
between the Vendor and the Purchaser. The Vendor shall be entitled to all
revenues from the Hotel Property through and iricliding the fast full day prior to the
Closing. Date, Vendor shall receive the income and shall be charged for the
expenses alfributable ta any restaurant or bar facility which remains open after
11:59 p.m. on the day preceding the Closing Date (the "Gut-Off Time") until such
facllities are closed on the Closing Date. At Closing, there shall be Ihcluded in the
Hotel Property and there shall be added to the Purchase Price:

(.  atface valie, the petly cash funds at the Hotel Property as of the Cut-Off
' Time; and

(ii)' at fage value, the guest ledger recelvables as-of the CUt-Off Time for guests
staying at the Hotel Property on {hie Closing Date with the .appropriate
shared allocation for the Closing Date deseribed above. -

“The addiflons to the Purchase Price consisting of the petly cash funds and guest

ledger recelvables as determined above shall be paid to the Vendor at closing by
4 credit to the Vendor in the computation of the adjustments on the Closing Date.
Except for the palty cash funds and guest ledger recelvables, all cash, cheques
and other funds (whether in the form of riotes or cther seourity) locatéed at the Hotel
Properiy or pertaining to the Hotel Praperty as of the Cut-Off Time and batances
on deposit to the oredit of the Vendor with banking institutions shall, at the Time of
Closing, be retained by the Vendor and are not included In this purchase and sale.
No adjustient shall be made for any revenues, other than the guest ledger
recsivables desciibed above, which remain uncollected as of the: Cut-Off Time;
provided, however, the Vendor shall. be obligated to reimbirse Purchaser for all
guest ledger receivables purchased at face valus by Purchaser at Closing but
uncollected by the Vendor within ninéty .(90) days after the Closing Daté so lohg
as Purchaser has made a good faith effort ta collect all amounts owing and unpaid
under such guest ledger receivables. Purchaser shall, contemporansously
reassigr to Vendor all guest ledger receivables for which Vendor reimburses iha
Purchaser aceording to the immiediately preceding sentence. If elther the Vendor
or the Purchaser receives révenuss from the Hotel Praperty.on or after the Closing
Date and the other party is entitled to such revenues, the receiving parly shall
Immediately remit said revenues to the other party. All sums recelved by the
Veyidor-or the Purchaser after the Closing Date which are not designatéd by the

remilting party to be credited against particular obligations shall be deemed

applicable to the oldest obligations first.

Notwithstanding the terms hereof, thie: Vendor covenants that it will riot commence
a lawsujt or collestion prosesding agafnst any retall or office tenant of ifie Hotel
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Properly with respact to such sums without prior written consent of the Purchaser,
which consent shall ot be unreasonably withheld.

54  Post:Closing Adjustments

The Vendor and the Purchaser agree that, to the extent items are prorated or adjusted at Glosing
on tha basis of estimates, or are not prorated or adjusted at Closing pending actual receipt of
funds or compilation of information upori which such prorations or adjustments are to he based,
'each of them will, upan a proper accounting, pay to the othier stich anourits as may be necessary
‘'such that the Vendor-will receive the beriefit of all income and will pay all expenses of the Hotel
Property through and including the last full day prior tothe Closing Date and Purchaser will recelve
the benefit of all income and will pay all expehses of the Hotel Property from and after the Closing
Date, Ifthe Purchaser racelves any bill or invoice that relates to periads prior to the Closing Date,
the Purchaser will refer such bill or invoice to the Vendor and the Vendor agrees to pay such bill
or Invoice promptly upon receipt unless it is bona fide disputing same In which lalter event it shall
diligeritly prosecute such dispute. Any rental or other Income including, but not limited to,
percentage rentals, overage rentals, common area maintenarice charges, tax reimbursements,
utility charges, and other amounts payable to the owner of the Hotel Property that are payable for
the perlod prior to the Closing but, as of the Closing Date, have not besn received by the Vendor,
whether bécause such amounts are-delinquent or because such amounts are not yet due, shall
not be protated at Closing, but shall be equitably adjusted after the Closing (but as of the Closing
Date) when and if such amounts are réceived by the Purchaser.. With respect to any Recelvables
dus and owing as at the Closing Date, to the extent that they are not collected by the Purchaser
Within' 90 days after the Closing Date and remilted to the Vendor to the extent the Vendor is
entitled to the same, then the Vendor shall be entitied to pursue:such Receivables to thé full extent
possible.

