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ForwardLookingStatements& Disclaimer

Thispresentationincludesstatementsthat may constitute & ¥ 2 N& 2 RRstageents,usuallycontainingthe word ¢ 6 St NS AT ALK LINB &S B LB By ¥ &i A GALINR@ESIS > ¢
similarexpressions

Forwardlooking statementsinherently involve risksand uncertaintiesthat could causeactualresultsto differ materiallyfrom the forward-looking statements Factorsthat would causeor contribute to
such differencesinclude but are not limited to, continued acceptanceof the product and servicesof Global EducationCommunitiesCorp and Global EducationCity HoldingsiInc. (collectivelythe

a / 2 Y LJlinyhé mabketplace competitivefactors,changesn regulatoryenvironments,and other risksdetailedin the / 2 Y LJI pérdodiaeport filingswhichcanbe found underthe/ 2 Y LJI pfoéil€® a
on the SEDARvebsite (www.sedarcom). In addition, there is no certainty that certain projectionsdescribedin this presentationwill be achievedaccordingto plan. In makingthese forward-looking
statements the Companydisclaimsanyobligationto updatethesestatementsfor revisionsor changesafter the date of this presentationexceptasmaybe requiredby law.

Thispresentationis not for publicdistribution; therefore,it mustbe treated asPrivateand Confidentialandintendedfor designatedecipientsonly.

Thispresentationis for information purposesonly andis not an offer to sellnor a solicitationof an offer to purchaseany securities It doesnot purport to containall of the information that a prospective
investormayrequire,andit is not intendedto provideanylegal,tax or investmentadvice

Somestatementsin this presentationcontain forward-looking information (the "forward-looking statements")about GlobalEducationCommunitiesCorp and its plans Forwardlooking statementsare

statementsthat are not historicalfacts Theforward-lookingstatementsare subjectto variousrisks,uncertaintiesand other factors(collectivelythe & w A dHatac@ulal causethe / 2 Y LJI aftGafe€sults

or achievementdo differ materially from those expressedn or implied by forward-looking statements The Risksinclude, without limitation, customaryrisksof the constructionindustry, unexpected
delaysor requirementsof the applicablemunicipalities,and the risk factorsidentified in the MD&A Forwardlooking statementsare basedon the beliefs, opinionsand expectationsof the Company's
managementat the time they are made,and the Companydoesnot assumeany obligationto update its forward-looking statementsif those beliefs, opinionsor expectations,or other circumstances
shouldchange exceptasmaybe requiredby law.

NONIFRFINANCIAMEASURES

The Companyhas included certain non-IFRSfinancial measuresthroughout this document, including (a) Earningsbefore Interest, Taxes,Depreciationand Amortizationé & 9 . L, and (b)Adjusted
EBITDAwhich is EBITDAadjustedfor the gain (loss)on changein fair value of the / 2 Y LJI iffvésfient properties, the provisionfor expectedcredit losseson developmentand other assets,the
impairmentof developmentassetsand the gain(loss)on changein fair value of derivativeinstruments Thesenon-IFRSinancialmeasurementsio not haveany standardizedmeaningas prescribedby
IFRS&ndare, therefore, unlikelyto be comparableto similarmeasuregresentedby other issuers Accordinglythese performancemeasuresare intendedto provideadditionalinformation and shouldnot
be consideredin isolationor asa substitute for measuresof performancepreparedin accordancewith IFRSManagementusesEBITDAand AdjustedEBITDAnetricsto measurethe profit trends of the
businesaunits and segmentsn the consolidatedgroup sinceit eliminatesthe effectsof financingdecisions Certaininvestors,analystsand others utilize these non-IFRSinancialmetricsin assessinghe
[ 2 Y LJ fihan€adperformance Thesenon-IFRSinancialmeasurementdave not been presentedas an alternativeto net income (loss)or any other financialmeasureof performanceprescribedby
IFRSReconciliatiorof the non-IFR3neasurehasbeenprovidedinthe/ 2 Y LJ- MDRA&hichwasfiled underthe/ 2 Y LJI pfoéil€nd SEDARvwwW.SEDAROM).
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Former Owner of Sprott Shaw College &
Sprott Shaw Language College for 18 years
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Over 10,000 students in 2025

