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Scott Township PA PharmaCann
Core Issue:

Far from completion property, bizarre lease terms, potential default.
Transaction details:

On August 8th, 2019, IIPR purchased property from PharmaCann for $942,000, comprising of 23,000 sq.
ft. industrial facility and approximately 31,000 sq. ft. greenhouse facility. The initial purchase price was
$942,000, offering reimbursement for improvement up to $29.1M, including an additional $4.0M which
may be requested by PharmaCann within nine months following the closing. Assuming full reimbursement
for the construction, including the additional potential funding, IIPR’s total investment in the property will
be $30.0 million (excluding transaction costs).

Address:

We have identified the address to be Lot 4 Life Science Drive, Scott Technology Park, Olyphant, PA,
corresponding to parcel 071.04-010-004.12

Initial Terms:

The monthly Base Rent for the first twelve (12) months of the Term of the Lease shall be equal to Two
Hundred Sixty Thousand Dollars ($260,000.00) subject to subsequent adjustment under this Lease (as may
be adjusted, the “Monthly Base Rent Amount”). Considering the initial $4.0M capital layout IIPR
announced, the annualized yield would be 63%.

Independent due diligence:

We visited the site on 03/20/2020. To our astonishment, the property was still in very early age of
construction.
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According to the property development lease, construction was scheduled to finish in November of 2019.
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However, according to this report, construction was severely delayed and only began in December 2019
as they only received final construction approval in October. PharmaCann spokesman Jeremy Unruh
indicates that the property would be up and running in the second quarter of 2020. However, our research
indicates that the property is far from completion. Moreover, due to the coronavirus breakout, we can
expect severe delay in the construction. We estimate that it should take another 12 months or so to be
fully completed.

We question why PharmaCann is willing to pay, or can afford to pay over $3M in rent per year without
being able to use the facility at all.

Lastly, we are deeply concerned with PharmaCann’s financial performance. Please refer to the main report
for details.

Discount Treatment:

We believe rent payment for should be completely discounted due to the fact that the property is simply
not developed or usable. We also have concerns about PharmaCann as a counterpart.

Lansing M| Ascend Wellness
Core Issue:

Overpayment.
Transaction details:

On 07/09/2019, IIPR closed the acquisition of a property in Lansing, MI, which comprises approximately
145,000 sq. ft. of industrial space. The initial purchase price was approximately $4.8M, with additional
reimbursement for improvements of up to $15M.


https://www.sec.gov/Archives/edgar/data/1677576/000114420419039015/tv527253_ex10-2.htm
https://www.citizensvoice.com/news/after-delays-cannabis-grower-laying-groundwork-for-lackawanna-facility-1.2571905
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We have identified the address to be 735 E. Hazel Street, Lansing, MI, 48912. Parcel ID #: 33-01-01-22-
105-001

Address:

Initial Terms:
We estimate 2020 rent to be around $725,000, representing a yield of 15.23%.
Independent due diligence:

Below are photos taken of the property on 01/15/2020. We do not see any signs of production activity
going on and suspect it is an empty warehouse.

We visited the facility again on 03/23/2020. It appears construction has just started.
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We suspect the property is months away from being ready to use, and question why the tenant would
pay rental income on an empty warehouse, or how IIPR could charge rental income on such property.

More disturbingly, this property value has been hugely inflated. According to deed records, the property
transaction price has gone up from $930,000 to $4.8M in merely a week. We also see it being priced at a

significant premium compared to the county’s assessment.

Seller Buyer

Document No. Date

Price

Tranter Commons LLC
735 Hazel LLC
Element 52 LLC

FPAW Michigan LLC

735 Hazel LLC
Element 52 LLC
FPAW Michigan LLC
IIP MI3 LLC

2019-022431
2019-022432
2019-022432
2019-023507

7/5/2019 $ 930,000
7/5/2019 $ 3,600,000
7/9/2019 $ 4,750,000
7/15/2019 $ 4,750,000

Source: County deed records

Previous Year Information

Year

MBOR Assessed
2019 $621,200
2018 $545,800
2017 $462,100

Final SEV Final Taxable
$621,200 $558,899
$545,300 §545,800
$462,100

$452,107


https://mi2laredo.fidlar.com/MIIngham/DirectSearch/#/search
https://bsaonline.com/SiteSearch/SiteSearchDetails?SearchFocus=All+Records&SearchCategory=Address&SearchText=735+E+Hazel+Street&uid=384&PageIndex=1&ReferenceKey=33-01-01-22-105-001&ReferenceType=0&SortBy=&SearchOrigin=0&RecordKeyDisplayString=33-01-01-22-105-001&RecordKey=1%3d33-01-01-22-105-001%3a%3a4%3d33-01-01-22-105-001%3a%3a7%3d5d7996fd-86b4-48cb-84a3-9f28012fbaeb%3a%3a13%3d3367&RecordKeyType=1%3d0%3a%3a4%3d0%3a%3a7%3d2%3a%3a13%3d1

T

We discounted the rent by 80% to reflect the true value of current investment. We believe the original
purchase price by the previous party of $930,000 is much more reflective of the underlying economics of
the property.

Discount Treatment:

Dwight IL PharmaCann
Core Issue:

Overpayment, potential default.
Transaction details:

On 10/30/2019 IIPR closed on the purchase of a property with approximately 48,000 sq. ft. of industrial
space. The purchase price was $18M, with up to $7M reimbursement for improvement.

Address:

We have identified the property to be located on 1200 E Mason Ave, Dwight, IL, 60420, parcel # 05-05-
02-300-015

Initial Terms:
We estimate 2020 rent for this property to be $3.68M, representing a yield of 20.44%.
Independent due diligence:

This property showed significant price increases in just one year prior to the sales to IIPR. According to
deed records, the property was sold for $1.75M in 08/16/2018 before selling for $18M on 10/30/2019 to
IIPR.

Sales History

Personal
Year Document # Sale Type Sale Date Sold By Sold To Gross Price Property Net Price
2019 2019R04478 Special Warranty 10/30/2019  PHARMACANN LLC IIP-IL3 LLC $18,000,000.00 $0.00 $18,000,000.00
Deed
2018 2018R03424 Trustee Deed 8/16/2018 CHICAGO TITLE LAND PHARMACANN  $1,753,500.00 $0.00 $1,753,500.00
TR CO LLC

However, according to pictures from Google Maps, we see that the property is still consisting of Steel
Structures similar to ones built in 2015. Therefore, we find it suspicious that the price has gone up
significantly from $1.75M to $18M, over 10x in just one year. We also see that the property is sold at a
significant premium compared to the county’s assessment value.

Below is the street view taken in June 2018.


https://livingston.illinoisassessors.com/parcel.php?gid=30277
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Review summary

Comparison of Google Eagle view:

We see that visible changes to the building occurred between May 2015 and April 2017, which is in line
with the building permit information.

Building Permit Information Back to top
Date Number Tag Descr Tag Date Amount Reason
10/27/2014 14-63 Completed 11/01/2015 2,250,000 New Bldg
05/07/1992 1-59-02 Completed 01/01/1993 220,000 New Bldg
Tax Information -
Tax Year Assessed Value Taxable Value Net Tax
2018 $361,115.00 $361,115.00 $36,135.88
2017 $332,212.00 $332,212.00 $33,186.58
2016 $313,704.00 $313,704.00 $31,513.62
2015 $99,235.00 $99,235.00 $10,136.34

Our investigator visited the property in March 2020 and confirmed that minimal improvements have been
made. We see construction to the right of the greenhouses, of what appears to be the early construction
of an empty warehouse.



Again, we are deeply concerned with PharmaCann’s financial performance.
Discount Treatment:

We are discounting the rent by 93% to 100% due to overpayment and potential default. We believe the
previous purchase price $1.75M is much more reflective of the true value of the property instead of the
S18M.

Sacramento CA Undisclosed Tenant
Core Issue:

Overpayment.
Transaction details:

0On 02/08/2019, IIPR closed on the acquisition of a property in Sacramento California, comprising of 43,000
sq. ft. of industrial space for a purchase price of $6.7M, offering up to $4.8M in reimbursements for
improvement.

Address:

We have identified the address of being 1 Light Sky Ct, Sacramento California, 95828. Parcel #:
06201500300000

Initial Terms:
We estimate 2020 rent for this property to be $1.8M, representing a yield of 15.75%.
Independent due diligence:

We found it peculiar that IIPR did not disclose who their tenants were apart from saying they are an
experienced operator who intends to operate the property as a license cannabis cultivation facility.

We located the property and reviewed its deed records. Google maps indicates that the property is
occupied by a Hispanic cheese factory by the name Neustro Queso. Our on the ground due diligence did
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In addition, we see large appreciation in price shortly prior to the transaction with IIPR.

wing operation in that facility, but could not identify who the tenant is.

LEICIIIEI  Layers  Measure  Search Results  Select Parcels  RecentSales Legend  Help

Information for Parcel:
S 062-0150-030-0000

Read Our Data Disclaimer

PROPERTY INFORMATION v

'

Assessor Parcel # 06201500300000

Address 1 LIGHT SKY CT

Postal City, Zip SACRAMENTO 95828

Jurisdiction City of Sacramento

County Supervisor District Phil Serna - District 1

Assessor Roll Status ACTIVE

Assessor's Map (A Assessor's Map Book 062, Page 015

PROPERTY TAX BILL v

A summary of the most recent property tax bill is available on the e-PropTax site.

Tax Rate Area Code 03-267
Jurisdiction Used on Most Recent Tax Roll SACRAMENTO
Last Roll Year 2018

ASSESSOR'S ROLL VALUES i

as of September 17, 2019

Tax Roll Year 2019
Land Value $582,624
Improvement Value $1,088,724
Personal Property Value $0
Fixtures $0
Homeowner's Exemption -50
Other Exemption -$0
Net Assessed Value $2,571,348
Property tax bill information Link to ePropTax

Additional information regarding Assessor’s roll values can be obtained by contacting the
Assessor's Office at 916-875-0700 or assessor@saccounty.net.

Elder Creek Rd

Parcel 062-0150-005 8ns 8ns
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According to deed records, prior to IIPR purchasing the property for $6.7M on 02/11/2019 from Sacre
Holdings LLC, Sacre Holdings LLC purchased it for merely $2.6M from Conrad Ethan on 06/15/2017. When
compared to the Assessor’s roll value of $2.57M, the previous sale in 2017 falls in line with county
valuation, but IIPR purchased it at a significant premium. When we looked at sales in the area around the
time of the IIPR acquisition, we found that most sales price tend to be in line with county’s assessor roll

value.


https://recordersdocumentindex.saccounty.net/#!/simple

~_~

For example, parcel 062-0120-032 was sold in 2018 for $6.5M when assessor roll value was $S6.6M. Parcel
062-0140-013-0000 was sold for $47M when its assessor’s roll value was $47M.

Our investigator confirmed that this was a growing operation, but was unable to identify who the tenants
were. In addition, photos from March 2019 and March of 2020 don’t show significant improvements to
the building, apart from some fencing and electronics. However, it is clear that as of March 2019, one
month after the purchase, there was no visible improvement to the facility to justify the $4M increase in
purchase price.

Google map street view dated May 2016.

Pictures taken by investigator dated March 2020.
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Discount Treatment:

We are discounting the rent by 36% due to overpayment. We believe that in this case the county assessor
value of $2.57M is a much better estimate of the value of the property and have adjusted rent projections
accordingly.

Phoenix AZ The Pharm
Core Issue:

Overpayment.
Transaction details:

IIPR purchased the property from The Pharm LLC on 09/19/2019, for a price of $2M. There was no PR
statement for this purchase. We identify tenant improvement to be $452,000.

Address:

We have identified the address to be 1616 E. Glendale Avenue, Phoenix, Arizona. Parcel #: 164-26-035B
Initial Terms:

We estimate 2020 rent for this property to be $373,000, representing a yield of 15.23%.

Independent due diligence:

According to deed records, we have located the property to be at the 1616 E. Glendale Avenue, Phoenix,
Arizona. The property is currently occupied by Sunday Goods, a retail cannabis store. This is confirmed
through the county’s parcel map.


https://www.thecountyrecorder.com/(X(1)S(lqwvzzxoesnixt0fkiaa3q0l))/Search.aspx?AspxAutoDetectCookieSupport=1&jsEnabled=1

Sunday Goods

The deed records also show that this property was previously purchased by The Pharm LLC from Mitchell
D. Song for $1.2M on 09/16/2019, merely three days before IIPR purchased it from The Pharm LLC. The
price has gone up significantly by S800K, or 67% in three days, representing an annualized return of 8151%.

We visited the store and discovered that it wasn’t open. We confirmed this with the neighbors next door.
A woman in the gas station suggests that they won’t be open until end of March or April, but is highly
suspicious even to this timeline due to the coronavirus. She also mentioned that the building was
previously a pet veterinarian building knocked down in the March or April 2019.

Discount Treatment:

We are discounting the rent by 33% due to overpayment. We believe the previous purchase price of
$800,000 is much more reflective of the value of the property and we adjusted 2020 rent accordingly.
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Litchfield IL Grassroots
Core Issue:

Overpayment.
Transaction details:

IIPR closed a deal on a property located in Litchfield, IL, comprising of 70,000 sq. ft. industrial space on
10/30/2019. The purchase price was $10.5M, with reimbursement for improvement up to $17.7M.

Address:

We have identified the address to be 825 Industrial Dr, Litchfield IL 62056

Initial Terms:

We estimate 2020 rent for this property to be $1.8M, representing a yield of 15.23%.

Independent due diligence:

According to deed records, the property was bought by HSGS properties from Harmac Development for
$1.05M on 2/1/2017. IIPR purchased it on 12/23/2019 for $10.5M. We find this 10x growth in property
value hard to believe especially considering over $17.7M in improvements are still to go into the property
shortly after the closing of the deal.

825 Industrial Dr

Litchfield, IL 62056
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When comparing the county’s valuation posted on its county’s parcel reports, we see that the 2017 sales

value was only 2x the county’s valuation, while IIPR’s transaction well exceeds the 2019’s county valuation
by 40X.

BValuation
2019 2018
+ Land/Lot $31,680 $34,200
+ Buildings $469,950 $507,290
+ FarmLand $0 $0
+ Farm Buildings $0 $0

Total $501,630 $541,490


https://ilintlaredo.fidlar.com/ILMontgomery/DirectSearch/#!/search
https://beacon.schneidercorp.com/Application.aspx?AppID=503&LayerID=7586&PageTypeID=4&PageID=3797&Q=1356372608&KeyValue=15-05-151-003

Pictometry data also shows that the building has hardly changed at all from 2014 to 2018. We have strong
suspicion that the sales price was significantly inflated for the IIPR deal.

N e ST
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Our investigator visited the property in March 2020 and confirmed that there were minor improvements
to the building. However, we question how it is possible that the property price rose to $10.5M.

—

Discount Treatment:

We are discounting the rent by 40% to 60% due to overpayment. We believe the previous purchase price
of $1.05M is much more reflective of the value of the property and have adjusted 2020 rent accordingly.
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However, we acknowledge the possibility of some tenant improvements going into the building prior to
IIPR’s purchase and thus have not fully adjusted the purchase price back to its previous level (which would
imply 80% discount).

Lansing M| Green Peak Industries
Core Issue:

Overpayment.

Transaction details:

IIPR purchased a property located at Lansing Ml on 01/20/2020, for a price of $1.63M.
Address:

We have identified the address to be 3318/3332 West Rd or 3315 Coolidge Rd. East Lansing, Michigan,
48823. Parcel #: 33-20-01-02-226-004

Initial Terms:
We estimate 2020 rent for this property to be $266,763, representing a yield of 15.23%.
Independent due diligence:

According to deed records, Green Peak Industries LLC sold the property to IIPR for $1.63M on 01/20/2020.
The property is located at 3318/3332 West Rd or 3315 Coolidge Rd. East Lansing, Michigan. Green Peak
Industries previously purchased in from Arrington Richard & Marian on 04/11/2019 for $1.4M.

CORRECTION WARRANTY DEED

This CORRECTION WARRANTY DEED is made thisﬂ'fiay of January, 2020, between GREEN PEAK
INDUSTRIES LLC, a Michigan limited liability company (“Grantor”), whose address is 10070 Harvest Park,
Dimondale, MI 48825, and IIP-MI 5 LLC, a Delaware limited liability company (“Grantee™), whose address is
11440 West Bernardo Court, Suite 100, San Diego, California 92127 (the words “Grantor” and “Grantee” to include
their respective successors and assigns where the context requires or permits), for the purpose of correcting an error
in the prior Warranty Deed filed for record on October 31, 2019 as Instrument No. 2019-036815 which incorrectly
stated the consideration as $1,542,000 instead of $1,630,000 for a difference of $88,000.

WITNESSETH that Grantor, for and in consideration of the sum of One Million Six Hundred Thirty
Thousand Dollars ($1,630,000.00), the receipt, adequacy and sufficiency of which are hereby acknowledged, has
granted, bargained, sold, aliened, conveyed and confirmed, and by these presents does grant, bargain, sell, alien,
convey and confirm unto Grantee, to wit:

Tax Identification NO: 33-20-01-02-226-008 and 33-20-01-02-226-004

ADDRESS: 3318/3332 West Rd (3315 Coolidge Rd. recently assigned by the City of East Lansing)
East Lansing, Michigan 48823



(3 sale History Back To Top

Sale Date Sale Price | Instrument Grantor Grantee Terms of Sale Liber/Page

01/20/2020 $1,630,000.00 WD GREEN PEAK IIP-MI 5 LLC CONV 2020-003127
INDUSTIRES LLC

10/25/2019 $1,542,000.00 WD GREEN PEAK IIP-MI 5 LLC CONV 2019-036815
INDUSTRIES LLC

04/11/2019 $1,409,600.00 WD ARRINGTON RICHARD &  GREEN PEAK NOT USED ECF 2019-012748
MARIAN INDUSTRIES LLC

01/03/2008 $1.00 WD ARRINGTON, RICHARD ARRINGTON, RICHARD NOT USED ECF B3291 P1238
M AND MARIAN M & MARIAN A

Our investigators could only find two seemingly abandoned residential houses located on 3318 and 3332.

We were able to find a Skymint store, which is a brand operated by Green Peak Industries, at 3315
Coolidge Road. However, the location was still under construction and not open to the public.




In addition, county records indicated that construction only began in 06/11/2019, two months after Green
Peak’s $1.4M purchase.

Project Details: 119-0755
Property Address: 3315 COOLIDGE RD, EAST LANSING, MI 48823 | Parcel: 33-20-01-02-226-008

Property Owner: |IP-MI 5 LLC

Summary Information

> 21 Item(s) Pending

Jump To: Project Information | Project Items
3 Project Information Back To Top
Project Number J19-0755 Filed As SKYMINT MMPC
Date Created 06/11/2019 Status In Progress: 21 Item(s) Pending
Date Completed No Data to Display
Description NEW BUILD

Picture of ground up construction from county records.

SR WRED LHF T e
3318 WEST RD Close or Esc Key
Ennt

Mem 2 of 4 <Prev Next>

This implies that Green Peak actually purchased an empty parcel of land for $1.4M. The county’s assessor
office gave the land an assessed value of $705,500. We consider this evidence that Green Peak purchased
this land at a significant premium before selling to IIPR.

Discount Treatment:


https://bsaonline.com/SiteSearch/SiteSearchDetails?SearchFocus=Assessing&SearchCategory=Parcel+Number&SearchText=33-20-01-02-226-008&uid=138&PageIndex=1&ReferenceKey=33-20-01-02-226-008&ReferenceType=ParcelNumber&SortBy=&SearchOrigin=0&RecordKey=33-20-01-02-226-008&RecordKeyType=0
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We are discounting the lease due to overpayment, reflecting an adjustment of 60%. We believe $705,500
is a much better estimate for the value of the property, due to it being an empty parcel of land at the time
of purchase. The overall effect this treatment will have on the entire Green Peak MI — PF is a discount
ratio of 7% due to the portfolio containing other properties.

Lansing M| Green Peak Industries
Core Issue:

None

Transaction details:

[IPR purchased a property from Green Peak Industries on 11/01/2019 for a price of $2.225M.
Address:

We have identified the address to be 2508-2518 S. Cedar Street, City of Lansing, 48910. Parcel #: 33-01-
01-28-256-082 and 33-01-01-28-256-072.

Initial Terms:
We estimate 2020 rent for this property to be $364,139, representing a yield of 15.23%.
Independent due diligence:

According to deed records, prior to the property being sold to IIPR for $2.225M on 11/01/2019, Green
Peak Industries purchased it from RUFC LLC for $550,000 on 03/04/2019. County records indicate that
construction began on 08/16/2019.

Permit Details: PB19-1344
Property Address: 2508 S CEDAR ST, LANSING, M1 48910 | Parcel: 33-01-01-28-256-082

Property Owner: [IP-MI5LLC

Jump To: Permit Information | Contractor Information | Applicant Information | Owner Information | Licensee Information
(3 Permit Information Eacdiolon
Number PB19-1344 Category Remodel
Type Building Status FINALED
Applied Date 08/16/2019 Expire Date 08/03/2020
Issue Date 08/21/2019 Finaled Date 02/05/2020
Work Renovation of existing building for use as a Medical Marijuana provisioning center. Exterior work consists of
Description demoalition of old finish materials on north and east elevations, new siding on east and north elevations, new

storefront openings and new metal awnings (as well as new building signage). Interior work consists of the
demolition of most of the existing interior partitions, some plumbing fixtures, etc. (all existing columns to remain
un-altered). New wall partitions, door systems, plumbing fixtures, RTU's etc. are proposed for the new use. This
project contains very limited site work

Stipulations

We obtained pictures of the property as of different dates.

Picture from Google Maps taken in September 2019.


https://bsaonline.com/SiteSearch/SiteSearchDetails?SearchFocus=All+Records&SearchCategory=Address&SearchText=2508+S+Cedar+Street&uid=384&PageIndex=1&ReferenceKey=33-01-01-28-256-082&ReferenceType=0&SortBy=&SearchOrigin=0&RecordKeyDisplayString=33-01-01-28-256-082&RecordKey=1%3d33-01-01-28-256-082%3a%3a4%3d33-01-01-28-256-082%3a%3a7%3d4594af79-2dd9-4cae-9448-9f28013381af&RecordKeyType=1%3d0%3a%3a4%3d0%3a%3a7%3d2
https://bsaonline.com/CD_PropertySearchDetails/PropertyRecordDetails?RecordKey=2784b824-510e-477b-bb10-aaab00e32c9a&RecordKeyType=3&uid=384

Picture from county records taken in December 2019.




We believe this property’s purchase price can be justified due to the visual improvements to the property.

Discount Treatment:

None. We give IIPR full credit for this lease.

Monson MA Holistic Industries
Core Issue:

Bizarre Lease terms and overpayment
Transaction details:
IIPR purchased a property comprising of 55,000 sq. ft. for a purchase price of $12.75M on 07/12/2018.

Initial Terms:

The lease provides for an initial annualized aggregate base rent of $1,912,500, which is equivalent to 15%
of the purchase price of the property. The aggregate base rent is subject to 3.25% annual increases during
the term of the lease, and Holistic is also responsible for paying the Company a property management fee
equal to 1.5% of the then-current aggregate base rent.

Address:
We have identified the address to be 96 Palmer Road Monson MA.

Independent due diligence:

According to deed records, IIPR purchased the property from 3G Management LLC on 07/12/2018 for
$12.75M. 3G management LLC previously purchased the property from Northeast Investment on
05/23/2016 for $825,000.

DEE

ﬁgit]:aAﬁul\ﬁEMENT LLC '(‘G}-antgl:”),.a duly organized and validly existing Massachusetts
o ability company, with its principal place of business at 96 Palmer Road, Monson
sachusets 01057, hereby granis and conveys to IIP-MA 2 LLC (“Grantee™, a duly
?ﬁ:n(;zed and validly existing Qe]awarc limited liability company, with a business acidress of
West Bernardo Court, Suite 220, San Diego, CA 92127, for and in good consideration

paid of Twelve Million Seven Hundred Fifty Tho
with quitclaim covenants the following: ¢ wsand and 007100 (312:750,000.00) Dolte,

achusetts


https://search.hampdendeeds.com/ALIS/WW400R.HTM?W9SNM=IIP&W9GNM=&W9IXTP=A&W9ABR=*ALL&W9TOWN=*ALL&W9FDTA=&W9TDTA=&W9INQ=AY&WSHTNM=WW401R00&WSIQTP=LR01L&WSKYCD=N&WSWVER=2&W9IXTPGP=0

WARRANTY DEED

Northeast Investments LLC, an Illinois Limited Liability Company, with an address of 3330 Skokie
Valley Road, Suite 301, Highland Park, IL. 60035 (hereinafter “Grantor”) hereby grant and convey with
warranty covenants to 3G Management, LLC, of 308 Massachusetts Ave, NE Washington DC 20002
(hereinafter “Grantee™) for and in good consideration paid of Eight Hundred Twenty-Five Thousand
Baollars ($825,000.00) that certain parcel of land together with the improvements thereon known as 96
Palmer Road in the Town of Monson, County of Hampden, Commonwealth of Massachusetts, being
more particularly bounded and described as follows:

What’s worth noting is that IIPR’s purchase was actually in the form of a quitclaim deed which typically
only transfers the grantor’s interest in a piece of real estate, whereas 3G Management’s purchase was in
the form of a warranty deed which guarantees the transfer of legal title and rights to the real estate.

In addition, according to a lease agreement between Holistic and 3G Management LLC, Holistic previously
only paid an annual rent of $225,000 to $257.263 on the same property.



https://www.mass.gov/files/documents/2018/04/26/holistic-industries-inc-sp-2-revised-2018-2-20-redacted.pdf

p. ..

a. Landlord leases the Demised Premises to Tenant for a term of ten (10) years
commencing January 1, 2017 (“Lease Commencement Date") and ending December
31, 2026 (“Lease Expiration Date”), subject to Tenant’s renewal option.  Landiord shall
deliver the Premises to Tenant on the Lease Commencement Date and Tenant
expressly acknowiedges and agrees that it is obligated to accept the Premises in their
current “as is” condition on the Lease Commencement Date.

2. TERM AND RENT

b. Tenant shall pay base rent (“Base Rent”) without deduction or offset, on the E
first day of each month of the Lease term as set forth in this Section 2(b), on a monthly |
basis, and as set forth in Section 20 if Tenanf elects to extend the term. Rent shall
increase 1.5% at the end of each lease year, according to the foliowing schedule.

Year Annual Rent

$225,000.00
$228,375.00
$231,800.62 5
$235,277.62
$238,806.78
$242,388.88 ;
$246,024.71 i
$249,715.08 f
$253,460.80

$257,262.71

COWmNOgH W=

-
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We find it difficult to believe that Holistic would rather pay 10X the previous rent they were paying, unless
they were getting something else. We believe this is overwhelming evidence that IIPR is overpaying the
properties to extend additional capital to the tenant, meanwhile tenant brings additional income to the
company through inflated rental income.

Discount Treatment:

We are discounting the 2020 revenue by 81% due to overpayment and previous lease agreements. We
believe that the previous purchase price of $825,000 is much more reflective of the value of the property.

Akron OH Vireo
Core Issue:

Potential default.

Transaction details:

IIPR purchased a property located in Akron Ohio on for $1,018,112 on 05/14/2019.
Initial Terms:

We estimate 2020 rent for this property to be $511,560, representing a yield of 14.41%.



~_

We have identified the address to be 844 E Tallmadge Ave, Akron, OH 44310. Parcel #6700243

Address:

Independent due diligence:

Deed records show that IIPR purchased the property from Ohio Medical Solutions, a subsidiary of Vireo
for $1,018,112 on 05/14/2019. Ohio Medical Solutions previously purchased the property from Yacoub
Ghosn Management LLC on 01/30/2019 for $550,000. Property assessment report appraises the property
at a total value of $188,890.

A news report suggested that the property was going to be used as a medical marijuana processing facility.

|

Add missing information

Addhouws

Photos

Discount Treatment:


https://eagleweb.summitoh.net/recorder/eagleweb/docSearchResults.jsp?searchId=2&page=1&pageSize=100&sort=&sort2=&dir=dsc
http://fiscalweb.summitoh.net/clt/refintg2.opt?parcel=6700243
https://www.ideastream.org/news/former-akron-factory-becomes-medical-marijuana-processing-facility

e

Due to the dire financial status of the tenant, under the good case, we apply a 20% discount. Under the
bad case, we discount 2020 rent by 65% due to potential default and their cash burn of around 4 months.

Pittsburgh PA Maitri Genetics
Core Issue:

Overpayment (Potential)
Transaction details:

IIPR acquired a property comprising of 51,000 sq. ft. for a purchase price of $6.3M on 04/24/2019, and
offers up to $10M in reimbursements for improvements.

Address:

We have identified the address to be located at 120 Beta Drive, O’Hara Township, Allengheny, PA.
Initial Terms:

We estimate 2020 rent for this property to be $1.64M, representing a yield of 15.23%.
Independent due diligence:

According to deed records, IIPR purchased the property from BDPD LLC for $6.26M on 04/23/2019. BDPD
LLC purchased the same deed from W Granger Inc on 11/14/2018 for $3.45M.

County records indicate that the assessed value for the property is $5.4M as of 2020. Assuming renovation
went into the property after BDPD LLC’s purchase, the property is still overpaid by 16%.

2020 Full Base Year Market Value 2020 County Assessed Value

2019 Full Base Year Market Value 2019 County Assessed Value

Land Value



https://pa_allegheny.uslandrecords.com/palr/controller?commandflag=getDetails&optflag=DetailsCommand&county=pa003&userid=null&userCategory=7&nameid=2986342&ptrno=13981896&partytype=&name=I%2BI%2BP%2BPA%2B%2B2%2B%2BL%2BL%2BC&officeid=60&fromdate=01/01/1986&todate=03/10/2020&lastname=i%20i%20p
http://www2.alleghenycounty.us/RealEstate/GeneralInfo.aspx?ParcelID=0292E00080000000&SearchType=&CurrRow=0&SearchName=&SearchStreet=&SearchNum=&SearchMuni=&SearchParcel=&pin=0292E00080000000

T

Our investigator confirmed that this location is currently operating as a cannabis growth and processing
facility. However, compared to Google map street view taken in October 2017, we do not see significant
improvements.

Picture from Google street view dated October 2017.

Pictures from investigators dated March 2020. We do not see visible changes apart from a new set of
fencing and surveillance cameras. However, IIPR disclosed that over $4.5M has been put into tenant
improvements as of December 2019.




T

We are discounting 2020 rent by 0%-8% based on the potential overpayment. Under the bad case, we
believe the current county value $5.2M is much more reflective of the value of the property.

Discount Treatment:

Southern California Undisclosed tenants
Core Issue:

Overpayment, undisclosed tenants.
Transaction details:

IIPR acquired a five-property portfolio in southern California, comprising 102,000 sq. ft. of industrial space
on 04/16/2019 for a total purchase price of $27.1M.

Address:

We identify three properties to be located at 1717 E Vista Chino A7 Palm Springs CA and 3535 N Anza Rd,
Palm Springs CA.

Initial Terms:
We estimate 2020 rent for this property to be $1.8M, representing a yield of 15.23%.
Independent due diligence:

According to Riverside County deed records, IIPR purchased three properties on 04/16/2019 from a Radio
P S properties LLC, an entity controlled by Michael King, a 19" P.S. Properties LLC and an Extension
Management LLC.

Records indicate that IIPR purchased a property from Radio P S Properties LLC for $6.3M on 04/16/2019.
The property is located at 3535 N Anza Rd Palm Springs, CA 92262. This property was previously purchased
from Dardashti Shervin on 05/17/2016 for $3.26M.

We have identified the tenant to be Kings Garden Inc. The facility is used for cultivation of cannabis,

according to a city council staff report.



https://www.courthousedirect.com/IndexSearches.aspx
https://kingsgarden.com/
https://destinyhosted.com/palmsdocs/2018/CC/20181114_131/1110_Item%202A%20OCR.pdf

. ..

IIPR purchased another property on 04/16/2019 from Extension Management LLC, an entity also
controlled by Michael King for $5.8M. The property was previously purchased from Burgess Family Trust
on 1/24/2017 for $S2.5M.

The property is located at 3540 N Anza Road, Palm Spring, located directly opposite of the previous
property.

[IPR purchased another property from 19 PS Properties LLC, another entity controlled by Michael King
for $15M on 04/16/2019. The property was previously purchased from Bryant Investments for $1.5M on
04/25/2018.

The property is located at 63795 19" Ave Palm Spring, CA.

The property was previously a vacant Fedex Ground in 2015.

63795 19th Ave
Palm Springs, CA 92262 - Industrial For Sale

Google maps confirms that there is an industrial warehouse.


https://www.loopnet.com/Listing/19276301/63795-19th-Ave-Palm-Springs-CA/

Overall, the three properties were purchased for $7.26M before being flipped to IIPR for over $27M, a
whopping 73% appreciation.

Discount Treatment:

We believe the sum of the previous purchase price $7.26M is much more reflective of the value of the
properties, implying a potential overpayment of up to 73%, but we give the company benefit of the doubt
for potential improvements made, hence discounted 2020 rent revenue by 40% to 60% due to
overpayment.

Will County IL Cresco
Core Issue:

Overpayment, potential default.
Transaction details:

IIPR purchased two cultivation and processing facilities from Cresco Labs in IL for a purchase price of
$46.3M. The facilities total 100,000 sq. ft.

Address:

We identified one property to be located at 23224 Centerpoint Way/3301 Centerpoint Way, Joliet, IL
60436.

Initial Terms:

We estimate 2020 rent for this property, along with the following property in Kankakee to be $5.4M,
representing a yield of 15.23%.

Independent due diligence:



-

Deed records indicate that the property was purchased by IIPR from Joliet Production LLC for $20.7M on
10/22/2019. Previously Joliet Production LLC purchased the property from Annette M. Bates for $1.75M
on 04/08/2015.

According to the a PR statement, Joliet Production LLC is a subsidiary of Cresco. County documents
showed that shortly after the purchasing of the property, Joliet Production LLC filed a mortgage document
on 11/09/2015 for $5.5M. About a year later on 03/18/2016 and 05/04/2016, two mechanic’s liens were
filed for $106,000.

Session :$ 10.90

DataSource: Will, IL
Criteria: Party Name = JOLIET PRODUCTION Last Indexed Date: 03/12/2020

RecDate DocDate DocNumber DocType Last Name First Name Party Type
[ [ GRANTOR |
12/06/2019 P2019087952 MYDEC JOLIET PRODUCTION LL... GRANTOR
11/13/2019 11/12/2019 R2019081210 MORTGAGE... JOLIET PRODUCTION LL... GRANTEE

03/22/2019 03/20/2019 R2019016496 MORTGAGE... JOLIET PRODUCTION LL... PARTY 3
05/04/2016 04/28/2016 R2016032843 MECHANIC... JOLIET PRODUCTION LL... GRANTEE
03/18/2016 R2016019961 MECHANIC... JOLIET PRODUCTION LL... GRANTEE
11/09/2015 11/05/2015 R2015097203 SUBORDIN... JOLIET PRODUCTION LL... GRANTOR
11/09/2015 11/05/2015 R2015097202 ASSIGNME... JOLIET PRODUCTION LL...

(11/092015  11/05/2015  R2015097201  MORTGAGE  JOLIETPRODUCTIONLL.. GRANTOR

09/22/2015 08/19/2015 R2015081300 EASEMENT JOLIET PRODUCTION LL...

04/08/2015 03/27/2015 R2015029235 WARRANTY... JOLIET PRODUCTION LL...

J 04/082015 | | P2015003060 | PTAXFOR.. | JOLIETPRODUCTIONLL.. [ | GRANTEE

A Mechanic’s lien is a legal document that reserves the right for the filer to seek unpaid compensation.
Typically mechanic liens arise when one party feels they’ve been treated unfairly. In this case, either
Cresco is not honoring payments to its contractors or Cresco feels like they’ve been overcharged for the
construction of the property, which would either imply Cresco having a history of not honoring payments
or that construction was not worth $5.5M, which make us question how the $20M IIPR paid are justifiable.

In addition, Cresco disclosed its affiliated parties.

The Joliet lease commenced in December 2015, the Lincoln lease commenced in February 2016,
and the Kankakee lease commenced in April 2016. The terms of these lease agreements are fifteen
years from the commencement date. Rent expense for these facilities was approximately
51,047,000 and 51,047,000 for the three months ended September 30, 2018 and 2017,
respectively, and $3,140,000 and 53,133,000 for the nine months ended September 30, 2018 and
2017.

Assuming each property is of generally the same size, this would imply that Cresco would pay around
$115,000 per month for its current lease in 2017 and 2018. Assuming an annual 15% yield (comparable to
what IIPR is charging) on its investment, this would imply a valuation of $9.2M for the facility. This is at a
50% discount to what IIPR is paying. We fail to see how this is reasonable. (Please see next property for a
more accurate depiction of the overall overpayment)

Our investigator visited the property in March 2020 and confirmed that there was a production facility.


https://ilwill.fidlar.com/ILWill/AvaWeb/#!/searchResults
https://www.businesswire.com/news/home/20191022006195/en/Innovative-Industrial-Properties-Acquires-Illinois-Properties-Enters
https://tapestry.fidlar.com/tapestry2/SearchResults.aspx
https://webfiles.thecse.com/sedar_filings/00007812/1812100558257537.pdf

Discount Treatment:

This property is disclosed in conjunction with the following property (Kankakee IL Cresco) as the Cresco IL
— Portfolio. As part of the Cresco IL portfolio, we discounted 2020 rent revenue by 48% due to
overpayment. We believe the total value of the two properties derived from previous lease terms $18.4M
better reflects the value of the properties.

Kankakee IL Cresco
Core Issue:

Miss-matching payment amounts, overpayment and potential default.
Transaction details:

IIPR purchased two cultivation and processing facilities from Cresco Labs in IL for a purchase price of
$46.3M. The facilities total 100,000 sq. ft.

Address:

This is the second property in the PR announcement. We identify the address to be 3625 South US
Highway 45/52, Kankakee, IL, 60901. Parcel #: 13-17-20-300-003.

Initial Terms:

We estimate 2020 rent for this property, along with the previous property in  Will County to be $5.4M,
representing a yield of 15.23%.

Independent due diligence:



~_

Based on the information on the previous parcel (purchase price of $20.7M), this would imply the
Kankakee purchase price to be $25.6M. However, according to deed records, IIPR only paid $12.1M. IIPR
correctly disclosed the total investment amount in their 10k to be $32.8M.

Initial Costs
Year Built/ Building and
Property State Renovated Land Improvements
Cresco IL Portfolio Illinots Various (3) 3,215 29,601

Consistent with the prior analysis, the two properties together should be valued around $18.4M, which is
about 56% of the price IIPR paid.

The address corresponds to an unknown building on Google maps. County parcel map validates this.

E,

|
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Discount Treatment:

This property is disclosed in conjunction with the previous property (Will County IL Cresco) as the Cresco
IL — Portfolio. As part of the Cresco IL portfolio, we discounted 2020 rent revenue by 48% due to
overpayment. We believe the total value of the two properties derived from previous lease terms $18.4M
better reflects the value of the properties.

Toledo OH Green Thumb Industries LLC
Core Issue:

None
Transaction details:

[IPR purchased a property from Green Thumbs Industries located at Toledo OH for a purchase price of
$2.9M on 02/03/2020, and provides reimbursement for improvement up to $4.3M.


https://il4laredo.fidlar.com/ILKankakee/DirectSearch/#!/search
http://www.k3gis.com:8080/k3map/

We identify the address to be 5835 Jason Street, Toledo, OH 43611. Parcel #: 2288925

Address:

Initial Terms:
We estimate 2020 rent for this property to be $400,397, representing a yield of 15.23%.
Independent due diligence:

County records show that IIPR purchased the property from 0 Jason Street LLC on 01/31/2020 for $2.9M.
0 Jason Street LLC previously purchased the property from GM Ohio Holdings LLC for $200,000 on
04/02/2019. GM Ohio Holdings LLC purchased the property from North Cross Development for $96,000
on 10/08/2013.

PARCEL ID: 2288925 ASSESSOR#: 10256025
MARKET AREA: 5001C ROLL: RP_OH
IIP-OH 4 LLC 5835 JASON ST
TAX YEAR: 2020 STATUS: Active
03-FEB-2020 $2,900,000 20100689 0 JASON STREET LLC 1IP-OH 4 LLC LW-LIMITED WARRANTY
AN OHIO LLC DEED
02-APR-2019 $200,000 19102013 GM OHIO REAL 0 JASON STREET ~ WD-WARRANTY DEED
ESTATE HOLDINGS LLC AN OHIO LLC
LLC AN OHIO
08-0CT-2013 §96,000 13107319 NORTH-CROSS GM OHIO REAL GW-GENERAL WARRANTY
DEVELOPMENT ESTATE HOLDINGS
COLTD AN OHIO LI LLC AN OHIO
Transfer # 20100689
Sales Date 03-FEB-20
Date of Closing 20-JAN-20
Sale Amount $2,900,000
Conveyance Fee 11,600.50
Legal Desc. NORTH CROSS PLAT THREE LOT 16
Acres 8.3249
Number of Parcels 1
Property Address 5835 JASON ST
TOLEDO OH 43611
Purchaser (Grantee) IIP-OH 4 LLC
Seller(Grantor) 0 JASON STREET LLC AN OHIO LLC
Sale Type LAND
Note 1
Note 2

Conveyance Document

Our investigator visited the property in March 2020 and confirmed that construction was currently
underway. A posting indicated that construction began in August 2019.



http://lcapps.co.lucas.oh.us/PaxWorld5/views/search
https://www.linkedin.com/posts/program-solutions-group-llc_program-solutions-group-broke-ground-last-activity-6566397407645495296-QgfY
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Discount Treatment:

We believe the purchase price can be justified and do not discount the revenue.

Scranton PA Vireo
Core Issue:

Potential default.
Transaction details:

IIPR purchased a property located in Scranton PA, comprising 89,000 sq. ft. of industrial space on
04/09/2018 for a purchase price of $5.8M, offering $2.8M in reimbursement for improvements.

Address:
We identify the address to be 2000 Rosanna Ave, Scranton PA
Initial Terms:

The initial term of the lease is 15 years, with two options to extend the term for two additional five-year
periods. The lease provides for an initial annualized aggregate base rent equal to 15% of the sum of the
purchase price of the property and the Tl Allowance. The aggregate base rent is subject to annual
increases of 3.5% during the term of the lease.

Independent due diligence:

Deed records show that the property was purchased by IIPR from Pennsylvania Medical Solutions for
$5.76M on 04/10/2018. Prior to that, the same deed was purchased by Pennsylvania Medical Solutions
from Hinkley Jesse J for $2M on 11/17/2017.

Our investigator visited the property and confirmed that this is a marijuana growth and processing facility.

Discount Treatment:

Due to the dire financial status of the tenant, under the good case, we apply a 20% discount. Under the
bad case, we discount 2020 rent by 65% due to potential default and their cash burn of around 4 months.


https://www.searchiqs.com/palac/SearchResultsMP.aspx
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Los Angelos CA DYME
Core Issue:

Tenant defaulting
Transaction details:

IIPR purchased a Los Angeles Cannabis campus for $13M on 07/23/2019, with $2M in reimbursement for
improvements.

Address:

We identify the address as 1500 Esperanza Street, Los Angeles, CA 90023
Initial Terms:

We estimate 2020 rent to be $1.76M, representing a 13.53% yield.
Independent due diligence:

According to deed records, the property was purchased for $13,000,130

5192-005-010

Bullding (0104) & Land Overview
Use Code: 320 #otunts: o Yoar Buil: 17

Design NIX  BedsBaths: 0D EffectiveYear 1847
Quaiity Class: i Buiing SaFt: 0 Land SaFt: 79,566

2020 Roll Preparation 2019 Current Roll RC  Year 2017 Base Value

Land s s 207 s

A Building and Land Characteristics

¥ Events History

Show Re-Assessable Only:

+ Assessment History

Show Al: -/ Hide Inactive Robs: Showing 110701 7 seies

The corresponding deed record showed a city transfer tax of $58,500, implying a tax rate of 0.45%. The
property was purchased from a Herban Industries Inc on 07/18/2019.


https://portal.assessor.lacounty.gov/parceldetail/5192005010

I I . it
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ORANGE COAST TITLE COMPANY
AND WHEN RECORDED MAIL TO:

IIP-CA3 LP

11440 West Bernardo Court, Suite 220
San Diego, California 92127

Attn: General Counsel

APN: 5192-005-010
RPN pe0

The undersigned grantor(s) declare(s)

Documentary transfer tax is $14,300.00 / L.A. County and $58,500.00 / City of Los Angeles
(X) computed on full value of property conveyed, or

()} computed on full value less value of liens or encumbrances remaining at time of sale,

( ) Unincorporated Area ( X ) City of Los Angeles

GRANT DEED

FOR VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, HERBAN
INDUSTRIES, INC., a Delaware corporation (“Grantor™), hereby grants to 1IP-CA 3 LP, a Delaware
limited partnership (“Grantee”), the following described real property in the County of Riverside, State of
California (the “Property”): Lo Angeles

The property was purchased by Herban from MM Esperanza 2 LLC on 07/19/2019, we consider these
transactions concurrent. Deed record transfer tax implies that the transaction price was also $13M.

L

‘20190717332
ORANGE COAST TITLE COMPANY ————

AND WHEN RECORDED MAIL TO:

MNP-CAJLP

11440 West Bernardo Court, Suite 220
San Diego, California 92127

Attn: General Counsel

APN: 5192-005-010
Ropfoee : LX

The undersigned grantor(s) declare(s) 4, 3%3_ 70 $58,801.50
Documentary transfer tax is §4, 300,007 T.°A " County and YaRAR0 P/ City of Los Angeles
(X) computed on full value of property conveyed, or

() computed on full valus less value of liens or encumbrances remaining at time of sale,

{ ) Unincorporated Area ( X ) City of Los Angeles

The property was previously purchased by MM Esperanza 2 LLC from Tom Sang Lee on 11/02/2015. The
transfer tax of $21,847.5 implied that the property was $4.9M.

THIS SPACE FOR RECORDER'S USE ONLY: 2

Title Order No.: 1333033 Escrow No.: 02-024650-GH_

AP#: 5192-005-003 GRANT DEED .

THE UNDERS|GNED GRANTOR(S) DEGLARF(S) &5 940,50 $21,847.50 Q"D
DOCUMENTARY TRANSFER TAXis /"~ CITY TRANSFER TAX  /

X computed on full value of property conveyed, or
[ ] computed on full value less value of liens or encumbrances remaining at time of sale.
[ | Unincorparated area  [X] City of Las Angsles AND

FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged,

Tom Sang Lee, a Married Man, as his sole and separate property

hereby GRANT(s) to:

MM Esperanza 2, LLC, a Claifornia Limited Liability Caompany

the real property in the City of Los Angeles, County of Los Angeles, State of Califomia, described as:
LEGAL DESCRIFTION ATTACHED HERETO AS EXHIBIT “A" AND MADE A PART HEREOF
Also Known as: 1500 Esperanza Streei, Los Angeles, CA 900

Dated November 2, 2015

County assessment histories show that the property is worth $10M, compared to the $13M IIPR is paying.
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Showing 1 to 7 of 7 entries.

¥ Assessment History

Show All:
B Roll Detail
Bill Bill  Bill Date Dateto Recording Seq Doc# Doc Doc 0OC10C2 %

Hide Inactive Rolls:

Real Property Value
Total Value Land Value  Reason Base Improvement Value Reason Base

Number Type Status Created Auditor Date # Type Reason Code Year Code Year
+ 220-PSEG 07/23/2019 75 0717333 Y A 3 5 00%-0$ 10,214,125 § 5,483,260 7 2017 $ 4,730,865 4 2017
+ 2190200 T 10/27/2019 0 07/23/2019 75 0717333 Y A 3 5 00%0$ S 0 s 0
+ 2190100 T 10/27/2019 0 07/23/2019 25 0717332 Y A 3 5 00%0$ $ 0 s 0
+ 2190000 R A 07/01/2019 07/01/2019 10/31/2016 50 1343239 H A 3 5 00%0$ 10,013,849 5375746 7 2017 § 4638103 7 2017
+ 2180000 R A 07/19/2018 07/19/2018 10/31/2016 50 1343239 H A 3 5 00%0$ 9,817,500 $ 5270340 7 2017 § 4547160 7 2017
4+ 2170000 R A 03/11/2018 0 10/31/2016 50 1343239 H A 3 5 00%0$ 9,625,000 $ 5167,000 7 2017 § 4458000 7 2017
+ 2160200 W W 03/11/2018 0 10/31/2016 50 1343239 H A 3 5 00%0$ 9,625,000 $ 5167000 7 2017 § 4458000 7 2017

We believe this 2x increase in price within 4 years in Los Angeles, CA could be justified.

The address belongs to a Chill Supply Co., a retail cannabis store operating under DionyMed. According to
PR statement, DionyMed received a provisional retail license from the California Bureau of Cannabis
Control under its subsidiary Gourmet Green Room, Inc., for recreational and medical sales in its dispensary
located at 1500 Esperanza Street in Los Angeles. However, in another statement, a 1.83 acre Los Angeles
cannabis campus was sold to IIPR for S13M. IIPR did not disclose DionyMed’s property as a retail location
in their 2019 10K. GIS Map also confirms that the transacted parcel is of 1.83 acres.
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We have reason to believe that the select assets and 1.83 acre Los Angeles cannabis campus are actually
the same property. However, we question how they are able to produce and cultivate cannabis when they
only received license for retailing. Photos shared by people on Google Maps clearly indicate that
Marijuana is grown there.



https://www.businesswire.com/news/home/20190903005506/en/DionyMed-Brands-Awarded-Provisional-Licenses-Los-Angeles
https://www.businesswire.com/news/home/20190719005245/en/DionyMed-Signs-Definitive-Agreements-Innovative-Industrial-Properties

More disturbingly, as IIPR disclosed, the tenant has defaulted on its rental payment as of Jan 2020. In fact,
according to a report, the public company has stopped trading and is proceeding to bankruptcy. We feel
it is highly unlikely IIPR will ever receive payment from DionyMed.

Discount Treatment:

We discount 2020 rent revenue by 100% due to tenant defaulting.

Pike County IL Ascend Wellness
Core Issue:

Overpayment
Transaction details:

IIPR purchased a property from Ascend Wellness at Pike County IL for a purchase price of $19M on
12/20/2018, comprising of 75,000 sq. ft. of industrial space. IIPR is offering reimbursement of up to S6M.

Address:

We identify the address to be One 310" Avenue, Barry, lllinois. Parcel #: 46-027-07G/H
Initial Terms:

We estimate 2020 rent to be $5.1M, representing a 15.75% yield.

Independent due diligence:

Deed records show that IIPR purchased a property from Ascend Wellness at Pike County IL for a purchase
price of $19M on 12/20/2018.


https://www.greenmarketreport.com/dionymed-stops-trading-heads-for-bankruptcy/
https://www.pikecountyil.org/county-clerk/recorder-of-deeds/

Prior to that on 06/27/2018, ICC Holdings LLC gave the property to Ascend Barry LLC for free through a
quit claim deed. What's worth noting is that ICC Holdings LLC and Ascend Barry LLC had the exact same
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and CONVEYS to I1P-IL 1 LLC, a Delaware limited liability company, having an address of 11440 West Bernardo Court, Suite 220,
San Diego, California 92127 ("Grantee"), the following described premises situated in Pike County, Illinois:

Legal Description Attached Hereto as Exhibit A

" Address of Property: One 310™ Avenue, Barry, lllinois

Permanent Index Number: 46-027-07G, 46-027-07H

address. We have reason to believe they are the same company.

Prior to that ICC Holdings LLC purchased the deed from Allenfarms LLC on 07/20/2015 for $312,500.
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Ascend Barry, LLC, an [llinois limited liability company, having an address of 360 W. Butterfield
Rd., Suite 280, Elmhurst, Illinois 60126 (“Grantee™), all of its rights, title and interest in and to
the foliowing described premises situated in Pike County, Hlinois:

S ——

Recording Fae: $75.00
RHSP Included: 6/27/2018 8:03:00
M: $10.00

Notice that in the deed records, ICC changed primary address three times from

1.

14007 S. Bell Rd, #233, Homer Glen, Il, 60491 to

2. 5100 Main St. 2nd floor downers grove, IL, 60515

3.

360 W Butterfield Rd., Suite 280, 60126 and this address is shared with Ascend Barry, LLC.



We believe there is a lot of ambiguity surrounding this acquisition and calls for further clarification
regarding why the price had gone up significantly following ICC’s purchase.

Google Earth photos show that as of 08/23/2015, there was already a fully constructed building. We find
it hard to believe that within 34 days, the property went from an empty piece of land to a complete set of
buildings, and thus have to assume that the $312,500 was the valuation of the land plus buildings, which
implies that IIPR purchased the property at a significant premium.

Our investigator visited the property in March 2020 and confirmed that there are improvements being
made to the property.

Discount Treatment:



Discounted 2020’s rent by 58% due to evidence provided by historical google earth photos. We find it

~_

hard to believe a complete building was built within 34 days.

Denver CO The Green Solution
Core Issue:

Overpayment

Transaction details:

IIPR purchased a property from Speidell Real Estate Group LLC on 10/31/2018 for $11.25M.

Address:

We identify the address to be 5305 Steele Street, Denver, CO.

Initial Terms:

We estimate 2020 rent to be $1.8M, representing a 15.75% yield.

Independent due diligence:

According to deed records, IIPR purchased the property from Speidell Real Estate Group LLC on

10/31/2018 for $11.25M.
Siaontd

Document Type: WARRANTY DEED
Document Status: Recorded and Verified Document
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Book:
Page'
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Number of Doc Pages: 5

Grantor:
SPEIDELL REAL ESTATE GROUP LLC

Grantee:
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Related Documents

Associated Documents From:
No associated documents.

Documents Associated To:

No associated documents.

The property was previously purchased from Buddy Holding Company LLC on 09/11/2013 for $1.86M.
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When recorded, return to:

P-CO 1 LLC

11440 West Bemnardo Court
Suite 220
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Attn: General Counsel

SPECIAL WARRANTY DEED

THIS DEED, made this 25th day of October, 2018, with an effective date of October 30, 2018,
between Speidell Real Estate Group, LLC, a Colorado limited lisbility company, whose address
is Attn: Kyle Speidell, 4100 E. Arkansas Ave., Denver, CO 80222, Grantor, and IIP-CO 1 LLC,
a Delaware limited liability company, whose address is 11440 West Bemardo Court, Suite 220,
San Dicgo, California 92127, Grantee:

WITNESSETH, That the Grantor, for and in consideration of the sum of Ten Dollars ($10.00) and
and valuable consideration, the receipt and sufficiency of which is hereby
dged, has granted, bargained, sold and conveyed, and by these presents does grant,
bargain, sell, convey and confirm, unto the grantee, its successors and assigns forever, all the real
property, together with improvements, if any, situate, lying and being in the said City and County
of Denver and State of Colorado described as follows.

other

See Exhibit A attached hereto and by this reference made a part hereof
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According to deed records, the property is located at 5305 Steele Street, Denver, CO. Deed records also
indicates that the property is assessed at a value of $5.9M. This is at a 53% discount compared to what
IIPR paid. In addition, comparable sales in the neighborhood (around the same time and around same sq.
ft.) trade near their assessed and actual values while also significantly lower than IIPR’s purchase price.

5305 N STEELE ST

Schedule Tax

Owner Number Legal Description Property Type District
IIP-CO 1LLC 02132-00-058-000 T3 R68 513 NW/4 DIF RCP #86817RCD 3-11-85 AND LATHANS RIVERSIDESUB B2 L11TO INDUSTRIAL - DENV
11440 W BERNARDO 24 & VAC STEELE ST ADJ WAREHOUSE
CT 100
SAN DIEGO , CA
92127-1642

Summary  PropertyMap  Assessed Values  Assessment Prolest  Taxes  Comparables  Neighborhood Sales  Chain of Title

Actual

Assessed Exsmpt
Land $1,125,500 $326,400 $0
Improvements $4,749,400 $1,377.330

Total 5,874,900 $1,703.730

Prior Year

Actual Assessed Exsmpt
Land $1,125,500 $326,400 $0
Improvements $2,530,700 $733,900

Total $3,656,200 $1,060,300

Below is a Google street view photo dated August 2011.


https://denvergov.org/property/realproperty/assessment/163954041

Below are Google Earth photos taken as of October 2012 and May 2018. We see some improvements
made to the building such as ventilation systems and a new building to the northeast corner. However,
we believe the county assessment value have included such modifications.

Discount Treatment:

We acknowledge improvements made but are discounting 2020’s rent by 48% due to overpayment.



Quincy FL Trulieve
Core Issue:

Questionable tenant reflects bad investment due diligence.
Transaction details:

IIPR disclosed on 10/23/2019 that it closed on the acquisition of a property in Quincy Florida, comprising
of five buildings totaling approximately 120,000 sq. ft. of industrial space from Trulieve. The purchase
price was $17M. There were no reimbursement for improvement options.

Address:

We have identified the address to be at Blue Star Hwy, Quincy, 32351, with parcel ID 3-10-2N-4W-0000-
00144-0100

Initial Terms: The initial annualized base rent is 11% of the purchase price for the property, or $1.87M per
year. The initial lease term is for ten years, with two options to extend the term of lease for five years
each.

Independent due diligence:

According to public deed records, IIPR purchased the property from Trulieve on 10/23/2019 for $17M.
The property was previously purchased by Trulieve from One More Wish LLC for $142,800 on 08/17/2018.

SSales
i=EColumnsw

Multi

Parcel Sale Date Sale Price Instrument Book Page Qualification Vacant/Improved Grantor Grantee

N 10/23/2019 $17,000,000 WD 869 244  Qualified (Q) Improved TRULIEVE INC IIP-FL1LLC

N 08/17/2018 $142,800 WD 851 1358 Qualified (Q) Vacant ONE MOREWISH LLC TRULIEVE INC

N 06/06/2018 $100,000 WD 848 1306 Qualified (Q) Vacant BIGWISHLLC ONE MOREWISHLLC

N 04/24/2015 $365,000 WD 801 1915  Unqualified Improved NORTH FLORIDA TOMATOES INC BIGWISHLLC
)

N 09/04/2001  $2,125,000 WD 531 116 Unqualified Improved ATG HOLDING COMPANY INC NORTH FLORIDA TOMATOES INC
)

N 04/14/1995  $1.247,900 WD 433 63 Ungualified Vacant ALAPAHA TOMATOE GROWERS ATGHOLDING COMPANY.
(U)

N 10/14/1993 $170,400 WD 410 527  Qualified (Y Vacant QLENTERPISES INC ALAPAHA TOMATO GROWERS

INC

Our investigator visited the property in March 2020 and confirmed that there are newly constructed
buildings.


https://qpublic.schneidercorp.com/Application.aspx?AppID=814&LayerID=14537&PageTypeID=4&PageID=6817&Q=1312502440&KeyValue=3-10-2N-4W-0000-00144-0100

We previously wrote a comprehensive case on its tenant Trulieve and have reason to believe that IIPR did
not do its due diligence when extending this sales leaseback agreement to Trulieve. Therefore, the quality
of the investment and its future investment income can be called into question.

Discount Treatment:

Despite we believe IIPR should have done better due diligence and potentially not even sign the deal, we
graciously do not allocate a discount to these properties. However, we want to remind our readers that
Trulieve has a history of using related parties to conduct construction, and cast reasonable doubt on the
real cost of the project.

Holyoke MA Trulieve
Core Issue:

Questionable tenant reflects bad investment due diligence, abnormally large reimbursement for
improvement.

Transaction details:

IIPR purchased property from Trulieve in Holyoke MA, comprising of 150,000 sq. ft. of industrial space on
07/29/2019 for a purchase price of $3.5M, offering $40M in reimbursement for improvements.

Address:

We identify the address to be 56 Canal Street and 7 North Bridge Street, Holyoke, MA.
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The initial lease term is ten years, which may be extended for up to an additional 18 months in accordance
with the terms of the lease, with two options to extend the term of the lease for five years each. The initial
annualized base rent is equal to 11% of the sum of the purchase price for the property and the
reimbursement for tenant improvements then funded by IIP.

Initial Terms:

Independent due diligence:

Deed records show that IIPR purchased the property from Trulieve for $3.5M on 07/29/2019 through the
form of a quitclaim deed.

Trulieve earlier purchased the property from Frankie Chips Assoc Inc for the same amount in June and
July of 2019.

Frankie Chips Assoc Inc purchased the property from Canal Street Realty INC on 05/09/2008 for $375,000.

According to county GIS map, the property ‘s building value is assessed to be $552,035 and $219,500, for
a total of $771,535, merely 20% of what IIPR paid.

Massachusetts Interactive Property Map

NORTH BRIDGE ST
OLYOKE 01040

NKIE CHIPS ASSOC, INC


https://search.hampdendeeds.com/html/Hampden/V3/search.html?searchType=RLFD
http://massgis.maps.arcgis.com/apps/OnePane/basicviewer/index.html?appid=47689963e7bb4007961676ad9fc56ae9

Massachusetts Interactive Property Map

56 CANAL ST
HOLYOKE 01040

FRANKIE CHIPS ASSOC, ING
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Google Earth photos from 2008 to 2018 show only little changes to the property. Meanwhile, we also
stress that the county assessor office allocates a modest $770,000 to the properties, which we believe to
be much more reasonable.

56 Cafal St
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As of 2019, only $7.8 (including the purchase price) went into this property, as opposed to the $40M
reimbursement for tenant improvements allowance. At the current pace (54M per 6 months), it will take
another 4.5 years before the tenant improvements are fully used. We dare ask how long the facility will
be under construction before being able to actually generate value and how likely Trulieve will cancel the
rest of the tenant improvements.

Discount Treatment:

Despite we believe IIPR should have done better due diligence and potentially not even sign the deal, we
graciously do not allocate a discount to these properties. However, we want to remind our readers that
Trulieve has a history of using related parties to conduct construction, and cast reasonable doubt on the
real cost of the project.

Chambersburg PA Grassroots
Core Issue:

Overpayment

Transaction details:

IIPR purchased a property from Grassroots for $14.22M on 12/20/2019.
Address:

We identify the address to be 1086 Wayne Avenue Chambersburg, PA.
Initial Terms:

We estimate 2020 rent to be $2.2M, representing a 15.23% yield.
Independent due diligence:

Deed records show that IIPR purchased the property from GR Properties Chambersburg LLC on
12/20/2019 for $14.22M.

This Indenture, made the 18th day of December, 2019 and effective the 20* day of December, 2019,

Between

GR PROPERTIES CHAMBERSBURG, LLC, A DELAWARE LIMITED LIABILITY
COMPANY

(hereinafter called the Grantor), of the one part, and
IIP-PA 6 LLC, A DELAWARE LIMITED LIABILITY COMPANY
(hereinafter called the Grantee), of the other part,

Witnesseth, that the said Grantor for and in consideration of the sum of TEN AND NO/100 Dollars ($10.00) lawful
money of the United States of America, unto it well and truly paid by the said Grantee, at or before the sealing and
delivery hereof, the receipt whereof is hereby acknowledged, has granted, bargained and sold, released and confirmed,
and by these presents does grant, bargain and sell, release and confirm unto the said Grantee the real property described
on Exhibit A attached hereto and incorporated by reference (the “Land”).


https://www.landex.com/webstore/jsp/orders/OrderDetail.jsp?nID=226156

However, the county assed the value to be $4.17M.

T

D. VALUATION DATA

n n of an nment or on?
1. Actual Cash Consideration 2. Other Consideration 3. Total Consideration
14,220,000.00 +0.00 = 14,220,000.00
4. County Assessed Valve 5. Common Level Ratio Factor 6. Computed Value
462,880.00 x 9.01 = 4,170,540.00

The property was previously purchased from Franklin County Area Development Corporation on

10/26/2017 for $3.7M.

MADE the @2 day of October, 2017,

BETWEEN

FRANKLIN COUNTY AREA DEVELOPMENT CORPORATION, a Pennsylvania
Industrial Development Corporation, having a mailing address of 1900 Wayne
Road, Chambersburg, Franklin County, Pennsylvania, hereinafter called GRANTOR

AND

G'R PROPERTIES CHAMBERSBURG, LLC, a Delaware limited liability company,
with a mailing address of 477 EIm Place, Highland Park, lllinois, hereinafter called

GRANTEE

WITNESSETH, that in consideration of THREE MILLION SEVEN HUNDRED
THOUSAND ($3,700,000.00) DOLLARS in hand paid, the receipt whereof is
hereby acknowledged, the said Grantor hereby grants and conveys in fee simple, to

said Grantee,

The county valued the property at $3.53M.

D. VALUATION DATA

Was transaction part of an assignment or relocation? OYy XN

1. Actual Cash Consideration 2. Other Consideration 3. Total Consideration
3,700,000.00 +0.00 = 3,700,000.00

4. County Assessed Value 5. Common Level Ratio Factor 6. Computed Value
462,880.00 x 7.63 = 3,531,774.40

We see that the previous transaction value was much more in line with county’s assed value.

This is a video that promoted the sale of the property on 02/20/2017. Our investigator visited the property
and confirmed that there were some improvements, but not enough to justify the S9M increase in

purchase price.


https://www.youtube.com/watch?v=eGl3biL2jn4&list=PLyR5ygVqG6B17c7kPUoiiBSIxLy7ngWQL&index=167

Discount Treatment:

While the previous purchase price will represent a 70% overpayment, we acknowledge that
improvements have been made to the property and graciously allocate a 35% discount to both good and
bad case.

Danville PA Green Thumbs Industries
Core Issue:

Overpayment
Transaction details:

IIPR purchased the property from Green Thumbs Industries on 11/12/2019 for a purchase price of $20.3M,
offering $19.3M in reimbursement for improvements.

Address:
We identify the address to be at 601 E. Market Street. Parcel #: 11-88-8

Initial Terms:



We estimate 2020 rent to be $3.1M, representing a yield of 15.23%.

Independent due diligence:

According to deed records, IIPR purchased the property from 601 E Market Street LLC on 11/12/2019 for
$20.3M.

AUL0IrD DUUIEVETU, DUILE ZUUL
Philadelphia, PA 19103
File No.: |R0o00355 1M

PaR.CEL NO. [1-88-€

ooemigec 3,018 bov elhechwe
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This Indenture, maddthe /;zi’ day of NQYE 2019,

FBetween

601 E MARKET STREET, LLC, A PENNSYLVANIA LIMITED LIABILITY
COMPANY

(hereinafter called the Grantor), of the one part, and
HP-PA 5 LLC, A DELAWARE LIMITED LIABILITY COMPANY

{hereinafter called the Grantee), of the other part,

Bitnessetl), that the said Grantor for and in consideration of the sum of Twenty Million Three
Hundred Thousand Dellars ($20,300,000) lawful money of the United States of America, unto it wetl and
‘truly paid by the said Grantee, at or before the sealing and delivery hereof, the receipt whereof is hereby
acknowledged, has granted, bargained and sold, refeased and confirmed, and by these presents does grant,
bargain and sell, release and confirm unto the said Grantee the real property described on Exhibit A
attached hereto and incorporated by reference,

601 E Market Street LLC previously purchased the property from MBC Danville LP for $3.4M on
04/09/2019.

Street view dated October 2015 shows that there was already a large warehouse.



Street view from August 2019 shows that nothing has really changed apart from a few tenants moving
out.

Our investigator visited the property in March 2020 and confirmed that the property is a growing
operation but sees minimal improvements to the property.
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Danville PA video




Prepared by:
David H. Rattigan, Esquire

Williamson, Friedberg & Jones, LLC
Ten Westwood Road
Pousville, PA 17901

Return to:

Sean W, Bezark, Esquire
Greenberg Traurig, LLP

77 West Wacker Drive, Suite 3100
Chicago, IL 60601

Part of Tax Parcel Identification No. 11-88-8 (10.835 ac.)

Subdivided Lot No. 2 of Subdivision Plan of Minor Subdivision Plan recorded in Map File
No. 1548-2014

DEED

THIS DEED, made this ﬂ_ day of April, 2019 but effective April 11,2019, between
MBC DANVILLE, LP, a Pennsylvania limited partnership, with offices at 950 East Main
Street, P.O. Box 472, Schuylkill Haven, Schuylkill County, Pennsylvania 17972, party of the first
part, hereinafter the “GRANTOR”
and

601 E MARKET STREET, LLC, a Pennsylvania limited liability company, with offices at 325
W. Huron Street, #412, Chicago, Illinois 60634, party of the second part, hereinafier catled the
“GRANTEE".

WITNESSETH, that in consideration of the sum of THREE MILLION FOUR
HUNDRED THOUSAND AND NO/100 DOLLARS (53,400,000.00) in hand paid, the receipt
whereof is hereby acknowledged, the Grantor, does hereby grant, bargain, sell and convey unto
the Grantee, its successors and assigns, the premises more fully described on Exhibit A artached
hereto (the *Property™).

MBC Danville LP previously purchased the property from TRW Automotive U.S. LLC on 12/17/2007 for
$775,000.
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Eg\ Record and Return to
LandAmerica Commonw, i
eal P
Prepared by: Insurance aith Land Title
MADISON TITLE AGENCY, LLC ' 790 Market Street, Suite 2110
1125 OCEAN AVENUE Philadelphia, PA 19103
LAKEWOOD, NJ 0870t Attn, Charlena Cooper 70 2 &7 3F

Record and retwrn to:

MADISON TITLE AGENCY, LLC
1125 OCEAN AVENUL
LAKEWOQOD, NJ 08701

Title Number: mta-msldeeds

. M- o1
SPECIAL WARRANTY DEED
THIS INDENTURE, dated the _l_?_ day of December, 2007
BETWEEN
TRW AUTOMOTIVE U.S. LLC, a Delaware limited liability company,
whose address is: NA Technical Center, 19501 Emery Road, Warrensville Heights, Ohio 44128

hereinafter called the Granter, of the one part,

AND
MBC DANVILLE, LP, a Pennsylvania limited partnership,

whose address is: 950 E. Main Street, P.O. Box 472, Schuylkill Haven, PA 17972
hereinafter called the Grantee, of the second part,

Witnesseth That the said Grantor for and in consideration of the sum of Seven Hundred
Seventy-five Thousand Dollars (8775,000.00) of the United States of America, unto the Grantor,
well and truly paid by the Grantee, at or before the sealing and delivery hereof, the receipt
whereof is hereby acknowledged, granted, bargained and sold, released and confirmed, and by
these presents does grant, bargain and sell, release and confirm unto the said Grantee its
successors and assigns.

According to a news article published on 06/21/2017, GTI will spend more than $5M to develop the facility.
The article also indicated that the property was previously home to a TRW manufacturing operation that
closed in 2004. This is confirmed by the previous warranty deed. We believe that at the time of the TRW
and MBC transaction, this was an empty warehouse. Considering the S5M development costs, this would
reflect a property value close to $6M, which is significantly lower than the $20.3M price IIPR paid.

Below is the interior picture of the warehouse from the article.


https://www.dailyitem.com/news/local_news/gti-to-invest-millions-in-medical-marijuana-operation/article_3cdf1346-b2c2-5423-8b8d-0f6f725662ef.html

Discount Treatment:

While the previous purchase price and the development costs will represent a 70% discount to rent, we
acknowledge that improvements have been made to the property and graciously allocate a 35% discount
to both good and bad case.

Oglesby IL Green Thumbs Industries
Core Issue:

Large reimbursement, overpayment (potential)
Transaction details:

IIPR closed the acquisition of a property in Oglesby IL with Green Thumb Industries on 03/09/2020. The
initial purchase price for the property was $9M, offering reimbursement for improvement up to $41M.

Address:

We identify the address to be 110 4" Street E Oglesby IL 61348. Parcel #: 18-35-110-000

Initial Terms:

We estimate 2020 rent to be $1.1M, representing a 15.23% yield.

Independent due diligence:

Deed records show that [IPR purchased the property from GTI Oglesby Partners LLC on 03/03/20 for SOM.

The property was previously sold to GTI Oglesby Partners LLC by Hometown National Bank Trustee for
$722,000 on 06/23/2015.

County property records indicates that buildings were already constructed in 2015.



https://lasallecounty.org/recorder-of-deeds-online-record-search/
http://lasallecountysa.org/propertysearch/detail.aspx?Mpin=18-35-110-000

BLDG FRONT RIGHT 2015

Pictometry data from 2016 and 2017 also shows that very minimal alterations to the exterior of the
building were made.

Moreover, a news report published on 09/22/2019 showed a photo of the facility, which looks alarmingly
similar to the 2015 photo.


https://www.mywebtimes.com/2019/09/22/10-5-million-marijuana-growing-investment-coming-to-oglesby/axpm6h2/

The news article continued to quote GTI and indicates that a $10.5M investment is going into the facility
and that expansion will likely start in the spring of 2020 after engineering design and permitting stages.
The timing of these events make us question the discrepancy between 41M and 10.5M. How much money
does GTI actually need to spend?

Our investigator visited the property in March 2020 and confirmed that construction is currently going on.
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Discount Treatment:

IIPR’s purchase price of $9M would reflect a huge overpayment compared to the previous purchase price
of $722,000. However, we give the company the benefit of the doubt and adjust the more accurate
purchase price to be $5M. This would imply a 44% discount to 2020 rent.

Capital Heights MD Holistic Industries
Core Issue:

Overpayment (Potential).



”

IIPR purchased the property in Maryland comprising 72,000 sq. ft. for a purchase price of $8M on
05/30/2017, and offers up to $4M in reimbursement for improvements.

Transaction details:

Address:
We identify the address to be 9220 Alaking Court in Capitol Heights, Maryland
Initial Terms:

The lease provides for an initial annualized aggregate base rent of 15% of the sum of the initial purchase
price, any additional seller reimbursement and any reimbursed tenant improvements, subject to three
months of rent abatement at the beginning of the term and the Company’s additional establishment of a
rent reserve of $1.9 million that is amortized over the initial term of the lease. The aggregate base rent is
subject to 3.25% annual increases during the initial term of the lease, and Holistic is also responsible for
paying the Company a property management fee equal to 1.5% of the then-existing aggregate base rent.
In connection with the execution of the lease, Holistic also deposited with IIPR its initial security deposit
of $1.1 million.

Independent due diligence:

Deed records indicate that the property was sold by PGHI LLC to IIPR on 05/30/2017 for $8M. The property
was previously purchased by an undisclosed party for $2.95M just months ago on 01/23/2017.

Transfer Information

Seller: PGHI LLC Date: 05/30/2017 Price: $8,000,000
Type: ARMS LENGTH VACANT Deed1: /39619/ 00227 Deed2:

Seller: Date: 01/23/2017 Price: $2,950,000
Type: ARMS LENGTH VACANT Deed1: /38988/ 00316 Deed2:

Seller: Date: Price:

Type: Deedt: Deed2:

Discount Treatment:

We believe the previous purchase price of $2.95M just months prior to the IIPR purchase to be more
accurate value of the property at the time of the purchase. This would reflect a 30% discount to 2020 rent.

Harrison Township Ml Emerald Growth Partners
Core Issue:

Overpayment
Transaction details:

IIPR purchased a property in Harrison Ml comprising of 45,000 sq. ft. of industrial space on 06/21/2019
for a purchase price of $6.9M. IIPR is offering up to $3.1M in reimbursement for improvements.

Address:

We identify the address to be 40800 Executive, Harrison Township, MI 48045


https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=17&SearchType=ACCT&District=13&AccountNumbehttps://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=17&SearchType=ACCT&District=13&AccountNumber=5565172r=5565172

Initial Terms:
We estimate 2020 rent to be $1.5M, representing a 15.23% vyield.

Independent due diligence:

Deed records show that IIPR purchased the property from EGH Executive LLC on 06/05/2019 for $6.86M.

WARRANTY DEED

This WARRANTY DEED is made this 4th dav of July, 2019, between PRODUCTION DRIVE
PROPERTIES, L.L.C., a Michigan limited liabilitv company (“Grantor"), whose address is PO BOX 480483,
New Haven, Michigan 48048, and EGH EXECUTIVE LLC, a Michigan limited lability company (“Gramtee”).
whose address is 1001 Woodward Ave, Suite 500, Derroit Michigan 48226 (the words “Gramtor” and “Grantee"” to
include their respective successors and assigns where the context requires or permits).

However, another deed indicates that EGH Executive LLC purchased the exact property from Production
Drive Properties on 07/04/2019 for $2M.

WARRANTY DEED

This WARRANTY DEED is made this =>_day of Swe 2019, between EGH EXECUTIVE
LLC. a Michigan limited Liability company (“Gmanior”), whase address is 1001 Woodward Averme, Suite 500,
Detioit, Michigan 48226, and ITP-MI 2 LLC, a Delaware limited liability company (“Grantee™). whose address is
11440 West Bemardo Court, Suite 220, San Diego, California 92127 (the words “Grantor” and “Grantee” to include
their respective successors and assigns where the context requires or permits),

(3 sale History Back To Top
Sale Date Sale Price | Instrument Grantor Grantee Terms of Sale Liber/Page
07/04/2019 $2,000,000.00 WD PRODUCTION EGH EXECUTIVE LLC ~ ARMS LENGTH 26017/183

DRIVE PROPERTIES
LLC

06/05/2019 $6,860,000.00 WD EGH EXECUTIVE LLC  IPP-MI 2 NOT USED 26017/187
06/11/2013 $213,500.00 COV TALMER BANK & PRODUCTION POST FORFEITURE 22250 414
TRUST DRIVE PROPERTIES SAL
LLC
09/15/2011 $0.00 SFD JELINEK. TERI & JEFF  TALMER BANK & FORCLOSURE 20925 208
TRUST

The peculiarity of how EGH was able to sell a property to IIPR before even owning it is already disturbing,
but this might be explained by concurrent acquisitions and different dates in filings. We noticed that in
the signature section of the deeds, these two deeds were signed one day apart.


https://bsaonline.com/SiteSearch/SiteSearchDetails?SearchCategory=Parcel+Number&SearchText=17-11-13-277-027&SearchFocus=All+Records&uid=258&PageIndex=1&ReferenceKey=17-11-13-277-027&ReferenceType=0&SortBy=&SearchOrigin=0&RecordKeyDisplayString=17-11-13-277-027&RecordKey=1%3d17-11-13-277-027&RecordKeyType=1%3d0

IN WITNESS WHEREOQF, Grantor has caused this Warranty Deed 1o be executed and delivered under seal
by its duly authorized officer the day and vear first above wrinen.

GRANTOR:

PRODUCTION DRIVE PROPERTIES L.L.C,
a Michigan llmm:d liabili

By,
' Name: Micheal J. DeMil
Title: Sole Member
STATE OF _MItHisdnd )
)ss.
countyoF Matom )

The foregoing instrument was acknowledged before me, a Notary Public of the State of Michigan, on the
day ot’?m . 2019, by Mt¢Mdae T . 0¢My  the of PRODUCTION DRIVE
PROPERTIES, L.L.C,, for and on behalf of said limited liahili

v Piblic Twahaq B.8wdc
fate of Michigan, townft of Layng gohng od Macond
My Commission Expires: i-21-3a1q

IN WITNESS WHEREQF, Grantor has caused this Warranty Deed to be executed and delivered under seal
by its duly authorized officer the day and year first above written.
GRANTOR:

EGH EXECUTIVE LLC, a Michigan limited
liability company

B’Wu%

Title:_CRCY

STATE OF
county or_MOCOMD

The foregoing instrament wgs acknowledged before me, a Notary Public of the State of Michigan, on the
) dayof 2019, by { e CEQ  of TaH Beeebhe UC , for
and on behalf of said limited liability company.

However, we fail to see how it is possible to justify the price of the property to rise from $2M to $6.86M
in just a matter of days.

Our investigator visited the facility and discovered that it was now occupied by Pleasantrees, which is a

retail medical marijuana outlet of Emerald Growth Partners. The facility appears to be still under
construction.



Discount Treatment:

We believe the previous purchase price of $2M just days prior to IIPR’s purchase to be more accurate
value of the property. This adjustment for overpayment represents a 50% discount to 20202 rent.

Dimondale M| Green Peak Industries
Core Issue:

None.
Transaction details:

IIPR purchased a property located at Dimondale MI comprising of 56,000 sq. ft. of industrial space on
08/02/2018 for a purchase price of $5.5M. IIPR is offering up to $5.3M for reimbursement for
improvements.

Address:

We identify the address to be at 10070 Harvest Park, Dimondale MI.
Initial Terms:

We estimate 2020 rent to be $2.5M, representing a 15.75% yield.

Independent due diligence:
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According to deed records, IIPR purchased the property from Alimac LLC on 08/08/2018 for an undisclosed
price.

Alimac LLC previously purchased the property from Windsor Charter Township for $1M on 09/18/2017.

Instrument Type: Warranty Deed
Liber: LIBR 2699 / 0236 Prev Next
Instrument Status: Recorded and Verified instrument
Signed: 09/15/2017
References1:

Recorded Date: 09/18/2017 03:28:15 PM
Comments:

Consideration: $1,000,000.00

Number of Pages: 3

First Party:
WINDSOR CHARTER TWP OF

Second Party:
ALIMAC LLC

WINDSOR CHARTER
GOVT LOT: SECTION: 02 T3N R3W THE QTR/QTR OF THE NW QUARTER

Our investigator visited the facility in March 2020 and confirmed that it belonged to Skymint, a brand
operated by Green Peak Innovations.


https://countyfusion3.kofiletech.us/countyweb/disclaimer.do

It appears that Alimac purchased an empty piece of land for $1M and constructed a warehouse. The
warehouse and the land was later sold to IIPR for S5M.

Discount Treatment:

We give the company the benefit of the doubt and do not apply a discount on this property.



Warren MI LivWell
Core Issue:

None
Transaction details:

IIPR purchased a property in Warren Ml, comprising 156,000 sq. ft. of industrial space on 10/09/2019 for
a price of S19M. IIPR is providing up to $23M in reimbursement for improvements.

Address:

We identify the address to be at 21550 and 21590 Hoover Rd, Warren M.
Initial Terms:

We estimate 2020 revenue to be $3.9M, representing a yield of 15.23%.
Independent due diligence:

We were unable to locate the previous purchase price.

Google street view from July 2019 showed an old 21550 and a new 21590.

Our investigator visited the property and confirmed that improvements were made to the facility.
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Discount Treatment:

We believe this is one of the company’s strongest properties and tenants and do not apply a discount to
its revenue.

Otsego MN Vireo
Core Issue:

Mis reporting transaction value. Overpayment and default.
Transaction details:

IIPR purchased a property in Minnesota for $3.0M on 11/08/2017. IIPR is offering up to $1M in
reimbursement for improvements.

Address:

We identify the address to be 8760 77th ST NE, Otsego MN.
Initial Terms:

We estimate 2020 rent to be $S1M, representing a 13.7% yield.

Independent due diligence:
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Deeds records show that IIPR purchased a property from SR LLC on 11/09/2017. Though the deed did
not disclose purchase price, it showed a deed tax due of $1,293.60. According to State Deed Tax formula,
Deed Tax = Purchase Price * 0.0033, this would reflect a purchase price of $392,000, far less than the $3M
[IPR disclosed.

No Deliquent Taxes DOCUMENT #: A1357799

Transfer Entered 11-09-2017 at 02:16 PM

Certificate of Real Estate Value # 745629 Certified filed and or recorded on above date
Transfer Date: November 09, 2017 TANYA WEST

Deed Tax 1,293.60 WRIGHT COUNTY RECORDER

Ag Fee $5.00 WRIGHT COUNTY, MN

PID# 118-800-281201/213-000-281100 Pages: 3 Fee Amount: $46.00

Robert J. Hiivala, Wright County Auditor-Treasurer This document has been electronically recordec
By: MJF clerk Return To: Title One, Inc.

(Top 3 inches reserved for recording data)

WARRANTY DEED Min ta Uniform Conveyancing Blanks
Business Entity to Busi Entity Form 10.1.9 (2011)
2 3
DEED TAX DUE: $ 1,293.LO ECRV Weeq DATE: _November 8, 2017
(monthSoyyear)
FOR VALUABLE CONSIDERATION, SR,LLC
(insert name of Grantor)
a _limited liability pany under the laws of Mi ;i ("G r),
hereby conveys and to IIP-MN 1 LLC
(insert name of Granise)

Deed records also show that the property corresponds to Lot 2, Block 1, Bison Plains, Wright County,
Minnesota.

EXHIBIT A
Legal Description:

Lot 2, Block 1, Bison Plains, Wright County, Minnesota

Together with a perpetual casement for ingtess, egtess, drainage, and utility purposes over and across that
part of the east 40.00 feet of Lot 1, Block 1, BISON PLAINS, Wright County, Minnesota, lying southerly of
Lot 2, said Block 1, and lying notthetly of 77th steeet NE as dedicated on said BISON PLAINS.

We were unable to locate the property using its PID#, but were able to locate two properties using the
legal descriptions. This corresponds to 8760 77th ST NE, Otsego MN. Pictometry data confirms that this is
indeed a green house.


https://landshark.co.wright.mn.us/LandShark/searchlegal.jsp
https://www.co.wright.mn.us/DocumentCenter/View/5158/Recording-Checklist

Pictometry

=
01/01/2015-12/31/2015 Jan 2015 - Dec 2015 ¥ a m
I > T 38 A i

EL—]M Party
imagery

Parcel information corresponding to this location indicates that in 2017 at the time of the transaction, the
total estimated market value is $309,000, which is much more in-line with the implied property value
calculated using deed tax amounts.

BValuation
ZColumns v
2020 Assessment 2019 Assessment 2018 Assessment 2017 Assessment
+ Estimated Land Value $142,600 $121,.800 $121,800 $47,000
+ Estimated Building Value $808,300 $410,900 $259,500 $262,000
+ Estimated Machinery Value $0 $0 $0 $0
= Total Estimated Market Value $950,900 $532,700 $381,300 $309,000

Discount Treatment:

Under the good case scenario, based on the tax amounts, we estimate the purchase price to be $392,000,
which is also much more in line with county assessment value. We believe this is a more accurate price
for the property. This would represent a 35% discount to 2020 revenue. Under the bad case, Vireo is likely
going to default with its cash burn rate of 4.3 months. We allocate a 65% discount to 2020 revenue.

Perth NY Vireo
Core Issue:

Overpayment and default.

Transaction details:

IIPR purchased a property from Vireo on 10/20/2017 for $3.4M.
Address:

We identify the address to be 256 County Route 117, Johnstown, NY 12095.


https://beacon.schneidercorp.com/Application.aspx?AppID=187&LayerID=2505&PageTypeID=4&PageID=1310&KeyValue=118315001020
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Initial Terms:
We estimate 2020 rent to be $1.1M, representing a 17.24% yield.
Independent due diligence:

According to deed records, the property was purchased by IIPR on 10/20/2017 for $3.4M from Vireo
Health Of New York LLC. The property was previously purchased from Fulton County Industrial on
03/25/2016 for $297,712.

Google earth photos comparison show that minimal improvements were made.

(’ O
Vireo'Health of, New York

’/ . V,,

Vireo Heaith of, New York

We belive the previous purchase price of $297,712 reflect a more accurate price at the time of the
purchase. Vireo is likely going to default with its cash burn rate of 4.3 months. We allocate a 65% discount
to 2020 revenue.

Discount Treatment:

Under the good case scenario, we believe the previous purchase price of $297,712 better reflects the
accurate price of property at the time of IIPR purchase. This would imply a 50% discount on 2020 rent.
Under the bad case, Vireo is likely going to default with its cash burn rate of 4.3 months. We allocate a
65% discount to 2020 revenue.

Saxton PA Green Leaf Medical
Core Issue:

None
Transaction details:

IIPR purchased a property in Saxton PA, comprising of two buildings totaling 266,000 sq. ft. of industrial
space on 05/20/2019 for $13M.

Address:

We identify the address to be corner of Liberty Street and Horton Drive, Saxton PA.


https://gis.fultoncountyny.gov/imo/propdetail.aspx?swis=173600&printkey=16400000050050000000

”_

Initial Terms:
We estimate 2020 rent to be $2M, representing a 15.23% yield.
Independent due diligence:

Deed records show that IIPR purchased the property from Green Leaf Medicals LLC on 05/16/2019 for
S13M.

ThiS mdenture, made the “9-”« day of May, 2019,

Between

GREEN LEAF MEDICALS, LLC, A PENNSYLVANIA LIMITED LIABILITY
COMPANY

(hereinafter called the Grantor), of the one part, and

I[P-PA 3 LLC, A DELAWARE LIMITED LIABILITY COMPANY

(hereinafter called the Grantee), of the other par,

Witnesseth, that the said Grantor for and in consideration of the sum of Thirteen Million Dollars ($13,000,000) lawful
money of the United States of America, unto it well and truly paid by the said Grantee, at or before the sealing and
delivery hereof, the receipt whereof is hereby acknowledged, has granted, bargained and sold, released apd confirmed,
and by these presents does grant, bargain and sell, release and confirm unto the said Grantee the following:

See Exhibit “A™

BEING BEDFORD COUNTY PIN NO. Parcel ID § H.04-G.06-076, H.04-G.06-077, H.04-G.06-080, H.04-G.06-
079, H.04-G.06-090, H.04-G.06-084, H.04-G.06-022

Previously, Green Leaf Medicals LLC purchased the same deed from Seton Acquisition Incorporated on
04/12/2017 for $650,000.

Parcel Nos.: H.04 - G.06 - 076
H.04 - G.06 —077
H.04 — G.06 - 079
H.04 - G.06 - 080
H.04 - G.07 - 022
H.04 - G.06 — 084
H.04 - G.06 — 090

SPECIAL WARRANTY DEED

This Indenture, made thefzf; day of Aprit, 2017,
Between

SETON ACQUISITION, INCORPORATED, a Delawarc corporation (hereinafler called the
Grantor), of the one part, and

GREEN LEAF MEDICALS, 1.1.C, a Pennsylvama limited liability company (hereinalier cailed
the Grantee), of the other part,

Witnesseth that, the said Grantor, for and in consideration of the sum of Six Hundred
Fifty Thousand Dollars {$650,000.00) lawful money of the United States of America, unto it
well and truly paid by the said Grantee, at or before the scaling and delivery hereof, the receipt
whereof is hereby acknowledged, has granted, bargained and sold, released and confirmed, and
by these presents does grant, bargain and sell, release and confirm unto the said Grantee, its
successors and assigns,

We were able to confirm that $13M did go into renovation prior to IIPR’s purchase. A news article
confirmed that the Green Leaf facility was current undergoing a $13M renovation.


http://www.infoconcountyaccess.com/
http://www.bcda.org/2019/01/
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Our investigator visited the property in March 2020 and confirmed that major improvements were made
to the facility.

Discount Treatment:

We were able to confirm that the purchase price was justified and thus do not apply a discount.

Richmond VA Green Leaf Medical
Core Issue:

None
Transaction details:

IIPR purchased the property comprising 82,000 sq. ft. of industrial space on 01/15/2020. The initial
purchase price is $11.8M and is offering reimbursement for improvement up to S8M.

Address:
We identify the address to be 2804 Decatur St, Richmond, VA
Initial Terms:

We estimate 2020 rent to be $1.7M, representing a 15.23% yield.
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Deed records confirmed that IIPR purchased the property from Green Leaf Medical of Virginia for $11.74M
on 01/16/2020.

{3 IRV ProperTY SEARCH
NI ICHMOND VIRC REAL ESTATE ASSESSOR
‘ Print Entire Report || Print This Page |
Property: 2804 Decatur St 30 Parcel ID: S0001221021

| Detail | Land | Assessments | Transfers || Planning | Services | Government | Extensions | Images | Sketches |

Independent due diligence:

Transfers
Rk SHEE Er LT Grantor Name LEEE Verified Market Sale Description
Date Amount Reference
GREEN LEAF MEDICAL OF 2 - INVALID SALE-Relation Between
01/16/2020 $11,740,000 VIRGINIA 1D2020-1176 Buyer/Seller
01/16/2020 $1,500,000 BASC WAREHOUSES LLC 1D2020-1159

Richmond City Assessor’s Office | 900 E. Broad St, Rm 802 | Richmond, VA 23219 | Phone: (804) 646-7500 | Fax: (804) 646-5686

© 1999-2020 City of Richmond, Virginia. All rights reserved. Privacy, Disclaimer & Terms.

Discount Treatment:

We were unable to identify previous transaction price, but give the company the benefit of the doubt and
do not allocate discount.

Buckeye Lake OH PharmaCann
Core Issue:

Default
Transaction details:

IIPR purchased a property at Buckeye Lake OH for $700,000 on 03/13/2019, and offers up to $19.3M in
reimbursement for improvement.

Address:

We identify the address to be Hunts Landing Rd, Hebron OH 43025 or 10767 Mill Dam Road, Buckeye,
Ohio. Parcel #: 074-335496-00.0002

Initial Terms:

The initial annualized base rent (the “Base Rent”) under the Lease is $2,650,000, payable monthly. The
Base Rent will be abated until May 15, 2019 and is subject to annual increases of 3.25% during the Lease
term. Tenant is also responsible for paying the Company a property management fee equal to 1.5% of the
then-current Base Rent under the Lease.

Independent due diligence:


https://henrico.us/finance/disclaimer/

Deed records show that IIPR purchased the property from PharmaCann Ohio LLC on 03/13/2019 for
$700,000.

Prior to that, PharmaCann purchased the property from James D Cooper for 700,000 as well.

Our investigator confirmed that there has been improvements to the property. According to locals, the
construction started sometime in March 2019 and finished in November/December 2019.

Discount Treatment:


https://lickingcounty.gov/depts/recorder/default.htm

T

Due to the dire financial state of the tenant, we allocate 20% discount to 2020 rent under the good case
scenario and 100% under the bad case scenario.

Hamptonburgh NY PharmaCann
Core Issue:

Overpayment (Potential)

Transaction details:

IIPR purchased a property for $30M from PharmaCann on 12/16/2016.
Address:

We identify the address to be 14 Hudson Crossing Drive Montgomery NY.
Initial Terms:

We estimate 2020 rent to be $5.6M, representing an 18.79% yield.
Independent due diligence:

Property records show that IIPR purchased the property for $30M from PharmaCann on 12/26/2016. Prior
to that, the property was purchased by PharmaCann from Hudson Valley Crossing for $7.59M.

Status: Active
Roll Section: Taxable
Swis: 333489
Tax Map ID #: 1-1-26
Property Class: 473 - Greenhouse
Site: COM 1
In Ag. District: Yes
Site Property Class: 473 - Greenhouse
Zoning Code: LUI
Neighborhood Code: 50000
Total Acreage/Size: 80.20 School District: Valley Central
Land Assessment: 2019 - $4,044,000 Total Assessment: 2019 - $11,500,000
Full Market Value: 2019 - $11,500,000
Equalization Rate: -—- Property Desc: Lot 3 Hudson Crossings
IT Sub Map 60-12
Deed Book: 14165 Deed Page: 209
Grid East: 560607 Grid North: 966662
Owners
IIP-NY 1 LLC
190 South Lasalle St Ste
2950
Chicago 1L 60603
Sales
Property Value Arms Addl. Deed Book
Sale Date Price Class Sale Type Prior Owner Usable Length Parcels and Page
12/16/2016 $30,000,000 473 - Land & Pharmacann No No No 14165/299
Greenhouse Building LLC
8/28/2015 $7,589,342 340 - Land Hudson Yes Yes No 13940/359
Vacant Only Valley
indus Crossing

LLC



http://propertydata.orangecountygov.com/propdetail.aspx?swis=333489&printkey=00100000010260000000
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Under the good case scenario, we believe the previous purchase price of $7.59M better reflects the value
of the property at the time of IIPR purchase, this would represent a 75% discount to 2020 revenue. Under
the bad case, we discount 2020 rent by 100% due to PharmaCann’s dire financial position.

Discount Treatment:

Holliston MA PharmaCann
Core Issue:

Bizarre lease terms and potential for defaulting.
Transaction details:

IIPR acquired a property in Holliston MA, comprising of 26,000 sq. ft. of industrial space and 32,000 sq. ft.
of greenhouse facility for on 05/31/2018 for $3M, and offers reimbursement up to $15.5M.

Address:
We identify the address to be 465 Hopping Brook Road.
Initial Terms:

The initial term of the lease is 15.25 years, with two options to extend the term for two additional five-
year periods. The lease provides for an initial annualized aggregate base rent of $2,682,500, payable
monthly, which is equal to 14.5% of the sum of the purchase price of the property and the Construction
Funding, subject to an initial six-month base rent abatement. The aggregate base rent is subject to 3.25%
annual increases during the term of the lease, and the PharmaCann subsidiary is also responsible for
paying the Company a property management fee equal to 1.5% of the then-current base rent.

Independent due diligence:

Deed records indicate that IIPR purchased the property from Jon Mark Priscoli of New Hopping Brook
Realty Trust for $3M on 05/31/2018.



http://www.masslandrecords.com/MiddlesexSouth/

T

We weren’t able to locate previous transaction history of the property and give the company benefit of
the doubt and do not allocate a discount for overpayment. However, due to the company’s dire financial
position we allocate a 20% discount under the good scenario and 100% discount under the bad scenario.

Discount Treatment:

Las Vegas NV MJardin
Core Issue:

Overpayment, high risk of default, undisclosed tenant change.
Transaction details:

IIPR purchases a property in Las Vegas NV from Mijardin for a price of $3.8M, with up to $5.8M in
reimbursements for improvements.

Address:

We identify the address to be 5421 E. Cheneynne Ave Las Vegas, NV 89156.
Initial Terms:

We estimate 2020 rent to be $1.1M, representing a 15.23% vyield.
Independent due diligence:

Deed records indicate that 1IPR purchased a property from 5421 E. Cheyenne Real Estate LLC for $3.8M
on 07/12/2019.

GRANT BARGAIN AND SALE DEED

FOR VALUABLE CONSIDERATION, the receipt and sufficiency of which are hereby
acknowledged, the undersigned 5421 E. CHEYENNE REAL ESTATE LLC, a Nevada limited liability
company (the “Granter”), does hereby grant, bargain and sell to IP-NV 1 LLC, a Delaware limited
liability company (the “Grantee”), all right, title, and interest of Grantor in and to that certain real property
situated in Clark County, Nevada, legally described as set forth in Exhibit A hereto (the “Land™), together
with (i) all buildings structure, improvements and fixtures located thereon, (i) all rights, privileges,
servitudes, hereditaments, and appurtenances thereunto belonging or appertaining, and (3i) all right, title
and interest of Seller without warranty, in and to any land lying in the bed of any strect or alley, opened or
proposed, abutting such real property.

STATE OF NEVADA
DECLARATION OF VALUE

1. Assessor Parcel Number(s)

a. 140-16-103-004

b.
c.
d.
2. Type of Property:
a. Vacant Land b.| | Single Fam. Res. FOR RECORDERS OPTIONAL USE ONLY
¢l ] Condo/Twnhse d.| ]2-4 Plex Book Page:
el | Apt. Bldg f.Jv] Comm'VInd" Date of Recording:
g.]_| Agricultural h| | Mobile Home Notes:
Other
3.a. Total Value/Sales Price of Property $ 3,830,000.00
b. Deed in Lieu of Foreclosure Only (value of property ( )
c. Transfer Tax Value: $  3,830,000.00

d. Real Property Transfer Tax Due $ 19,533.00



https://www.clarkcountynv.gov/assessor/Pages/PropertyRecords.aspx?H=redrock&P=assrrealprop/ownr.aspx

Prior to this transaction, 5421 E. Cheyenne Real Estate purchased the property from 5421 East LLC for
$1.92M on 08/23/2018.

GRANT, BARGAIN, SALE DEED
THIS INDENTURE WITNESSETH THAT:
5421 East L.L.C., a Nevada limited liability company

for a valuable consideration, the receipt of which is hereby acknowledged, do hereby Grant, Bargain Sell
and convey to

5421 E. Cheyenne Real Estate LLC, a Nevada limited liability company
all that real property situated in the County of Clark, State of Nevada, described as follows:

That portion of the Nertheast Quarter (NE') of the Northwest Quarter (NW'%4) of Section 16,
Township 20 South, Range 61 East, M.D.M., Clark County, Nevada, described as:

Parcel Four (4) as shown by map thereof in File 73 of Parcel Maps, Page 33, in the Office of the
County Recorder of Clark County, Nevada.

STATE OF NEVADA
DECLARATION OF VALUE FORM
1., Assessor Parcel Number(s)
2)140-16-103-004

b)
9)
4
2. Type of Property:
a) O WVacantLand b) O Single Fam. Res FOR RECORDER’S OPTIONAL USE ONLY
¢) O Condo/Twohse d) Q 2-4Plex Book: Page:
¢} QO AptBldg f) X Comm'lInd’l Date of Recording:
g O Agricultural h) O Mobile Home Notes:
O Other
3. a) Total Value/Sales Price of Property $1,924,230.00
b) Deed in Lieu of Foreclosure Only (value of property) ( ) )
¢) Transfer Tax Value: $1.924,230.00
d) Real Property Transfer Tax Due $$9,814.95

Within less one year, the price of the property had gone up by 100%.

In arecent press release, Mjardin announced that it had entered into a definitive agreement with Harvest
DCP of Nevada (CSE: HARV), to sell all its interest in GreenMart of Nevada LLC, which possesses a Nevada
Marijuana Cultivation Facility License and operates the cultivation facility at 5421 E. Cheyenne, Nevada,
(“Cheyenne”) for a total consideration of US$35 million in cash, comprised of US$30 million on December
31, 2019, plus USS5 million upon license transfer (the “Transaction”), subject to regulatory approvals.



http://www.globenewswire.com/news-release/2020/01/02/1965665/0/en/MJardin-Enters-into-Definitive-Agreement-for-the-Sale-of-its-Cheyenne-Cultivation-Facility.html

”_

We believe the previous purchase price of $1.92M better reflects the value of the property at the time of
the purchase. This would represent a 26% discount to 2020 revenue. Note that we have reason to believe
Harvest, who is supposedly the new potential user of the property, might not even pay rent at all. However,
we have graciously not considered such discount effects.
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