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 Diversification is important for safe investing

 Canada is a safe, growing, and stable country with strong banking, legal and 
political environments

 Housing supply in Canada cannot keep up with the increasing demand, driven 
by a strong immigration

 CAD is a commodity currency with attractive upside potential

 Direct real estate offers more transparency and higher returns than public 
REITS or funds

 Paragon is a trusted partner able to identify off-market opportunities and 
generate better than normal returns

 Investments structured through Luxembourg and Switzerland can be tax-
optimized
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“Our country's economy is strong, 
diversified, and resilient.”

- Justin Trudeau, Prime Minster of Canada

In this presentation, we will emphasize the need for diversification across
asset classes and currencies. Canada, particularly the Province of Ontario,
has a solid macro-story offering attractive opportunities to those who
can identify and directly invest in commercial real estate (CRE). The CRE
opportunities we present will provide higher returns than the opaque REITs or
funds. Furthermore, we will highlight the bottleneck in the current market,
where developers find it difficult to raise debt, as Canadian banks are
particularly conservative.

Paragon’s team of experienced managers have access to local developers
who require capital and offer above-market risk-adjusted returns. We
conduct extensive due diligence on each asset, provide structuring and tax
optimization, charge modest fees, and earn a promote above a hurdle to align
our interests with our investors. By investing alongside the executives,
investors can benefit from transparency, direct ownership, attractive returns,
and the opportunity to diversify in a safe, stable, and growing economy.

THE OPPORTUNITY
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FAST-GROWING FIRST WORLD COUNTRY

• Of the 300,000+ immigrants each year, (that is more than twice
the population of Lausanne each year) an average of 111,000
obtained status through the Federal Skilled Worker Program.
The admission criteria include age, education, language skills,
and work experience.

• According to the World Bank, Canada ranks 2nd for
its perceived political stability, 1st for quality of life,
social purpose, and perceived commitment to social justice.

• Chinese investors spent $9.5 billion on Canadian RE in 2020 –
second only to the U.S with $11.5 billion. Mexico ranked third,
followed by India and the U.K.

• Canada has the 9th largest economy in the world as of 2020,
with a GDP of $1.60T USD. Canada ranks 6th out of 161
countries on the Forbes Best Countries for Business list.

• Over the past 10 years, an average of 300,000 immigrants
arrived in Canada annually.

• Canada has over 20% of the world’s surface fresh water. It is
the 3rd richest nation on earth in natural resources worth an
estimated $33.2 trillion.

• 70% of Ontario adults possess a post-secondary education – a
higher rate than any OECD country.
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Political Stability
Canada is second only to 

Japan among G7 countries in 
political stability

Low Corruption
Canada ranks 2nd in the G7 

and 11th globally on the 
Corruption Perceptions Index

Sound Banking System
Canada has the top six safest 
banks in North America (and 
top 35 in the global top 50)

WHY INVEST IN CANADA?
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RLB CRANE INDEX 2019

• Toronto remains the top destination for real estate development in Canada.

• Toronto rules North America with 323 development cranes in the sky in Q2 2021.

• Toronto’s new crane count shows an 8% increase over Q1 2021 and an 81%
increase since Q3 2020. Residential and mixed-use projects continue to dominate
the market.

• Per JLL, commercial real estate investment in Canada surpassed $25B through
the first half of the year – its strongest pace in three years. Out of the $25B, $9.7B
was invested within Toronto.

• Canadian multifamily investment volumes totaled a record-setting $11.0B in 2020,
surpassing the previous record set in 2019 at $7.4B.

TORONTO: MORE CRANES THAN NEW YORK, LOS ANGELES, AND CHICAGO COMBINED

Today, the skyline is filled with
new developments, as Toronto
asserts itself as a world-class city.

2020

Between 1980-1990, a dense 
office and commercial section 
was developed by the waterfront.

19801974

By 1974, the CN tower was
constructed, soon to be joined by
the first few skyscrapers.

Prior to the 1960’s, Toronto’s 
skyline lacked modern buildings.

1957

EVOLUTION OF THE TORONTO SKYLINE
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HOUSING SUPPLY SIMPLY CAN’T KEEP UP

Over the past 10 years, despite an average of 34,000 new housing units completed each
year in the GTA (Toronto), it was not enough to absorb the 1M new inhabitants in the
region over the same time period.

IMMIGRATION WILL CONTINUE TO DRIVE THE GTA POPULATION GROWTH

Since 2000, 80% of all immigrants to Ontario settled in the GTA. GTA population is
expected to grow by 47% by 2046, adding another 3.3M people to reach 10.2M
residents, up from 6.9M in 2019. 52% of people in Ontario will live in the GTA by 2046,
up from 48% in 2019. 89% of population growth should come from net immigration.

INCREASING REAL ESTATE PRICES BUT RECORD LOW VACANCY RATE 

Over the past 10 years, residential rents and home prices have increased by 40% and
127%, respectively, in the GTA. At the same time, the vacancy rate remains at 1.5%,
significantly below what is considered the long-term market vacancy of 3.0%.

Demand for rental housing is mostly driven by young people and immigrants. Record
home prices, high ownership costs, coupled with tightened mortgage regulations have
encouraged individuals in the GTA to continue to seek or remain in rental
accommodation.

In 2019, total residential apartment inventory jumped by 6% while representing only
3,400 units (vs. +3% and 22,000 for condo inventory). The residential market in the
region, therefore, seems poised to continue its growth.

DESPITE BOOMING CONSTRUCTION ACTIVITY, SUPPLY IS STILL LAGGING
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ATTRACTIVE ENTRY POINT FOR THE CAD: DIVERSIFICATION AND UPSIDE

CANADIAN DOLLAR AT HISTORIC LOWS

The Canadian dollar (CAD) has reached a historic low relative to the
Swiss franc (CHF) and the US dollar (USD), offering an ideal entry
point into the CAD for foreign investors.

INFLATION BENEFITS CAD

As the Canadian dollar is tied to the commodities market, it remains
one of the only two G10 currencies positioned for reflation, with the
potential appreciate against other major currencies. Furthermore,
Canada’s current account has turned positive recently and reached
its highest level since the global financial crisis, suggesting longer-
term CAD support.

"Cash is trash and other asset classes will outperform. There are risks however,
and diversification across countries, asset classes, and currencies will be key."

- Ray Dalio
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SCOTT MCILROY

Scott is the Managing Director and a Partner of Paragon Canada. Scott is a Registered Real Estate Broker in
Ontario, Canada. During his career, Scott has facilitated over $300 million worth of real estate transactions. Before
joining Paragon, Scott founded Killarney Partners, where assignments led by Scott and his group provided
strategic acquisition and advisory services to private family offices, financial services, and real estate firms.
Previously, Scott has held senior-level real estate roles at leading national brokerage firms and public and private
real estate companies, including Minto Developments, one of Canada’s largest condo developers. Scott divides
his time between Toronto and Geneva, Switzerland.

MICHAEL WOLFSON

Michael is the Founder of Paragon SA and a partner in Paragon Canada. Michael began his career at Hewlett-
Packard’s European head-quarters, where he worked in international finance and corporate real estate.
Subsequently, at Westcore, Michael facilitated over CHF 300 million worth of commercial real estate transactions
and achieved an average internal rate of return (IRR) above investor expectations (20%+). Michael was
responsible for acquisitions and dispositions, raising equity and debt, and overseeing developments and asset
management. He was also an investor in sub-performing loans in the UK and the US. Michael is a graduate of
McGill University and holds an MBA from the University of Geneva. Michael speaks French, English, and German,
and has lived in Europe for 20+ years, bridging the European and North American cultures.
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CRAIG SMITH

Craig is a recognized real estate professional with 25+ years of experience, specializing in investment sales and
downtown office leasing in Toronto’s financial core and periphery areas. He has been an Executive Vice President
with Cushman & Wakefield since March 2017, and before that, the Founder and President of Ashlar Urban Realty.
The firm specialized in asset sales of land and buildings, as well as downtown Toronto office and retail leasing,
and was acquired by Cushman & Wakefield in 2017. Prior to founding Ashlar in July 1999, Craig was the General
Manager of the Knowlton Realty and Torode Realty organizations. Craig has sat on various industry-related
boards, including the NAIOP Commercial Real Estate Development Association. Craig’s family company, Smycorp
Investments, has been active in over a dozen joint venture partnerships with the Canadian real estate community.

DANIEL SHAPIRA

Daniel is head of the Commercial Real Estate Law Group at Wildeboer Dellelce LLP in Toronto. Daniel’s practice
involves property development, sales, acquisitions, joint ventures, commercial leasing and financing transactions,
including land development and construction loans, acquisition facilities, and operating facilities. Daniel is
recognized as a "Leading Lawyer to Watch" in the area of Property Development in The Canadian Legal Lexpert®
Directory 2018. He was also honored with a 2017 Lexpert Rising Stars - Leading Lawyers Under 40. Prior to
joining Wildeboer Dellelce LLP, Daniel practiced commercial real estate at Goodmans LLP for eight years. Daniel
has experience owning, operating and developing both commercial real estate projects throughout Canada and is
a Trustee of Alliance REIT, a private REIT focused on multi-family residential real estate investments in Toronto.
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INVESTMENT STRATEGY

We believe that all ships should rise with the tide, and we invest our money along with our
partners. The focus of our investments includes single assets, portfolios, joint ventures, and
development opportunities. Paragon targets investments in commercial properties such as retail,
logistics, office, and industrial, but also, student housing, and residential developments.

DELIVERING ATTRACTIVE RETURNS

By applying analytical underwriting and negotiating fair earn-out structures, we are able to
minimize risks and optimize return. Paragon offers great opportunities for third party investors at
attractive risk-adjusted returns, and we pride ourselves on our transparency, honesty, creativity,
and track record.

INVESTMENT PARTNERS

Investment partners, with whom we have worked in the past, have enjoyed above average returns
and appreciated an unusual level of trust, transparency, and dedication. Partnerships are usually
structured as club deals, or as joint ventures where we invest our own equity and take on a
genuine risk/reward relationship. Paragon’s partnership approach continues to achieve an
excellent level of satisfactions with its investors.

EXPERT ASSET & PORTFOLIO MANAGEMENT

Paragon’s expertise originates in finding creative solutions where others see problems and
obstacles. Property and facility management partners are carefully selected and managed
diligently, as we keep them sharp and expose them to best practices and competition.

THE PARAGON ADVANTAGE
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VERSUS 
REITS & OTHER FUNDS

Limited access to information on 
investment process and 

management

Average market returns aimed at 
replicating passive benchmarks

Broad portfolio with investments 
generating inconsistent returns

Investment managers 
compensated by fees rather than 

performance
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BENEFITS OF DIRECT REAL ESTATE INVESTMENT

Transparency

Performance

Focus

Partnership

WITH 
PARAGON CANADA

Direct access to sponsor for full 
transparency and communication

Superior returns enabled through 
better flexibility, access to 

opportunities and expertise

Few selected assets best 
positioned to outperform the market

Trusted, aligned partners who 
invest alongside investors



CONSERVATIVE LENDING = OPPORTUNITIES FOR FOREIGN INVESTMENT

• Debt and equity are difficult to raise in Canada especially for development projects,
as Canadian banks have conservative lending criteria.

• As a result, barriers to entry in the development space are high. Developers rely on
private funding in order to bridge the time before construction or acquisition of bank
debt. Paragon offers developers attractive terms (often taking out first lenders) that
allow us to be the partner of choice on selected low-risk deals.

OPTIMISTIC DISPOSITION OUTLOOK

• In face of the Canadian real estate market’s impressive growth over the past 50
years, investors have been concerned with the bubble bursting. However, based on
the strong market fundamentals and continued quality immigration, the future
remains bright and opportunities to invest are compelling.

• Despite the pandemic, the average cap-rate across asset classes continues to
edge down, continuing a long-term trend. Real estate is often a good hedge against
inflation and the commodity currency also offers room for upside for international
investors.

IDENTIFYING OPPORTUNITIES

CANADIAN 
BANKS

CANADIAN
CRE 
DEVELOPERS

PARAGON / INVESTORS
= Deal Flow
+ above normal retuns
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POTENTIAL INVESTMENTS
14

MULTIFAMILY DEVELOPMENT 
OPPORTUNITY

Approx. 14,000 SQM

LAND BANKING OPPORTUNITYMEZZ DEBT OPPORTUNITY

Approx. 6.5 ACRES of development land

Currently under negotiation a deal 
requiring $12M, 3-year hold, and a 

projected profit of approximately $7M.

This deal can be structured as debt with 
or without a convertible option to equity.

The security will be signed over to the 
investing entity and will be compensated 

for any default risk.

Currently under negotiation a deal to 
take out a current private investor asking 
for high annual interest in order to push 

out the developer.  Paragon can lend 
approx. $17M at 10% annual interest rate 
for 1-yr term and then convert to equity 
or seize the valuable land if developer 

defaults.

Currently analyzing different land 
opportunities in Prince Edward County 
which is between Toronto and Montreal 

in an up-and coming market.  Land 
values are expected to rise significantly 

over the next 10 years offering great 
potential for flips or development.
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