TMS McCarthy Inc.
Madisan Centre
4950 Yonge Street
Suite 1010
Toronto, Ontario
Canada M2N 2K1

Via e-mail; sahsing@ci.milpitas.ca.gov

City of Milpitas

455 E Calaveras Bivd.,
Milpitas

California, 95035

November 8, 2013

Attention: Sheldon S. Ah Sing, Senior Planner

Re: Proposed Pacific Mall Development at McCarthy Boulevard and Ranch Drive
Review of Anticipated Benefits to Milpitas and its Population

Dear Sheldon,

As we approach Planning Commission meeting for approval of this project, we think it is appropriate to
provide written communication about the benefits of the Pacific Mall project to Milpitas and its
population in addition to the verbal communications we have had previously with City staff and
politicians.

The mall as it stands today, has been underutilized for a number of years and is in urgent need of
revitalizing. We believe that our Pacific Mall concept will give the site the necessary revitalization and
accordingly generate many benefits for everyone involved.

The benefits we anticipate are based on the Torgan Group’s direct experience of the development of a
similarly unique Pacific Mall shopping mall concept in the Toronto area. That shopping mall has
operated for over 17 years and is considered one of the highly successful malls in the Greater Toronto
Area. The Greater Toronto Area consists of a population of more than 6,000,000 people. Its mix of
multicultural residents and diversity is very similar to the Bay Area in California.

Anticipated Benefits

Investment in Milpitas

Firstly, this development will potentially represent well over $150 million doliars of new investment into
Milpitas and create ongoing consequential benefits for the City and its community including creating a
tourist destination. The benefits will include:

¢ Conversion of an underutilized site into an iconic project for the City and the State
® increased Sales Tax revenues



* Attraction of visitors to Milpitas and resultant improvement of local businesses
* Many added jobs during the construction of the multi-million dollar investment
* The addition of a substantial number of permanent jobs on this site in Milpitas

Business Ownership Opportunity

As our drawings illustrate, the Pacific Mall concept that TMS McCarthy is proposing to build in the City of
Milpitas is not a typical enclosed mall. It will be a multicultural mall made up of many small stores and
where retailers from different ethnic groups of the population in the City and the Silicon Valley area will
have the opportunity to start up their own business and own part of a mall with a relatively small
investment. These types of entrepreneurs/business individuals may not have any other opportunity of
this kind, as basically, the opportunity of opening a business in the retail market today in North America
belongs typically to large organizations and chains. Our concept opens the opportunity for families to
own and run a business. It can be their primary income or used to supplement one spouse’s existing
income by having the other spouse run a small business in our Pacific Mall concept.

In general, the public will gain the opportunity to own and run a small business. As consumers, the
public will be exposed to types of merchandise that are not available in the mainstream malls as we
have found that businesses in this type of mall very often carry unique merchandise.

Creation of Employment

The project, through the creation of many small businesses, will create many hundreds of new full time
jobs in the completed project in addition to the many construction jobs created during the approximate
two years of construction.

We anticipate that there will be positive secondary business impacts from people drawn to the mall.

General Composition of the Mall

Ground Level

Our concept wili create approximately 400 small stores with very good exposure of their goods
to shoppers. Most of the stores will have internal street corner frontage making them very
attractive to owners and consumers. The common area will be approximately 45% of the
building space, resulting in a comfortable open design look that will be an integral part of the
experience of the complex.

Second Level

In addition to the continuation of unique retail stores similar to the main level, the second Level
will have added features such as a food court and a large restaurant. These facilities will have
exposure to the magnificent view of the valley and the mountains through large windows and
the balcony. '



Heritage Town

The second level will also contain a unique area that we call “Heritage Town”. Heritage Town
will be a themed market setting reminiscent of Far East markets. It will have activity resembling
an open market atmosphere, The decorations of this area will typically be original with all of the
symbols and handcrafted work of the Far East. Within this themed area a stage will also host
ethnic shows and cultural events. Based on the experience of the mall built in Toronto, Heritage
Town with its unique combination of environment, food, a themed marketplace and
performance space will attract a lot of tourists as well as parents shopping with their children.
Heritage Town with its unique decoration and atmosphere, will demonstrate the culture of the
country of origin of many of the multicultural groups that now live in North America.

Additional Services

In addition, the second level will also contain many other general services to the public such as
medical facilities, accounting and legal offices as well as hair salons, health spa, music school
etc. We anticipate that these businesses will likely also be operated by people from the local
Milpitas community.

Transportation

We are planning to provide shuttle transportation from the Milpitas BART station to the Pacific Mall as
well as safe bicycle storage. A rideshare program will also be implemented. Thus workers and visitors
can travel easily to the site minimizing the overloading of roads and intersections.

Sales Tax for the City of Milpitas

We expect to attract a substantial number of visitors to enjoy the various facilities in the mall such as
shopping, entertainment, eating etc. This volume of visitors and resulting commercial activity will bring
the City substantial revenue in sales tax.

"Community Benefits

We believe our mall will become a preferred gathering place for the multicultural community. The mall
will create a pleasant environment for individuals and families to spend their time. We anticipate that
visitors to the mall will spend significant time there as the variety of different activities and shopping will
be attractive to all ages and genders.

People visiting the mall will experience the atmosphere of many different seasons and holidays. This
will occur by changing decorations and providing performances on the different stages for events such
as Father’s Day, Mother’s Day, Halloween, Christmas, and New Year celebrations of all ethnic groups etc.
It works very well in Toronto and there is no reason why it will not work even better in Milpitas, as this
project is based on 17 years of operationai experience from the one built in Toronto.



The mall will have cultural elements. We have found that elementary schools have organized trips for
students to learn about and explore different cultures that are represented in the mall.

We anticipate that students, in particular high school students, will gather there after school as the mall
will be a safe and convenient meeting place. They will spend their time enjoying lunch and doing their

homework together thus relieving the worry of their working parents about the time gap between when
school finishes for the children and when the parents return home from work or meet them in the mall.

Another important feature is that the mall will organize various community activities that will create
opportunities for citizens to meet local, state and federal politicians. Every year, the mall in Toronto
attracts various politicians who come to celebrate special occasions with the community. The main
stage with its event performances will create opportunities for local citizens to meet from time to time,
their focal council members and mayor, neighbouring cities’ council members and their mayors,
members of the State and Federal Legislative bodies, Governors and even foreign ambassadors. The
opportunity for mall visitors and the VIP guests to meet each other in such a multicultural place is very
natural and an appropriate place for this to occur.

All the above works so well that the Mayor of Markham said publically during a recent special occasion
that he could not imagine the spirit of Markham and its 310,000 residents without Pacific Mall. {Pacific
Mall and the City of Markham are right on the border of the City of Toronto.)

Additional Benefits and Social Responsibility

On many occasions during the years, Pacific Mall has also demonstrated its contribution to communities
by volunteering to host several fundraising events to help countries and people in need such as for the
major earthquake in China, the tsunami tragedy in Japan, the hurricane disaster that flooded New
Orleans etc. The mall with its multicultural spirit has hosted other fundraiser and education events for
Fighting Cancer, AIDS, Biood Donations, Fire Fighting, Red Cross etc. Some community events such as
beauty pageants, children quizzes etc. take place in the mall. These are often sponsored by stores in the
mall as well as outside sponsors.

Tourism

We expect the project to become a major attraction for the local and multicultura! residents living in the
city as well as for visitors from the greater Bay Area and foreign tourism. The Silicon Valley along
Highway 880 has very few attractions for locals and tourists. We believe, based on the results achieved
by the Pacific Mall in the Greater Toronto Area that this center will be a major attraction to locals and
tourists and will result in Milpitas being a major tourist destination. This happened to the mall near
Toronto and, with the added benefits of this highway location and its local demographics, the potential
is anticipated to be even greater here.

Hotel (Potential Transient Occupancy Tax Revenue for Milpitas)

A hotel of approximately 250 rooms is planned to be part of the overall complex. This will generate
transient occupancy tax revenue for the City.



We believe that the hotel will benefit from the success of the mall and ultimately the two structures will
complement each other. While the success of the mall near Toronto occurred without a hotel, we
believe that in this case there is an opportunity for a hotel to be part of the complex for the reasons
outlined below.

Over the last two years of our visits to the area, our experience has been that this part of the Silicon
Valley does not offer visitors who stay there during the evening, and in particular during the weekend,
any interesting activity after working hours. Businessmen and other workers who come to the Valley to
work or be trained and educated have limited opportunities to enjoy their after-work time. Many of
them leave the Silicon Valley accommodation for tourist areas. This is especially the case on weekends
when they would move to areas like San Francisco, where there are plenty of opportunities to enjoy
evening and other activities on weekends. We believe that guests of the hotel attached to the Pacific
Mall in Milpitas will enjoy this unique mall and its entertainment which is now not available in the area.

The hotel needs to complement the attractive look of the mall as shown on the drawings. In order to
succeed financially, we believe that the hotel operating in the Pacific Mall project should be
complementary to the mall and therefore will have to be a 3 to 4 star category hotel. This constraint
plus the requirement to create underground parking to accommadate the hotel, as well as its concrete
construction, makes it very expensive to construct and therefore a unique approach must be taken.
Accordingly, we plan to invest in the infrastructure needed for this hotel as we construct the mall
portion of the project,

While it will be preferable to build the hotel at the same time as the mall, if economics dictate, we will
need to have the ability to build it as phase Il of the project when the success of the mall should
generate any additional interest necessary to justify the economics of the hotel.

Testimonials
Please see attached some of the articles and letters illustrating the success of the existing Pacific Mall:

1. InJuly 2000 (and many successive years), Toronto Life Magazine, one of the most popular
magazines in the Greater Toronto Area for locals and tourists, chose Pacific Mall to be
among the six most recommended and excellent shopping malls to visit in the Greater
Toronto Area.

2. The Government of Canada presented a congratulation certificate to Pacific Mali Heritage
Town on its unique contribution to the community {June 2000)

3. A Member of Parliament (House of Commons) presented a congratulation certificate on the
occasion of Pacific Mall’s 16" Anniversary demonstrating its unique contribution to Canada
(March 2012)

4. The Toronto Star, the most widely distributed daily newspaper in the Greater Toronto Area,
chose Pacific Mall among the 5 best malls in the Greater Toronto Area in 2011

5. October 2011, in a major North American conference “Shop the World Tourism Conference”
that took place in Toronto, Pacific Mall was elected among the 4 most popular malls in the



Greater Toronto Area and was asked to present the reasons behind its success as an
outstanding tourist attraction.

Several Federal Cabinet Ministers, the Ontario Premier and the Lieutenant Governor of Ontario
have also visited and participated in some of the events hosted by the mall.

The above are a few examples of the recognition that Pacific Mall has received for its
contribution to the community.

Conclusion

All these above activities, ideas and testimonials illustrate that the mall can be very successful in
community interaction and we intend to continue this spirit in the proposed project in Milpitas.

We believe we will hear similar comments about the Pacific Mall in Milpitas after it is open and fully
operational.

Please do not hesitate to contact us with any questions that you may have.
Yours truly,

TMS McCarthy Inc. as General Partner for TMS McCarthy LP

—_———

Sam Cohen B.Sc. Eng. (Mech.)
Co-Vice President

Encl. Testimonials
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HousE oF CoOMMONS
CANADA

Pacific Mall Heritage Town

On behalf of the government of Canada and as Member of
Parliament for the riding of Oak Ridges it is my pleasure to
congratulate the Pacific Mall Heritage Town on its grand
opening ceremony.

The objective of the Pacific Mall Heritage Town is to expose to
Canadians of different ethnic backgrounds to the vich and
engaging culture and traditions of the Pacific.

The town has demonstrated its commitment to promote Chinese
culture and to advance social interests for local ethnic
communities as well as foreign visitors. Chinese merchants and
special recreational events truly make the town a point of
multicultural shopping and dining attraction.

Congratulations on this memorable occasion.
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N A special message to |
| Pacific Mall

~ Textend my sincere congratulations and best wishes on
the occasion of your |

16' Anniversary
VY : P L
' The many achievements and contributions that you have \

made to our community, has made Canada a better place
to live. I wish you all the best in the years to come.

A fn (L Gtn

The Hon.(béﬁn McCallum, P.C., M.P.
Markham — Unionville |
March 10, 2012
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