Enrolled in GEC’s housing and education subsidiaries before divestiture in 2025
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Years of operating history
Founded in 1986, publicly listed in 1994 Operational / in the pipeline

near 100 $25M

Staff — domestic & international Projected Revenue for 2026
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S460M $1.2 Billion

Total Assets projected F2026 Operating, Pipeline & Development Budget at Cost



GEC Group: 39 Years of Growth

1986-1994 1
Computer reseller & training school Y TSX Venture listed

2 1995-2013

MBA programs in China - Acquired Sprott Shaw College,
Acsenda School of Management, KGIC International
2015-2020 3 College - Graduated to TSX

GEC student housing launches: Viva $29M, Granville S39M,
Burnaby $17.8M, Marine Gateway $48.5M

4 2022-2025

King Edward $52M - Sold Granville S70M -
Sold Sprott Shaw $45M - GEC Oakridge
2026-2029 5 $123M construction underway

Education Mega Centre $350M Y $425M projected
- GEC Langara $146M Y $208M projected

S366M $147M S60M

Mega Centre Budget GEC Oakridge Sprott Shaw Profit

Projected value $425M at completion 2029 Projected value $165M, completing April 2027  Successfully repatriated S30M after $45M sale
in 2025 before adjustments
4



Scalable Growth by Revenue, NOI, Bed Counts & Head Counts

Total Bed Count - Growth and Projection 2015-2029
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Sold GEC Granville Hots
COVIB19 for $70M / Cost 39M
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BC’s Student Housing Market

~553,000 ~217,600

2024/2025 2024/2025 International

Post-secondary students in British Columbia Students from over 150 countries studying in BC

6,000 7,000

2024 UBC Housing Waiting List 2025 UBC Housing Waiting List

1.5% ~ 3.7% 2,000 ~ 2,500 (typical)

*2025 CMHC report on vacancy rates SFU Housing Waiting List per Gemini data
Vancouver condo/apartments and purpose-built rentals

A https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-and-research/market-reports/rental-market-reports-major-centres



https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-and-research/market-reports/rental-market-reports-major-centres

Demand & Trend & Advantages

A steady increase of 22% between 2015 and 2025

Total B.C. Post-secondary Headcounts

. The Impact of International Students on Housing

200.007 A In 2025, more than 553,000 students are living in BC,
400,000 including 224,000 are international students.
300,000
200,000 A The housing waitlist has continued to grow, with UBC
R reporting 7000 students on the waitlist in 2025.

S o o o P P 0" q@@}\ A Domestic student demand filled the vacancy left by the

v v v v v v Vv b ) v r1(:3\' . . . .

> decline in international students.

Academic Year |Public Domestic | Public International| Private International | Total Headcount| %+/- |Notes
2015/16 378,610 48,750 24191 452,551 6% Baseline period; International students make up ~16% of total.
2016/17 373,799 56,410 26,381 /456,590 0.9% |Steady domestic decline begins; Public intl. starts accelerating.
2017/18 373,115 65,582 33,522 472,219 3.4% |Strong growth in private sector enrollment (+27% YoY).
2018/19 370,165 74,272 43,770 488,207 3.4% |Private international enrollment hits a new high, nearly doubling from 2015.
2019/20 365,659 83,733 51,691 501,083 2.6% |Pre-pandemic peak; Total headcount surpasses 500,000 for the first time.
2020/21 355,595 78,574 46,076 480,245 -4.2% |COVID-19 impact; Border closures cause first drop in intl. numbers in a decade.
2021/22 348,390 86,499 69,820 504,709 5.1% |Post-pandemic recovery; Private intl. sector jumps 50% as borders reopen.
2022/23 339,531 100,517 89,178 529,226 4.9% |Public international enrollment breaks 100k; Private sector near parity.
2023/24 337,000 110,000 100,000 547,000 3.4% |Enrollment surges ahead of anticipated federal policy changes.
2024/25 335,400 111,900 105,700 553,000 1.1% |Historical peak; 39% of all students in BC are now international.

2025/26 (est."2) 330,000 100,000 63,420 493,420 -10.8% |Projected 40% decline to Private International due to new federal study permit caps

*1 Source: httDs://WWWZ.qov.bc.ca/assets/qov/education/Dost-secondarv-education/data—researcl’a/stp/st[)2023 international_research_results 2025-02-07 final2.pdf *2 GEC estimates



https://www2.gov.bc.ca/assets/gov/education/post-secondary-education/data-research/stp/stp2023_international_research_results_2025-02-07_final2.pdf%20*2

Shift in GEC Student Demographics Towards Domestic

Demands Reduces Reliance on International Students

Based on GEC resident data, 2025 vs. 2026
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Counter-Cyclical to Economic Slowdown & Advantages

ll. Economic Influence on Student Enrolment
A Post-secondary Enrolment remains resilient through economic cycles, supported by families’ continued prioritization of
education.
A Enrolment historically rises during economic downturns, with a notable increase observed during the pandemic.

lll. Rent Control Impacts Conventional Housing Supply
A Rent control policy limits new supply: restricted long-term rental growth, combined with rising operational costs, reduces
reinvestment into assets.
A Student housing with shorter than one-year leasing contracts is not subject to rent control.

V. GEC Model vs. Market Rental & PBSA

A Traditional Rentals are unfurnished, not tailored to student needs.

A Purpose-Built Student Accommodation (PBSA) is designed as high-density, shared-bathrooms, kitchens, and living
spaces, often with single-customer specific exposure.

A GEC Off-Campus Apartments are fully furnished, all-inclusive, move-in ready for students.

A Operational model supports consistent occupancy and premium rents.



Government Support for Off-Campus Student Housing Initiatives

Federal Programs Provincial (BC) Support
e GST exempted on new rental construction e Bill 47 - Transit-Oriented Area legislation
e $55B CMHC funding for rental, senior and e Density increases near transit hubs
student housing e Reduced parking requirements
Vancouver City Incentives Surrey City Incentives
 Eliminated parking requirements  Revitalization Tax Exemption
e Removed DCL - Development Cost Levies e 10-Year Property Tax exemption:
e Waived CAC - Community Area Contribution fees V' Student housing development only
V Project size exceeds $100 million
i i V Located at Surrey Central
Metro Vancouver DCC incentives . Y .
V Partnership with existing school
V Rolling back the Surrey’s DCC fee by 7

e Rolling back its DCC fee to the 2025 level
V Savings of over $1,M depending on the
size of the GEC project.

— 9% from the 2024 level with nearly
$1.5M saving for the Surrey EMC
project

10



Market Segments: Short, Medium, Long-Term Housing

Travelers A Premium dally rates
Hotels - Short Term Stay A Fully furnished, service-oriented
A Transient & seasonal demand

A Premium monthly rates

Students A Fully furnished + services

- Medium Term Stay A Young population & global markets

- 6-month to max. 4-year A Institutional-driven demand pipelines
A RTA not applicable if less than 1 year

A Over-supply in 2026
A Unfurnished product
Apartments and A Lack of infrastructure & tenant pipeline

Condominium Rentals i |1_<:(ng 'I('jerm (?tay A Rent control - 2.3% capped for 2026
o LRI ECET o6 A Costly commission

(v}l Students Housing

Renters

id



Defensive Assets

- Unimpacted by the economy
- Huge supply & demand gap

Predictable Income

- September enrollment

- Accommodation matching the
academic terms of 1to 4 years

- Rental rate adjustments annually

Economy of Scale

- Focused on the Metro Vancouver
market

- Sharing of Op-Ex across all
properties

Stable Returns

Student accommodation typically
provides stable returns, as students
often enter into year-long leases,
ensuring a steady income for
property owners. Moreover, the one-
year tenancy term allows landlords
to adjust rents more frequently,
enabling a quicker response to
market changes. This reliability is
often more favorable compared to
traditional residential properties,
making it an appealing option

for investors seeking consistent
returns.

12

OVER

98%

OCCUPIED

High Occupancy

Student accommodation often
enjoys high occupancy rates,
given that students generally
require accommodation for the
entire academic year. This leads to
predictable rental income, which
is appealing to property owners.
For example, GEC Kingsway
achieved an impressive occupancy
rate of about 91% in its first year
of operation. This figure climbed
to 100% in the second year, and
expectations for the third year
suggest that performance will
remain strong, further
underscoring the reliability

of investing in this sector.

Lower Operation Costs

Student housing typically incurs
lower overall costs compared to
hotel operations. Unlike hotels,
which often provide a wide range
of luxury services and amenities,
student housing emphasizes the
essential needs of students.



GEC Business Model & Operation Cycle

BUY

Rezone & develop
Retrofit Reduce cost

per bed

BUILD
GEC specs
Quality assurance

Cost control

FILL

Full occupancy

Market rate vs. rent
control

Fully furnished

18

STABILIZE

Lower cap rate
Higher yield

Cash flow positive

EXIT

Master leaseback

Institutional Portfolio Sale
REIT

JV Recapitalization
Spin-off & IPO



Vertically Integrated Yields Substantial Savings

Operations - GEC Living.com Corporate Services - GECHQ.com

Reservation Accounting

Housekeeping

B2B - 95 school Asset & Property

Student Services partners (Bulk lease)

Management
B2C - Direct booking of
over 4300+ inquires ‘
per year = Corporate Finance

Acquisition &
Expansions

Quality

Assurance

00

Development &
Rezoning

14



Educational Partnerships

Provides housing to 95 colleges and universities across Vancouver, serving over 3,400
students from 79 countries annually.
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Vancouver Campus

LaSalle College
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Educational Agencies

e Rental platforms


https://sprottshaw.com/admissions/international-students/residential-homestay-accommodations/
https://langara.ca/apply/accommodations/gec-living
https://ilac.com/vancouver-residences/
https://www.sfu.ca/students/residences/housing-options/off-campus-housing.html
https://www.douglascollege.ca/international-students/new-students/living-vancouver
https://www.ecuad.ca/student-life/campus-amenities/off-campus-housing/start-your-search
https://www.bcit.ca/housing/off-campus-housing/
https://lasallecollegevancouver.lcieducation.com/en/admission-and-aid/living-in-vancouver
https://vfs.edu/housing
https://vancouver.housing.ubc.ca/other-housing/off-campus-housing/
https://ecenglish.com/en/accommodation/canada/vancouver/gec-pearson-residence/
https://www.ucanwest.ca/students/new-students/housing
https://www.fdu.edu/campuses/vancouver-campus/student-services/living-vancouver/housing-in-vancouver/
https://www.kpu.ca/current-students/housing
https://www.studysslc.com/vancouver-student-residences/

B2B Education Partnership - Landing Page Recommendation

Emily Carr Universityeiasure

Housing

Choosing a Location
Start Your Search

More Housing
Resources

Know Your Rights

Moving Tips

Simon Fraser University

Start Your Search

Ready to find a place to call home? Here are some
resources to kickstart your search.

We recommend checking out GEC Living.

GEC Living is the biggest off-campus student housing provider in Vancouver and is
ECU's student housing partner. Be sure to check out their blog, where you'll find
good information on the cost of food, transportation, rent and other expenses in
Vancouver.

VISIT GEC LIVING ][ VISIT THE GEC COST OF LIVING BLOG ]

Our Partners: Off-Campus Housing Providers

GEC Living

GEC provides fully furnished off-campus housing options exclusively for college and university students.
Shared rooms, private rooms, and private apartments with variable lease lengths are available. GEC also
offers in-suite laundry and housekeeping services, all-inclusive utilities, free monthly social events, 24/7

emergency support, and on-site staff.

University of British Columbia
Finding a place

Finding a place to rent in Vancouver can feel like a big challenge, so we've put together this
guide to help you start your search armed with the knowledge you need to find a great place to
live, avoid scams, know your rights and more.

Find a place online

Here are some websites and apps to help you find a place to rent.

These sites/groups are provided as a resource to students. UBC does not endorse them or their
rental listings.

» GEC Student Residences
» Facebook: UBC Roommates group
* Facebook Marketplace

e liv.rent

» