i
AltusGroup

Office Market Update - Q2 2010

National Office Investment Market Review

Office Sales Transactions and $Volume
All of Canada, Greater than $10 Million
Closed and Confirmed
Asset Class 2007 2008 2009
Closed Closed Closed

Deals $ Volume Deals $ Volume Deals $ Volume
Vancouver 10 $403,825,000 8 $256,829,091 10 $567,815,000
Edmonton 10 $594,437,004 6 $383,780,646 3 $150,700,000
Calgary 15 $1,049,672,522 15 $1,026,231,577 5 $195,487,815
Toronto 25 $1,947,540,196 23 $1,926,820,613 15 $600,918,620
Ottawa 10 $1,769,504,832 3 $105,400,000 3 $126,200,000
Montreal 12 $1,181,845,838 10 $1,148,065,000 3 $145,034,801
Other 9 $309,164,448 8 $310,161,218 2 $119,000,000
Total Office Transaction: 91 $7,255,989,840 73 $5,157,288,145 41 $1,905,156,236

Total of All Assets Types 433 $17,673,300,989 293 $11,914,195,371 136 $4,444,432,005

For deals greater that 10 million dollars, transactional activity for the nation decreased nearly 20% between
2007 and 2008 and a further 44% over 2008 and 2009. Vancouver was the only market with improving
conditions between 2007 and 2009. In 2009, there was reduced deal activity in the first half of the year,
with the notable exception being the sale transaction of Bentall V in Vancouver. The latter half of 2009
witnessed an overall improvement in sale activity for the office market, particularly in Eastern Canada. A
brief summary of major office transactions since early 2009 is provided on the following page.

There currently remains limited availability of Tier I office available for sale in major Canadian office markets.
Ottawa, Vancouver and Halifax markets are exhibiting the lowest availability in their respective downtown
districts, which support a stronger investment profile. Although there is weakness attributable to new supply
risk in other major markets (i.e. Calgary / Toronto), there still remains office product that continue to
demonstrate good income characteristics.

The following is a snapshot of Mean OCR's for flagship AA Office buildings across major Canadian cities, with a
list of investment activity displayed below:



Office Market Update - Q2 2010

ITS Historical Mean OCR's

Q1 2010 - Rolling Five Quarter
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Notable Sales Since Q1 2009

Complex City Closing Date Adjusted Price $P.S.F
EDC Building Ottawa, ON 11/1/2011 $165,450,000 $352
Interplex - Opus II Calgary, AB 3/1/2010 $70,000,000 $316
Adelaide Place Toronto, ON 1/18/2010 $211,500,000 $323
77 Bloor St W Toronto, ON 12/15/2009 $96,500,000 $261
60 Bloor St W Toronto, ON 12/15/2009 $90,100,000 $352
Stampede Station I Calgary, AB 7/14/2009 $74,000,000 $457
The Grosvenor Building Vancouver, BC 6/30/2009 $84,000,000 $412
Bentall V Vancouver, BC 5/21/2009 $298,500,000 $510
Cityplace Winnipeg, MB 5/4/2009 $81,500,000 $180
Phase II Bell Canada Montréal - Verdun, QC 3/25/2009 $91,694,801 $396
Atco Centre Edmonton, AB 1/13/2009 $110,000,000 $385
i

AltusGroup



Office Market Update - Q2 2010

Office Leasing Overview (Q2 2010)

VANCOUVER

Availability rate for the Greater Vancouver Market was 10.8% in Q1 2010. The Greater Vancouver Market
witnessed an increase of 50 bps since last quarter and an increase of 360 bps since Q1 2009.

The last time availability in Greater Vancouver was over 10% was in Q1 2005. Current availability levels are
still off the peak achieved in Q4 2003 (14.3%). The Downtown and North Shore districts continue to lead the
market, while the Suburban district is displaying the most weakness (i.e. Burnaby, Richmond) with the Class
“"A” segment demonstrating this circumstance.

Total Available Area & Rates by District

Greater Vancouver Market C ha nge
Class - All i from
; i Last
g District Rate  Quarter
= Greater Vancouver  10.80% 50 bps 360 bps
e : ) Downtown 7.10% -20bps 160 bps
" =i TR S North Shore 8.00% 40 bps 480 bps
0.0 S - |
oownTowN ] Suburban 16.70% 150 bps 650 bps
[ cuass a W cwsso [ cursse Vancouver Periphery 8.60% 60 bps 250 bps

Greatest Change in Occupancy (Last 3 Months)

Building Are(as(;:.?: ;1 ge Location A\?:iilfti?l?ty

Greatest Decline

3700 Gilmore Way -46,892 Suburban 98.0%

6500 River Road -46,800 Suburban 73.1%
Greatest Increase

Central City 49,953 Suburban 23.4%

1045 Howe Street 42,515 Downtown 9.8%

Panorama Place 30,000 Suburban 25.7%

Absorption in Q1 2009 across the Metro Vancouver market was negative (-198,777 s.f.). Absorption did turn
positive toward the end of 2009 (234,159 s.f.) after three quarters of negative performance, while new supply
additions remained relatively moderate as a component of the entire market inventory.

Additional new supply risk is evident, with 1.138 Million s.f. under construction that are 12.30% pre-leased.
The majority of this supply is located Burnaby market, while the downtown district remains relatively muted
to the prospect of new entrants to the market within the short term.
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Historical Market Summary

z Demand Drivers Forecast
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For more information about the Vancouver Market please contact:
Pedro Tavares 778.329.9270 pedro.tavares@altusgroup.com
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EDMONTON

Availability in the Greater Edmonton Market increased 60 basis points (bps), at 9.4% for Q1 2010 over the
last quarter, and 300 bps for the past 12 months. Office space demand contracted both in the private and
public sectors, principally driven by a slowdown in the energy industry. Coupled with the shift in demand,
new office space has come onto the market in both the downtown and suburban sectors. Until there is
resumption in employment growth to work through the excess supply, fundamentals will remain soft.

Total Available Area & Rates by District
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Greatest Change in Occupancy (Last 3 Months)

Area Change Location Building
(sq.ft.) Availability

Building

Greatest Decline

4445 Calgary Trail S. -45,776 Suburban 35.8%
4723 52" Avenue -44,265 Suburban 99.9%
8525 Davies Road -30,511 Suburban 100.0%
Greatest Increase

2134 Premier Way 61,892 Suburban 0%
4810 93 Street 27,362 Suburban 0%
10020 - 100 Street 23,750 Downtown 0%

Absorption in Q1 2009 across the Greater Edmonton market was negative (-140,940 s.f.), did turn positive
for Q4 2009 (91,614 s.f.), but again has slumped in Q1 2010 (-127,000 s.f).

Edmonton’s first downtown high rise office building in 22 years is presently under construction in comprising

625,000 s.f., of which is 73% pre-leased and forecast to be added to the downtown market inventory in Q2
- Q3 2011.
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Historical Market Summary

Greater Edmonton Market A Demand Drivers Forecast
s Direction
Class - ALL z
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Annual Change Since 01 2009
AVAILABLE RATE (%) MEW SUPPLY (sf) CHAMNGE IN OCCUPIED AREA (sf)
Up 3.0 200,000 -562,540
For more information about the Edmonton Market please contact:
Keith Wensel 780.409.1720 keith.wensel@altusgroup.com

P
AltusGroup



Office Market Update - Q2 2010

CALGARY

Over the course of 2009, availability in the Downtown District increased to 13.1% (Q1 2010) from 6.9% a year
earlier. Similar trends were observed in the North, South and Beltline districts where availability soared from

2008 levels. For the Greater Calgary Market, sublet availability rose from 2.

2% in Q1 2009 to 4.5% in Q1

2010. The South Calgary district is the only area which has displayed some improvement since the end of the

2009, with availability declining 110 bps to 12.80% for Q1 2010.

Current availability levels are now in excess of the peak observed in Q1 2003 (12.8%). Significant new supply
is forecast to enter the market with eight buildings totaling 4.10 Million s.f. under construction which are 59.

60% pre-leased.

Total Available Area & Rates by District

Greater Calgary Market

Class - All

Im.m

2 B District
2 = Greater Calgary
g I P Z Beltline
g - Downtown
BELTLINE NORTH CALGARY North Calgary

[[Jcrassa M cLassE [[Jctassc SOUth Calgary

Greatest Change in Occupancy (Last 3 Months)

Area Change Location

Building

Change Change

from Last from Last

Quarter Year
13.10% 100 bps 620 bps
16.80% 130 bps 1060 bps
12.10% 150 bps 580 bps
14.90% 50 bps 470 bps
12.80% - 110 bps 600 bps

Building

(sq.ft.)
Greatest Decline

112 4" Avenue SW -151,000 Downtown
401 9™ Avenue SW -108,433 Downtown
411 1% Street SE -82,079 Downtown
Greatest Increase

215 9™ Avenue SW 222,295 Downtown
903 8™ Avenue SW 98,175 Downtown
140 10™ Avenue SE 77,643 Beltline

Availability

37.6%
24.0%
15.4%

43.5%
20.6%
71.3%

Despite positive absorption in Q1 2010 (32,903 s.f.) and Q4 2009 (129,599 s.f.), the Greater Calgary market

faced negative absorption of more than 1.3 million square feet over 2009.
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Historical Market Summary
Greater Calgary Market

Demand Drivers Forecast
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Up .2 2,912,570 -577.626

For more information about the Calgary Market please contact:
Jacob Hofer 403.508.7778 jacob.hofer@altusgroup.com
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TORONTO

Availability across the GTA market increased from 10.2% in Q1 2009 to 11.7% in Q1 2010. The East / West
districts are displaying the greatest availability, while the Midtown district has the lowest amount of inventory
available and is displaying improving conditions.

GTA availability at 11.7% is still below of the peak observed in Q2 2003 (13.8%). There are currently 11
office buildings under construction in the GTA (2,147,220 s.f.) that are 52% pre-leased, with 2 buildings
located in the downtown district (880,176 s.f.).

Total Available Area & Rates by District

Greater Toronto Market Cha nge Cha nge
Class - All ) fl‘0m from
Last Last

District Rate Quarter Year

12.5%

SQUARE FOOTAGE (000,000s)

o 4+ N w & o o

5 Greater Toronto 11.70% 30 bps 120 bps

— B . Downtown 10.60% 10 bps 180 bps

- I; SE . e ' East 14.40% 70 bps 120 bps

prows e e 0 — Midtown 8.50% - 200 bps - 200 bps
— icses ilccas North 9.20% 10 bps 190 bps
West 13.50% 110 bps 240 bps

Greatest Change in Occupancy (Last 3 Months)

Area Change Location Building
(sq.ft.) Availability

Building

Greatest Decline

22 St. Clair Avenue East -54,126 Midtown 19.4%
5000 Yonge Street -52,984 North 11.3%
4 Robert Speck Parkway -50,974 West 25.4%
Greatest Increase

333 Bay Street 166,687 Downtown 25.8%
2050 Derry Road West 88,586 West 29.0%

Consistent with other major Canadian office markets, absorption turned positive in Q4 2009 (688,106 s.f.)
after being negative for the previous three quarters with a net loss of 1.50 Million s.f. for the year. For Q1
2010, absorption was particularly strong in the downtown district, with 323,350 s.f. of positive absorption.
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Historical Market Summary Demand Drivers  Forecast
Greater Toronto Market g Direction
Class - ALL :
8 Availability D e
4 g New Supply
Absorption Gl
2.0 ks AN I AN T S AR
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Rental Rates

NEW SUPPLY CHANGE IN AVAILABLE
. . OCCUPIED .
Annual Changs Since 01 2009
AVAILABLE RATE (%) MEW SUPPLY [sf) CHANGE IN OCCUPIED AREA (sf)
Up 1.5 4,520,742 -597,124

For more information about the Toronto Market please contact:
Cheryl Farrow 416.227.7050 cheryl.farrow@altusgroup.com
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OTTAWA

Availability rate for the Greater Ottawa Market stood at 7.3% for Q1 2010, and is the lowest across major
Canadian cities. Increase in availability experienced in 2009 was 140 bps from 12 months prior, which is
higher than the increase experienced in the Greater Toronto market. The Kanata and Byward Market districts
are displaying the highest amount of availability, while the Gloucester, Ottawa East / West districts have
shown signs of improvements.

The last time availability in Greater Ottawa was at over 10% was in Q1 2005, with this period reflecting the
last peak achieved in the last 10 years.

Change
Total Available Area & Rates by District from Change
Greater Ottawa Market
Class - All LaSt from
. z District Quarter Last Year
—_— & Greater Ottawa 7.30% 40 bps 140 bps
- Byward Market 17.20% 40 bps 480 bps
g o0 £ Centretown 7.60% 0 bps 110 bps
L £ - Gatineau 1.20% 20 bps 50 bps
I ==l W . & .| Gloucester 3.30% -110bps 20 bps
wo| SE £ 85 S E £ ot N R Kanata 23.70% 90 bps 450 bps
¢ BYWARD MARKET (}A‘ﬂnu KANATA OTTAWA DOWNTOWN OTTAWA WEST Nepean 9.100/0 10 bpS 0 bpS
CENTRETOWN GLOUCESTER HEPEAN OTTAWA EAST Ottawa Downtown 4500/0 80 bps 190 bps
[ cusssa W cussse [ewsse Ottawa East 4.30% -30bps - 10 bps
Ottawa West 6.20% 30 bps - 10 bps
Greatest Change in Occupancy (Last 3 Months)
S Area Change . Building
Building (sq.ft.) L Availability
Greatest Decline
1-9 Brewer Hunt Way -37,100 Kanata 79.3%
11 Hines Road -33,250 Kanata 43.8%
555 Legget Dr. -25,026 Kanata 34%
Greatest Increase
180 Kent Street 158,487 Ottawa Downtown 11.4%
750 Palladium Drive 55,604 Kanata 35.9%
21 Richardson Side Rd 37,100 Kanata 0%
11
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The Ottawa market has recently displayed improving occupancy, posting 445,902 s.f. (Q4 2009) and 255,056
s.f. (Q1 2010) of occupancy growth in the last two quarters.

There are 3 buildings under construction in the Ottawa market totalling 711,450 s.f. that are 97.2% leased,
with the largest being a 529,000 s.f. project being constructed in the Ottawa Downtown.

Historical Market Summary

E
Greater Ottawa Market g Demand Drivers Forecast
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AVAILABLE RATE (%) MNEW SUPPLY (sf) CHANGE IN OCCUPIED AREA (sf)
Up 1.4 410,500 327,472

Rental Rates Gy

For more information about the Ottawa Market please contact:
Stephen Higgs 613.721.7814 stephen.higgs@altusgroup.com
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MONTREAL

Availability in the Greater Montreal Market was 11.8% in Q1 2010, having declined slightly from Q4 2009
(down 10 bps), although it is still up 110 bps from 12 months earlier, The Laval and East End districts lead
the market with lowest availability (7.6% / 8.1%, respectively), while the West Island district has the higher
availability (20.1%).

Conditions in the Greater Montreal Market are still below peak availability levels achieved in 2002 to 2005
when availability trended just below 13% for the entire market.

Total Available Area & Rates by District

Sister Tosoato Mariet Change Change

il from from

_ Z % Last Last

g 4|l H District Quarter Year
g : t Greater Montreal 11.80% -10bps 110 bps
5, = M: |t Downtown 9.90% 30 bps 180 bps
g 5 2 = . x B ii East End 9.50% 200 bps 300 bps
i ¥ o5 mmr € Laval 8.80% 40 bps 20 bps
0 #w I . -- = Midtown 15.50% 40 bps - 30 bps
™ S TR South Shore 13.80% - 70 bps 360 bps
[ewssa Wcusee M cussse West Island 16.00% - 400 bps - 50 bps

Greatest Change in Occupancy (Last 3 Months)

Area Change Location Building
(sq.ft.) Availability

Building

Greatest Decline

100 place Charles-Lemoyne -75,000 South Shore 100%
1800 McGill College -43,367 Downtown 20.9%
Greatest Increase

4705 Dobrin Street 155,000 West Island 0%
21100 Chemin Sainte-Marie 40,000 West Island 0%
1000 De La Gaucheterie O. 29,936 Downtown 18.1%

Absorption has been mostly negative over the last 12 months, with 3 of 4 quarters indicating declining
occupancy. Absorption was -126,632 s.f. in Q1 2010 and -352,785 s,f, in Q4 20009.
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Historical Market Summary

£
Greater Montreal Market g Demand Drivers Forecast
Class - ALL 5 Direction
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L O OCCUPIED . Rental Rates Gl
Annual Changs Since 01 2009
AVAILABLE RATE (%) NEW SUPPLY (sf) CHANGE IN OCCUPIED AREA (sf)
Up 1.1 166,272 -512,042

For more information about the Montreal Market please contact:
Christine Paquin 514.395.3807 christine.paquin@altusgroup.com
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HALIFAX

Availability in the Greater Halifax Market has declined since early 2009, with a decrease of 40 bps since Q4
2009 and has moved down slightly from 12 months ago. The Halifax Downtown has however exhibited a
declining trend over the last 12 months, with availability increasing 120 bps since Q1 2009.

The last peak achieved in the Greater Halifax Market was in Q3 2002 when availability was nearly 11%.

Total Available Area & Rates by District

Greater Halifax Market

Class - All Change
250 £ Change from
N from Last Last

200

District Rate Quarter Year

150

SQUARE FOOTAGE (000s)

. Greater Halifax -40 bps - 10 bps
= Bedford/Sackville 12.80% 40 bps 240 bps
0| . o= = Dartmouth City 14.60% 0 bps 310 bps
NEE T 5 4 Halifax Downtown 6.60% 140 bps 120 bps

BAFOR/SAVILE WAL DTN Halifax Outlying 8.00% - 500 bps - 670 bps
[Joassa [l ciass B [Joassc

Greatest Change in Occupancy (Last 3 Months)

Area Change Location Building
(sq.ft.) Availability

Building

Greatest Increase

7071 Bayers Rd 106,300 Halifax Outlying 0%
126 Cromarty Dr 28,000 Darthmouth City 0%
800 Windmill Rd 14,792 Darthmouth City 55.3%

Absorption has been positive over the last 3 quarters, with occupancy having increased 221,576 s.f. during
this time.

There is minimal new construction in Halifax, with the market having added just over 300,000 s.f. since the
end of 2008 in non-core areas (Dartmouth City / Halifax Outlying).
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Demand Drivers Forecast

Historical Market Summary Direction

Greater Halifax Market

ALTUS INSITE = 19892010 ALTUS GROUP LIMITED

Class - ALL
Availability

= 3
8 [
s =
= =
2 =
5 3
2 =
= = New Supply
= _
=4 =2

Q1 200001 2001 Q1 2002 Q1 2003 Q1 2004 Q1 2005 Q1 200601 2007 Q1 200801 2009 Q1 2010 Abso rptlon ¢ '

NEW SUPPLY CHANGE IN AVAILABLE
L = OGCUPIED L
Annual Changa Since 01 2009 ' '
AVAILABLE RATE (%) NEW SUPPLY (sf) CHANGE IN OCCUPIED AREA (sf) Rental Rates
Down 0.1 154,454 167,757

For more information about the Halifax Market please contact:
Arthur Savary 902.421.5265 arthur.savary@altusgroup.com
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Our Research, Valuation and Advisory Locations

Vancouver Québec

1040 West Georgia Street, Suite 630 1265 Charest Boulevard West, Suite 1200

Vancouver, BC Tel: 604-683-5591 Québec, QC Tel: 418-628-6019
V6E 4H1 Fax: 604-683-5594 G1N 2C9 Fax: 418-628-5200
Edmonton Halifax

16310 - 100th Avenue Purdy's Wharf Tower II, 1969 Upper Water Street, Suite 1701
Edmonton, AB Tel: 780-424-4244 Halifax, NS Tel: 902-420-8880
T5P 4X5 Fax: 780-424-9423 B3] 3R7 Fax: 902-422-6698
Calgary Charlottetown

333 11th Avenue SW, Suite 1200 161 Maypoint Road

Calgary, AB Tel: 403-508-7770 Charlottetown, PE Tel: 902-368-3177
T2R 1L9 Fax: 403-228-1020 C1E 1X6 Fax: 902-566-5764
Toronto Moncton

200 University Avenue, 7th Floor 835 Champlain Street, Suite 200

Toronto, ON Tel: 416-221-1200 Dieppe, NB Tel: 506-858-2787
M5H 3C6 Fax: 416-221-1416 E1A 1P6 Fax: 506-858-2792
Ottawa Fredericton

14 Colonnade Road, Suite 150 535 Beaverbrook Court, Suite 140

Ottawa, ON Tel: 613-721-1333 Fredericton, NB Tel: 506-450-7150
K2E 7M6 Fax: 613-721-0121 E3B 1X6 Fax: 506-450-3713
Montréal St. John's

1100 René-Lévesque Boulevard West, Suite 1600 186 Duckworth Street, Suite 300

Montréal, QC Tel: 514-392-7700 St. John's, NL Tel: 709-726-4059
H3B 4N4 Fax: 514-392-7760 A1C 1G5 Fax: 709-726-9217

About Altus Group

Altus Group is the leading multidisciplinary provider of independent real estate consulting and advisory
services. The company’s business is conducted through four real estate-related practice areas: Research,
Valuation and Advisory; Cost Consulting and Development Cost Management; Realty Tax Consulting; and
Geomatic Services. We bring demonstrated experience, discipline and significant insight to real estate and
development projects. Our business units work independently or in cooperation to provide clients with the
benefit of combined expertise. Our distinctive approach allows for decisions based on independent,
carefully reviewed conclusions. Altus Group provides services to some of the most prominent businesses,
including banking institutions, pension funds, insurance companies, accounting firms, law firms, public real
estate organizations (including REITs), industrial companies, private investors, asset and fund managers,
real estate developers, governmental institutions, and oil and gas companies.

A- The information contained in this report has been obtained from sources believed to be reliable. Altus Group
Limited makes no representation or warranties about the accuracy or completeness of the material presented
AItUSG rou p herein.