The Purchaser hereby acknowledges that the Vendor is in the process of appealing the 2020 and
2021 assessed valuss of the Hotel Lands which may resultin a readjustment or rebate of proparty
taxes paid I respect of 2020 and to be paid in réspect of 2021. The Purchaser shall assume
cartiage of same on the Closing Date and shall prosscute same diligently and In good faith
providing the” Venhdor with updates upon request from time-to-tithe, Thé parties hereby
acknowledge and agree that if such appeals are successful, any and all rebates In this regard will
he paid to the Purchaser and, afler deduction of reasonable out-of-pocket expenses éxpended
by the Purchaser in condusting the appeals andfor seeking redssessment’ including any
sommiissions andfor fees payable to agents or constiltants, all rebates will be shared belween the
Vandor and Purchassr on a pro rata basis determined by reference to their réspective periods of
ownership of the Hotel Lands in the applicable calendar year to which such readjustiment or rebate
relates. The Vendor agrees to execute and deliver on the Closing Date such directions andfor
authorizations in this regard which are reasanably required by the Purchasér on or before Closing
andlor post-Closing, as requested by the Purchaser.

55  Food, Liguor; Beverage & Supplies Inventory

No later than five (5) days priar to the Closing Date, the Vendor shall prepare and provide fo the
Purchaser a wiittenj Inventory report. This report shall set out the price paid by the Vendor for
each Item of Inventory {excluding GST) and the guantity of each item the Vendor estimates will
be Jocated at the Hotel as at the Closing Date. On 'the morning of the. Closing Date, &
representative of the Vendor, in thé presence of a representative of the Purchaser, shall conduct
an inventory and update the Inventory repert to reflect acltal quantities on hand and shall provide

it to the Purchaser. The price to be paid for each Inventory item purchased shali be the price paid /
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by the Vendor for such itemexcluding GST. The Purchaser shall pay to the Vendor the purchase:

price for the Inventory items purchased on the Closing Date asa Post-Closing Adjustment.

6.6  Purchase from a Recsiver and Manager and the Vesting Grder

Notwithstanding any term or sandition to the contrary i this Agréement the parties hereto agree

as follows:

@

(b)

()

)
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The Vendor is the Gourt-Appointed Receiver and Manager without securily of the
Assets, Properties and Undertakings of 366746 Holdings inc. dba George Dawson
Inn (“D. Manning & Associates Inc.”) pursuant to a. court order (the
“Receivership Order™ in Proceeding. No. $1913345 (Vancouver Registry) {the
“Procesding”) of the Court and riot In its personal capacity, and the Vendor agrees
to present this Agreement 10 the Court for approval and for the granting of the
Vesting Order, and in so dolng is not confractually or otherwise liable to any party
in any way. Notwithstanding anything herein to the. contrary, the Purchaser
acknowledges that the Vendor is acting only in stch representative. capacity
pursuant to the Recelvership Order and that the. Vendor shall have- no liability
whatsoever under, as a result of or in relation to the. entering Into or carrying cut
the-transaction which is the subject matter of this Agresment.

The Vendor shall deliver fitle to the Hotel Property free and clear of all
encumbrances of the parties to the Proceeding in accordance with the térs of the
Vesting Order except subsisting conditions, provisos, reéstrictions, exceptions and

reservations, including royalties, contained in the original grant or contained inany

ather grant or disposition from the Grown, régistéred or pending restrictive
covehants and rights-of-way in favor of utliities and public authorities, exisling
tenancles, if any, and except as otheiwise set out hereln.

If there are existing registered financial charges to be paid under the terms of the
Vesting Order, the Vendor may wait to pay siich existing financial charges until
immediately after receipt of the Purchase Price but, in'this event, the Vendor may
pay the Purchase Price to the Vendor's Soligitors in trust, on undeitakings to pay
those financial charges in aceordance with the Vesting Order,

If the Purchaser is relying upon a new mortgage to finance the Purchasé Price, the.
Purchaser, while stilf required to pay the Purchase Price on the Closing Date, may
wait to pay the Purchase Price to the Vendor until after the leasehald assignment:
referred to in Subsgction 2.10(b)(il) and tiew martgage documents have been
lodged for registration in the appropriate Land Title Offics, but only-if befote such
lodging the Purchaser has:

0} made available for tender to the Vendor that portion of the Purchase Price
hot $écured by the new mortgage,

(i1 fulfilled all of the new mortgagee's canditions far furiding e}(céptlo‘dgmg the
mortgage for registration, and ) ’

(i)  made available to the-Vendor @ lawyer's or notary’s undertaking to pay the

Purchase Price upon the lodging of the transfér and new mortgage
documents and the advance by the mortgages of the mortgage proceeds. /..
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The Purchaser accepts the Hotel Property “as is, where is* as of the Closing Date
and covenants and agrees fo save the Vendor harmless from any and all claims
resulting from or relating to the age, fithess, condition, zoning, lawful use, or
eircurastances and location of the Hotel Property, and agrees to accept the Hotel
Properly subject to any outstanding work orders or notices or infractions-as of the
date of closing and subject to the exlsting municipal or other governmental by-
faws, restrictions or orders affecting its use, Including suhidivision agreements,
coverants, caveats, rights of way and easements.

The Purchaser acknowledges that the Vendor Is making no rapresentations and/or
warranties of any nature or kind whatsoever with respect to the Hotel Property.
The Purchaser acknowledges that it has refled entirely upon its own inspection and
investigation with respect to quantity, quality and value of the Hotel Property and
its suitability for any purpdse, including occupaney, development, of derivation of
value,

The Purchaser acknowladges and agrees that the Vendor makes no
representations. and/or warranties of any nature or kind whatsoever with respect
ta: the title, fitness, condition (including environmental and economic. condition),
zoning or lawful (ise of the Hotél Property and agrees to acéept the Hotol Property

in a “as Is, where is" condition and subject to any outstanding work orders or
notices of infractions as of the date of closing and subject to the existing municipal
or other governmental by-laws, resirictions or orders affecting its use, iicluding

sub-division agreefnents, covehants, caveats, rights of way and easéments.

Without limiting the denerality of the foregalng or any ether provision hereaf, the’
* Vendor ackhowledges and agrees that there are no representations or warranties

with respact t0; : )

(Y thefitness, condition, zoning, licencing, or lawful use of the Hotel Property,
the Purchaser's inténded uses or development or redevelopment thereof;

@iy  whether the Hotsl Lands comply with any existing land use or zoning by-
laws or regulations or municipal development agreements or plans;

(i)  the location of any building$ and other iniprovements on the Hotel Lands
and whether such locations comply with-any applicable municipal bylaws
or regulations; :

(v}  whsther or not any buildings or improvement located on thé Hotel Lands.
encroach onto any neighbouridg lands of any éasements or rights of way,

(v)  whether or not any buildings or improvement logated on-any neighbouring
lands encroach onfo the Hotel Lands;

(vi) the size and dimensions of the Hotel Lands or any buildings or

improvements located thereon;

(vii)  whether or not the Hote! Lands {including any buildings located thereon)

are contaminated with any hazardous substance as so defined under the.

laws. of the Province. of Brilish Columbia or insulated with urea
formaldehyde insulation; or
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(viii)  income or expenses related to the Hotel Property andfor aryy businesses
condugcted thereon.

The Purchaser acknowledges that the Vendor is taking ne representations and/or
warranties of any nature or kind whatseever with respect to the Hotel Property.

“The Purchaser acknowledges that it has relled entirely upon its own inspection and

investigation with respect to quanﬂty quallty and value of the Hotel Property and
its suitability for any purpose, including occupancy, devetopment or derivation of
value,

The Purchaser acknowledges that the fixtures. and chaltels presently oh the
premises are to be taken by the Purchaser at the Purchaser's own risk completely,
without representation ar warranty of any kind from the Vendor as to the ownership
ar state of repair of any suoch fixturés and chattels. Without limitation, to the extent
that the Vendor is uniable to convey-fitle to any chaltels, separate arrangements
wiif have to be made by the Purchaser with any owner: of any chattels in order for
the Purchaser to take title io any chaltels.

The Purchasor acknowledges that any information suppliéd to the Purchaser by '

the Vendor or its agents or representatives is and was supplied without .any
representation or waranty, and that the responsibility for verification of any such

Information shall he wholly the responsibility of the Purchaser,

The Purchager hereby walves any requirement for the Vendor to provide to the
Purchaser a slte profilé for the Hotel Lands under the Environmental Management
Act of the Pravince-of British Columbia and any regulations in respact thereto.

The Vendor shall provide the Purchaser with only those keys to the premises
comprising the Hotel Property that are in lts possession.

This Agreetnent is subject to the Vendér obtainihg the Vesting Order. This
condition Is for the sole banefit of the Vender. If the Vendor is unable'to obtain the
Vesting Order, then the Deposit shall forthwith be-returned to the Purchaser and,
upon such payment, the Vendor and Purchaser shall also be reléased from all
other obligations hereunder.

The Vendor intéhds to-maximize the proceads of sale within the Gourt approval
process. This Agresment will become public information prior to the Courd approval
date, and the Purchaser acknowledges and agrees that other prospeclive
purchasers may attend In Court in person 6f by agent at the hearing of the motion
for thie granting of the Vesting Order and such prospective purchasers may make

competing offers which may be -approved by the Court. The Vendor may be.

compelled to advocate that the Court consider olher offars in order to obtain the
highest price for the Hate! Property. The Vendor gives no undertaking to advocate
the ascceptance of this Agreement. To protect its Interest in purchasing the Hotel
Properly, thé Purchaser acknowledges and agrees that a representative should
attend at the Court hearing for the granting of the. Viesting Order on behalf of the
Purchaser and be prepared there to make such amended or increased offer to
purchase the. Hotel Property as the Court may permit or direct, and it is
récomrended that the Purchaser seek indepandent legal advice. to advance its
own offer to the Court,

150 .




(0)

(p)

(a)

®

(s)

{01944276;2;

Acceptance of this Agreement by the Vendor Is pursuiant to the Receivership Order
and not as owner of the Hotel Property and will become effective from the time the
Vesting Order is granted. Untif such time, the Vendor is subject to the jurisdiction

and discretion of the Court to entertain other offers and to any further Orders the
Court may make regarding the Hotel Properly. Given its position and relationship
to other parties in the Proceeding and as an officer of the Cout, the Vendor imay
he compelled to advocate that the Court consider olher offers in order to obtain the
highest price for the Hotel Property. The Vendor glves no undertaking to advocate
the acceptance of this Agréeiment. In that regard the Purchaser must maks its own
arrahgements to support this Agreement in Court. The Purchaser scknowladges
that another parly or parties may aitend the Court on the date scheduled to hear
the Vendor's application for the Vesting Order for the purpose of submitling an
offer or offers to purchase the Hotel Properly, Notwithstanding the foregoing, the
Agreernent shall be deeméd irrevocable by the Purchaser except as expressly
otherwise stated in the Agreement:

This Agreement may bhe terminated at the Véndoi's sole option if:

()] -at.any {ime prior to the Vendor abtaining the Vesting Order, the Vendor

determines it Is inadvisablé to present this Agreement fo the Court;

(i) at any time prior to the. Vendor obtaining the Vest(ng Order, the security
which is the subject of the Proceeding is redeemed; or

@iy  the Court makes an order cancelling or changing the Vendor's power of
sale;

anid | in‘any such event the Vendor shall have no further obligations or liabliify to the-

Purchaser under this Agreement or otherwise, This condition is for the sole benefit
of the Vendor,

In.the.event that;

’

® the mortgagor or any other person shall become'entitled to redeem, assign

or place the mortgage in good standing and does so prior to the completlon.

ofthe sale; or

(i) the Vendor Is unable to complete the sale pursuant to the Vesting Order;

. then the Vendof shall have the right to terminate this Agreeriient and upon giving

written noticer to. the Purchaser that.it Is so doing, this Agreement shall be

cancelled, without interest or deduction. Writtén niotice shall be deerned fo he-

validly 'gi\xen if received by the agent or solicltor or notary for the Purchaser.

The Vendor shall not be required to furnish any title documents and shall only be
required to provide such deeds, coples thereof, of gvidence. of title s are in its
possesswn or control,

The Purchaser acknowledges and agrees thattime-will bg of the essence hereof,
and unless the balance of the cash payment {s paid or such formal agreéement to
pay the balance as may be necessary is entered into on or before the Closing
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Date, the Vendor may at its option either terminate or reaffirm this Agreement, and
in gither event the amount pald by the Purchaser, including without fimitation the
Initial Deposit and the Sacond Deposit will be absolutely forfsited to the Vendor on
acoount of damages without prejudice to any of the Vendor's other remedies.

{t} The Putchaser acknowledges and agraes to provide the het sale proceeds to
Owen Bird Law Corporation, In Trust, by way of wired transfer of funds,

{0y No property disclosure statement conce'ming the Hotel Property forms part of this
Agreement.

{v) Inthe event of Aany conflict or inc.‘ohs‘is'fency between the terms of this Seclion 5.6
and any other term in this Agreement, the tefms of this Section 5.6 shall prevall.

ARTIGLE 6 — GENERAL

6.1 Further Assurances

Each of the partles hereto shall from time to time execute and deliver all such further documents
and Instruments and do all acts and things as the other parties may, either before or after the
Closing Date, Yeasonably recjuire to effeclively carry out or better evidence or perfect the full interit
and meaning of this Agreement. '

6.2  Tlme of the Essence

Time shall be of the essence of this Agreement,

6.3 Legal Fees.

Each of the parties hereto shall pay thelr respective legal and accounting costs and expenses
incurred In conneclion with the preparation;, execution and delivery of thls Agresnent and alf
documents and instruments executed pursuant hereto and any other costs..and expenses
whatsoever and'howsoever incurred.

84  Public Announcements

Except as required by applicable regulatory authorities, no public announcement of press release
concarning the sale and puirchase of the Hotel Property shall be made by any of the parties hereto
without the prior written consent and joint approval of all other parties hereto. Notwithstandirig the
foregoing,. the Vendor acknowledges that the Purchaser may disclose the fact of the sale and
purchase tg any employees or other advisor for the-purpose of the. Purchasers due diligence and
financing and obtaining any necessary consents, licenses and approvals to the transaction.

Provided that the ‘Purchaser shall be responsible for ‘ensuring that such persons fo whom it

discloses such information also cormply with the foregoing confidentiality requirements.

6.5  Benefit of the Agréement

This: Agreement shall enure to the benefit of and be binding upon ihe respective Heirs, executors,
administrators; successors and permitted assigns of the parties hereto.

6.6 Entire Agreement

{01944276;2}
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This Agreement together with the Schedules attached hereto constitutes the entire agreement
between the parties hereto with respect to the subject matter hereof and caricels and supersedes
any prior understandings and agreements between the parties hereto with respect thereto. There
arte 1o representations, warranties, terms, conditions, undertakings or collateral agreements,
express, implied or statutory, between the paities other than as expressly set forth in this
Agresmaent, '

6.7 “Asls Wherels” -

The Purchaser acknowledges and agreés that the Hotel Property is being purchased on an “as:

is, where is" basis and.that in completing the transaclion contempiated in this Agreement, the
Purchiaser relies solely on its own Investigation. Any reports provided to the Purchaser by the
Vendor are not warranted to In-any way by the Vendor and the Vendor has not obtained letters of
transmittal respecting the same.

6.8 - Amendments and Waiver

No modification of or amendment to thls Agreement shall be valid or binding unless set forth in
writing and duly executed by each of the paities hereto and no waiver of any preach of any term
or provision of this Agreenient shall be sffective or binding unless made in writing and signed by
the party purporting to give the same and, unless otherwlse provided, shall be limited to the
specific breach walved. '

6.9  Assignment

Notwithistanding the foregoing, the Purchaser may on reasonable notice to the Vendor dssign any
of its rights or obligations under this Agreement 1o.any corporate entity or nomines of which the
Purchaser has contfol without the consent af the Véndor; provided however that notwithstandirig
any stich assignment, the Purchaser shall remalh liable to perform the Purchaser's obligations
herelnder and such assighmefit shall in ho Way release the Purchiaser from such obligations.
610 Notices .
Any demand, hotice or other communication to bé given in conpection with this Agreement shall

be given in writing.and shall be given by personal delivery, by registered mail or by fax addressed
to the recipient as follows:

To the Vendor:
D. Mahning & Assoclates Ine.
Court-Appointed Receiver and Manager of the Assets, Undertakings and Properties of
356746 Holdings Inc. dba George Dawsort Inn
Suite 520 ~ 625 Howe Street
Vancouver, B.C, V6C 276

Attention:. Mr, Alex E.H, Ng, LIT, CIRP-
Fax number: (604) 683-8327

To the Vendor's Solicitors:

Owen Bird Law Corporation

{01944276;2}
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Suite 2900, 595 Burrard Street
P.0O. Box 49130

Vancouver, B.C. V7X 15
Attention: Mr. Alan A. Frydenlund

Fax number: (6804) 683-0570

To the Purchaser:
it Mt Laudisio w

1082 Granville Street
Vancouver, British Columbia
VBZ 1L5

E-maif addréss: canainvest@amail.com

To the Purchasér‘s Solicitors:

Andrews & Company.

2330 Ottawa Avenus

West Vancouver, British Columbia
VIV 289.

Attention: Mr, Jeffrey P. Andrews
Fax number: (604) 925-4662
.- »E-mail address: (604) 925-4682

or to such other address, individual or fax ntmber as may be designated by natice given by either
parly to the other. Any demand, notice or other communication given by personal defivery shall
be conclusively deerried to have been given on the day of actual delivery thereof and, if given by
registered mail, on the fifth Business Day following the deposit thereof in the mail and, if given by
fax; on the day of transmittal thereof If given during the normal business hours of the reciplent
and on the Business Day during which such normal business hours next oceur if not given during
such hours on any day. If the party giving any demand, notice or other communication kndws or
ought reasonably te kiiow of any difficulties with the postal system which might affect the delivery
of mail, any such demand, notice or other communication shall riot be mailed but shall be given
by personal delivery or by fax, '

6.41 Governing Law and Attorfiment

This Agreement shall be governed by and construed in accordarce with the faws.of the Province
of British Columbia and the laws of Canada applicable therein.

T 612 Severability

:If any provision of this Agreement is found to bie llegal ar unenfdrceable, such provision shall b
sevared from this Agreement and such finding shall not-affect the legality or enforcaabifiy of any
other provision of this Agreement.

(019442762}
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6.13 Counterparts and Facsimile

This Agreement riay be executed in separate couhtefpar’ts, each of which shall be an originat
hereof. Delivery of executed coples of this Agreement by facsimile transmission shall be as
effective as if- dellvered personally.

IN WITNESS WHEREOF the parties have executed this Agreemeht.

Purchaser’s Signature,

Witness; \éw\:-\‘\\ ADISS LT @‘-

Print Name: MARIO LAUDISIO

D. MANNING 8 ASSOCIATES INC.

INITS CAPACITY AS RECEIVER AND )
MANAGER OF THE ASSETS, UNDERTAKINGS
AND PROPERTIES. OF 366746 HOLDINGS INC,
dbha GEORGE DAWSON INN

(not in its personal capacily)

{01944276:2)




SCHEDULE A
LEGAL DESCRIPTION

Legal Descriptions:.

PID: 006-931-052
Lot 4 Section 10 Township 78 Range 15 West of the 6" Meridian
Peacs River Distiict Plan 24114

PID: 006-931-944 ‘ o
Lot.3 Seclion 10 Township 78 Range 15 West of the 6% Merldian
Peace River District Plan 24114
PID: 008-324-212 A
Parcel A (Plah 26555)-of Lot 2 Section 10 Township 78 Range 15
West of the 6% Metidian Peace. River District Plan 24114

Civic Address:

11705 8 Strest
Dawson Creek, B.C. V1G 4N9

{01944276;2}.
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SCHEDULE'B
PERMITTED ENCUMBRANCES

All charges, liens and interests listed in the attached Title Search dated February 16, 2021,
except for Morigage BBG80604, Assignment of Rents BB680605, Morigage CA5967608,
Mortgage CA7062860 Judgement CA8023458 and Judgement CAB023461 and all subsisiing

conditions, provisos, restrictions, exceptions and reseivations, including royalties, contained in.

the origihal grant. or contained in any other grant or disposition from the Grown, registered or
pending restrictive covenants and rights-of-way in favor of utilities and public authorities, existing
tenancles or sub-fenancies, if any. -

{01844276,2} {o1679852;2
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SCHEDULE ¢
LEASES

Nil

(01679862;2
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SCHEDULE D
CONTRACTS
1. Intello Techn;)lpgies Inc. Equipment Rental Agreement #R1712161 dated sffective
Detember 15%, 2017

2. Divarsey Canada, Inc. Standard Dishwashing Machine Agreement made January 10%,
2020

3. Altus Group Limited Contract re: Real Estate Tax Program dated Aprit 10, 2020

4, Aim Trucking Gontract will be enitered into-to replace an existing Wagte Management
contract for garbage disposal

{01944276;2} (01679852;2
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- SCHEDULE E
THIRD PARTY OWNED ASSETS

