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Independent auditor's report
April 28, 2026
To the directors of ANPHI Affordable Homes Inc.:

Opinion

We have audited the accompanying financial statements of ANPHI Affordable Homes Inc.
(the "Organization"), which comprise the statement of financial position as at December 31,
2025 and the statements of operations and changes in net assets and cash flows for the year
then ended, and notes to the financial statements, including a summary of significant
accounting policies.

In our opinion, the accompanying financial statements present fairly, in all material respects,
the financial position of the Organization as at December 31, 2025 and the results of its
operations and its cash flows for the year then ended in accordance with Canadian accounting
standards for not-for-profit organizations.

Basis for Opinion

We conducted our audit in accordance with Canadian generally accepted auditing standards.
Our responsibilities under those standards are further described in the Auditor’s
Responsibilities for the Audit of the Financial Statements section of our report. We are
independent of the Organization in accordance with the ethical requirements that are relevant
to our audit of the financial statements in Canada and we have fulfilled our other ethical
responsibilities in accordance with these requirements. We believe that the audit evidence we
have obtained is sufficient and appropriate to provide a basis for our opinion.

Responsibilities of Management and Those Charged with Governance for the Financial
Statements

Management is responsible for the preparation and fair presentation of these financial
statements in accordance with Canadian accounting standards for not-for-profit organizations
and for such internal control as management determines is necessary to enable the preparation
of financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, management is responsible for assessing the
Organization’s ability to continue as a going concern, disclosing, as applicable, matters related
to going concern and using the going concern basis of accounting unless management either
intends to liquidate the Organization or cease operations, or has no realistic alternative but to
do so.

Allay LLP, Chartered Professional Accountants
36 Toronto St. Suite 600, Toronto, ON M5C 2C5
allayllp.ca
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Those charged with governance are responsible for overseeing the Organization’s financial
reporting process.

Auditor's Responsibility for the Audit of Financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a
whole are free from material misstatement, whether due to fraud or error, and to issue an
auditor’s report that includes our opinion. Reasonable assurance is a high level of assurance,
but it is not a guarantee that an audit conducted in accordance with Canadian generally
accepted auditing standards will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered material if, individually or in
aggregate, they could reasonably be expected to influence the economic decisions of users taken
on the basis of these financial statements.

As part of an audit in accordance with Canadian generally accepted auditing standards, we
exercise professional judgement and maintain professional skepticism throughout the audit.
We also:

. Identify and assess the risks of material misstatement of the financial statements,
whether due to fraud or error, design and perform audit procedures responsive to
those risks, and obtain audit evidence that is sufficient and appropriate to provide a
basis for our opinion. The risk of not detecting a material misstatement resulting
from fraud is higher than for one resulting from error, as fraud may involve
collusion, forgery, intentional omissions, misrepresentations, or the override of
internal control.

. Obtain an understanding of internal control relevant to the audit in order to design
audit procedures that are appropriate in the circumstances, but not for the purpose of
expressing an opinion on the effectiveness of the Organization’s internal control.

. Evaluate the appropriateness of accounting policies used and the reasonableness of
accounting estimates and related disclosures made by management.

o Conclude on the appropriateness of management’s use of the going concern basis of
accounting and, based on audit evidence obtained, whether a material uncertainty
exists related to events or conditions that may cast significant doubt on the
Organization’s ability to continue as a going concern. If we conclude that a material
uncertainty exists, we are required to draw attention in our auditor’s report to the
related disclosures in the financial statements or, if such disclosures are inadequate,
to modify our opinion. Our conclusions are based on the audit evidence obtained up
to the date of our auditor’s report. However, future events or conditions may cause
the Organization to cease to continue as a going concern.

° Evaluate the overall presentation, structure and content of the financial statements,
including the disclosures, and whether the financial statements represent the
underlying transactions and events in a manner that achieves fair presentation.
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We communicate with those charged with governance regarding, among other matters, the
planned scope and timing of the audit and significant audit findings, including any significant
deficiencies in internal control that we identify during our audit.

Ly O

Chartered Professional Accountants
Licensed Public Accountants
Toronto, Ontario
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ANPHI Affordable Homes Inc.

Statement of Financial Position

December 31 2025 2024
$ $
ASSETS
Current
Cash 206,308 163,473
Accounts receivable 31,349 96,284
Prepaid expenses 8,900
Capital reserve investment funds [note 3] 152,075 114,199
Due from related party [note 4] 26,723 50,000
425,355 423,956
Capital assets [note 5] 10,754,034 10,998,457
11,179,389 11,422,413
LIABILITIES
Current
Accounts payable and accrued liabilities [note 6] 228,386 270,902
Tenant deposits and rent received in advance 141,528 140,799
Current portion of long-term debt [note 7] 905,788 926,565
1,275,702 1,338,266
Long-term debt [note 7] 5,583,877 5,680,058
Deferred capital contributions [note 8] 4,426,961 4,527,465
11,286,540 11,545,789
NET ASSETS (DEFICIENCY)
General Fund - unrestricted (268,438) (274,953)
Capital reserve funds [note 9] 161,287 151,577
(107,151) (123,376)
11,179,389 11,422,413
see accompanying notes
On behalf of the Board: §l%/ V
Director Director JKW@*
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ANPHI Affordable Homes Inc.

Statement of Operations and Changes in Net Assets

Year ended December 31 2025 2024
$ $
Revenue
Rental income 1,644,180 1,617,463
Amortization of deferred capital contributions [note 5] 100,504 100,044
Investment income and other 78,311 123,092
1,822,995 1,840,599
Expenses
Capital reserve contributions [note 9] 39,810 117,121
Property expenses 943,646 1,031,423
Mortgage interest [note 7] 215,855 250,014
Administration and contract fees 372,746 358,575
Amortization of capital assets 244,423 244,423
1,816,480 2,001,556
Excess (deficiency) of revenue over expenses 6,515 (160,957)
General Fund - unrestricted, beginning of year (274,953) NIL
Assumption of deficit from Toronto Artscape Inc. (113,996)
General Fund - unrestricted, end of year (268,438) (274,953)

see accompanying notes
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ANPHI Affordable Homes Inc.

Statement of Cash Flows

Year ended December 31 2025 2024
$ $
OPERATING ACTIVITIES
Excess (deficiency) of revenue over expenses for the year 6,515 (160,957)
Items not requiring an outlay of cash -
Amortization of capital assets 244,423 244,423
Amortization of deferred capital contributions (100,504) (100,044)
Capital reserve contributions 39,810 117,121
190,244 100,543
Changes in non-cash working capital items -
(Increase) decrease in accounts receivables 64,935 120,432
(Increase) decrease in prepaid expenses (8,900)
(Increase) decrease in due from related party 23,277 (50,000)
Increase (decrease) in accounts payable and accrued liabilities (42,518) 270,903
Increase (decrease) in tenant deposits and rent
received in advance 729 637
227,767 442,515
FINANCING ACTIVITIES
Payments on long-term debt (116,958) (199,660)
INVESTING ACTIVITIES
Cash received from asset transfer agreement 364
Capital expenditures allocated to reserve funds (30,393) (50,569)
Net deposits to capital reserve investment funds (37,581) (29177)
(67,974) (79,382)
Net change in cash during the year 42,835 163,473
Cash, beginning of year 163,473 NIL
Cash, end of year 206,308 163,473

see accompanying notes
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

1. NATURE OF OPERATIONS

ANPHI Affordable Homes Inc. (the "Organization") was incorporated on December 8, 2023 as a
not-for-profit corporation without share capital under the Not-for-Profit Corporations Act, 2010
(Ontario). The Organization was established to provide and operate affordable housing
accommodations, with or without associated public spaces, recreational facilities, and
commercial premises, primarily for low- and middle-income individuals..

The Organization is incorporated under the Not-for-Profit Corporations Act, 2010 (Ontario) as
an organization without share capital and is registered as a not-for-profit organization under
paragraph 149(1)(I) of the Income Tax Act and, as such, is exempt from income taxes.

2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Basis of accounting

These are the Organization's first financial statements prepared in accordance with Canadian
accounting standards for not-for-profit organizations. As the Organization had no financial
activity in the prior year, there were no adjustments required on transition.

Fund accounting

General Fund - unrestricted

The General Fund - unrestricted reflects the assets, liabilities, net assets, revenue and expenses
not otherwise restricted.

Capital reserve fund

The Organization established a capital reserve fund to finance capital asset purchases. The
investments in the fund are to be maintained and accounted for separately from the
Organization’s other cash and investments and the income earned on these investments, both
realized and unrealized, is to be allocated to the fund.

Revenue recognition

The Organization follows the deferral method of accounting for contributions. Unrestricted
contributions are recognized as revenue when received or receivable if the amount to be
received can be reasonably estimated and collection is reasonably assured. Restricted
contributions are recognized as revenue in the year in which the related expenses are incurred.
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Financial instruments

The Organization initially measures its financial assets and liabilities at fair value. The
Organization subsequently measures all its financial assets and liabilities at amortized cost
except for investments in fixed income that are quoted in an active market, which are measured
at fair value.

Financial assets and liabilities measured at amortized cost include cash, accounts receivable,
due from related party, capital reserve investment funds, accounts payable and accrued
liabilities and long-term debt.

The Organization has no other financial assets or liabilities measured at fair value.

Impairment

Financial assets measured at amortized cost are assessed for indicators of impairment. When
there is indication of an impairment, the carrying amount of the asset is reduced directly or
through the use of an allowance account. The amount of the reduction is recognized in the
statement of revenue and expense. A previously recognized impairment loss may be reversed
to the extent of the improvement, directly or by adjusting the allowance account, provided it is
no greater than the amount that would have been reported at the date of the reversal had the
impairment not been recognized previously. The amount of the reversal is recognized in the
statement of operations.

Cash and cash equivalents
Cash and cash equivalents consist of unrestricted cash and short-term highly liquid
investments with terms to maturity of less than three months.

Capital assets
Capital assets are recorded at cost. The Organization amortizes the cost of capital assets over
their estimated useful lives as follows:

Buildings straight-line over 50 years

When conditions indicate that a capital asset is impaired, the net carrying amount of the capital
asset is written down to the asset's fair value or replacement cost. Any write-downs of capital
assets are accounted for as an expense in the statement of operations. A write-down is not
reversed.
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Use of estimates

The preparation of the financial statements in accordance with Canadian accounting standards
for not-for-profit organizations requires management to make estimates and assumptions that
affect the reported amounts of assets and liabilities at the date of the financial statements and
the reported amounts of revenues and expenses during the reporting period. Management
believes that the estimates utilized in preparing these financial statements are reasonable and
prudent. The significant items subject to such estimates and assumptions include the valuation
allowance for accounts receivable and estimated useful lives of capital assets. Actual results
could differ from these estimates.

3. CAPITAL RESERVE INVESTMENT FUNDS

Capital reserve investment funds comprise the following:

2025 2024
$ $
Cash 152,075 114,199

4. RELATED PARTY TRANSACTIONS

Artscape Non-Profit Homes Inc. ("ANPHI") established the Organization on December 8th,
2023, with the objectives to provide and operate housing accommodation, with or without any
public space, recreational facilities, and commercial space or building appropriate thereto,
primarily for persons of low or modest income.

ANPHI is a founding member of the Organization and all directors for the Organization's
Board are existing Board Members of ANPHI. Accordingly, ANPHI is considered to control the
Organization.

Amounts receivable from or payable to the related party are derived in the normal course of
business and are measured at the exchange amount, which is the amount of consideration
established and agreed to by the related party. As at December 31, 2025, the Organization had
amounts receivable from ANPHI of $26,723 (2024 - $50,000).



Docusign Envelope ID: D4D61593-78E6-417E-B6AC-5870E481F4FB

ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

5. CAPITAL ASSETS

Accumulated Net book value
Cost amortization 2025 2024
$ $ $ $
Buildings
Artscape Bayside Lofts 6,358,814 763,633 5,595,181 5,722,357
Artscape Weston Common 5,862,333 703,480 5,158,853 5,276,100
Parkdale Arts & Cultural
Centre 612,270 612,270 NIL NIL
12,833,417 2,079,383 10,754,034 10,998,457

6. GOVERNMENT REMITTANCES PAYABLE

The accounts payable and accrued liabilities balance includes government remittances payable
totaling $8,730 (2024 - $11,591).

10
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

7. LONG-TERM DEBT

2025 2024
$ $
31 King Street - Artscape Weston Common
Vancity Community Investment Bank mortgage bearing
interest at 4.82% with blended monthly principal and
interest payments of $5,498, maturing November 20,
2026. The mortgage is secured by an assignment of rent
charging the property and a general security agreement. 809,688 833,228
30 Merchants' Wharf - Artscape Bayside Lofts
Vancity Community Investment Bank mortgage bearing
interest at 2.94% with blended monthly principal and
interest payments of $21,731, maturing August 31, 2030.
The mortgage is secured by an assignment of rent
charging the property and a general security agreement. 5,679,977 5,773,395
6,489,665 6,606,623
Less principal repayments due within one year included
in current liabilities 905,788 926,565
5,583,877 5,680,058

Interest expense of $215,855 (2024 - $250,014) was paid during the year on the long-term debt.

Principal payments due in each of the next five years and thereafter are as follows:

$
2026 905,788
2027 98,946
2028 101,867
2029 104,894
2030 5,278,170
6,489,665

11
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

8. DEFERRED CAPITAL CONTRIBUTIONS

The Organization assumed a grant totalling $5,025,206 for the construction of the buildings and
is being amortized to income over 50 years on the same basis as the buildings.

Opening Recognized
Balance as revenue 2025 2024
$ $ $ $
Artscape Weston Common 4,390,385 97,564 4,292,821 4,390,385
Artscape Bayside Lofts 137,080 2,940 134,140 137,080
4,527,465 100,504 4,426,961 4,527,465

The Organization assumed an agreement made on June 14, 2020 where the original party
entered into a 50-year affordable housing agreement with the City of Toronto to manage a total
of 80 affordable housing rental units at 30 Merchants Wharf at an annual cost of $10. The rental
of the units is subject to a number of requirements including;:

e Units are required to be rented to persons whose household incomes do not exceed set
amounts and at monthly rental rates below the market average rates;

¢ On an aggregate basis, the rental income from these units cannot exceed 80% of the
average market rents for that year; and

e Required to establish a reserve fund at the rate of 2% of the monthly gross income for 40
years.

As part of the lease agreement, the original party was assigned and assumed the obligation of
the original contribution agreement related to this project. After the assumed agreement, the
Organization is contingently liable for funding provided by the City to the project’s developer
of $19,000,000 which was provided to the project’s developer in the form of a forgivable loan
which will be relieved at a rate of 5% per annum assuming the conditions outlined above are
met. The current contingent liability balance is $12,825,000 (2024 - $13,775,000). As the
Organization has the resources and intent to meet the requirements of the contribution
agreement, no amount has been accrued in these financial statements related to this
contingency. If conditions arise that require repayment, an obligation would be recognized at
that time.

12
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

9. CAPITAL RESERVE FUNDS

30 Merchants' Wharf - Artscape Bayside Lofts

Vancity Community Investment Bank requires the Organization to maintain a reserve fund
relating to the Artscape Bayside Lofts. The reserve fund is required to be maintained with the
lender.

The capital reserve fund is funded monthly, calculated at 2% of the estimated monthly effective
gross income for the applicable fiscal year.

Under the assumed contribution agreement with the City of Toronto [note 8], the Organization
is required to establish and contribute to a replacement reserve fund each year for the property.
This reserve fund can be held by the holder of the mortgage.

2025 2024
$ $
Balance, beginning of year 92,265 NIL
Transferred from Toronto Artscape Inc. 66,833
Portion allocated from annual revenue 23,795 45,879
Income earned less purchases (26,407) (20,447)
Balance, end of year 89,653 92,265

31 King - Artscape Weston Common
Under the contribution agreement with the City of Toronto [note 8], the Organization is
required to establish a replacement reserve fund of 4% of gross revenue.

2025 2024
$ $
Balance, beginning of year 59,105 NIL
Top-up of capital reserve fund 50,000
Portion allocated from annual revenue 13,460 12,745
Income earned less purchases 3 (3,640)
Balance, end of year 72,568 59,105

13
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

9. CAPITAL RESERVE FUND (continued)

1313 Queen - Parkdale Arts & Cultural Centre
The Organization also maintains an internally restricted capital reserve fund for this building.

2025 2024
$ $
Balance, beginning of year 207 NIL
Portion allocated from annual revenue 2,555 8,498
Income earned less purchases (3,696) (8,291)
Balance, end of year (934) 207

10. FINANCIAL INSTRUMENT RISK EXPOSURE

The Organization is exposed to various risks through its financial instruments including credit
risk, liquidity risk and market risk. There have been no significant changes in risk exposure
since the prior period.

Credit risk

Credit risk is the risk that one party to a financial instrument will cause a financial loss for the
other party by failing to discharge an obligation. The Organization's financial assets that are
exposed to credit risk consist primarily of accounts receivable. Credit risk associated with
accounts receivable is minimized due to the Organization's large and diverse client base. The
Organization maintains allowances for potential credit losses and any such losses to date have
been within management's expectations.

Liquidity risk

Liquidity risk is the risk that the Organization will encounter difficulty in meeting obligations
associated with financial liabilities. The Organization is exposed to liquidity risk primarily
arising from its working capital deficiency. The Organization expects to meet these obligations
as they come due by generating sufficient cash flows from operations.

14
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ANPHI Affordable Homes Inc.

Notes to Financial Statements

December 31, 2025

10. FINANCIAL INSTRUMENT RISK EXPOSURE (continued)

Market risk

Market risk is the risk that the fair value or future cash flows of a financial instrument will
fluctuate because of changes in market prices. Market risk comprises three types of risk:
currency risk, other price risk and interest rate risk. The Organization is primarily exposed to
interest rate risk.

Interest rate risk

Interest rate risk is the risk that the fair value or future cash flows of a financial instrument will
fluctuate because of changes in market interest rates. The Organization is exposed to interest
rate risk on its capital reserve investment funds and its long-term debt. Changes in interest
rates can create fluctuations in interest payments and cash flows. The Organization does not
use derivative instruments to mitigate this risk.

15
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