1. 3 Pepsi Vending Machines {one on gach floor) PepsiCo

2. 1 Coke Machine (bottom floor) Coca Cola

3 1 single door Pepsi Cooler (old liquor store) PepsiCo

4. Double Door Coke Cooler {old liguor store) Coca Cola

5, 3 smiall Red Bull Coolers Red Bull

8.  Fountain Pepsi Machine PepsiCo

7. Double Coffee Maker (restaurant) Van Houlte

8. 80 Keurig Machines (one in each room) Van Holutte

9. Dishwasher (loungs) Ecolab

10.  Kitchen dishwasher Diversey

11.  Juke Box Machine (lounge) Hi Score Amusements
12, 2 Photocopiers Hi-Tech

13.  Bank Machine Jade Cash

14.  WIFi Equipment Intello \
16. Ol Bin

18,  Recelvers in Lounge Bell ExpressVu

17.  Flip Charts, 2 cabinets, flags, poles, misc. itéms Rotary/Dominion Gity
18.  Dishwasher in lounge ECO Lah
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SCHEDULE F

LIQUOR LICENCE AND FOOD PRIMARY LICENCE

1) Liquor Primary Licence, #021832, expires May 31, 2021 .
2) Food Primary Licence, #042999, expires May 31, 2021

{01944276;2)
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SCHEDULE G
FURNITURE AND EQUIPMENT

The below list is the estimated Furniture and Equipment, which list shall he subject to minor
changes ot adjustment from time to time,

Lounge:

{ pool table
1-popeorn machine

7 televisions :

1 - 2 tap portabile draft system

14 bar chairs

54 single chairs

17 — 2 parson tables
4 — 4 person booths
POS systerm

Banquset rooms:

-<

1 projector

2 portable screens

3 portable bars

350 chairs

30 round tables

22 8ft tables

20 6ft tables

4 cordless microphones
2 standup speakers

Restaurant:

2 despfryers

2 convection ovens
2 floor pot burners
1 -8 burner stove
1 - 4ft flattop grill

2 line coolers

1 upright line freezer
1 ice maghiine
1-3 1t BBGQ gilll
1-20 gt mixer

1 =12 inch slicer

1 —3 door heer gooler
36 tables

56 chairs:

POS system

10 chafing trays

Misc, pols and pans

Dishes for approximately 300 person banquet

{01944276;2)
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- 81 televisions

- 86sitting chairs

~ 8 king heds

- 115 queen beds

- 6Bools

- B2desks

~ 79 desk chairs

- 83 dressers

- 105 nightstands

- 77 iroris

- 73ironing boards

- 80 blow dryers

- 83 mini fridges

~ 13 ¢otiches

= 79 mirrors

- 79floor lamps

- 78deskK Jamps

- 89 nightstand lamps
- 83 microwhaves

- 143 artworks

- 80 luggage racks

= 4 coffep tables

- Atables

- 7end ablas

« 78 glarri clocks

- 576 pillows

- 2 dresserffridge/TV units
- A double glass door coolers

2 computer termiinals o
- 2 televisions. ‘

- 2 couches
.~ 1 coffés table

- 4 luggage carls

- 1ice machine

= 5housekeepirg carts

- 4vacuums .

- 3front desk compulers

All hotel room coffes machines are owned by Van Hottte.

Quantities are approximate and may:be suibject to minor changes,

{01944276:2)
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No. S-1913345
Vancouver Registry

IN THE SUPREME COURT OF
BRITISH COLUMBIA

BETWEEN:

VANCOUVER CITY SAVINGS CREDIT UNION

Petitioner
AND:
356746 HOLDINGS INC. doing business as
THE GEORGE DAWSON INN
507016 B.C. LTD.
LUXOR HOLDINGS INC.

UMEDALLI THOBANI also known as
UMED THOBANI and TONY THOBANI
THE ESTATE OF AMINA THOBANI
MANOHAR ALEXANDER SAVUNDRANAYAGAM
BLUESHORE LEASING LTD.
ROYNAT INC.
1156600 B.C. LTD.
GROUPEX SYSTEMS CANADA INC.

Respondents

AFFIDAVIT

OWEN BIRD LAW CORPORATION
P.O. Box 49130
Three Bentall Centre
2900 - 595 Burrard Street
Vancouver, BC V7X 1J5
Attention: Heather A. Frydenlund
File No. 23024-0091
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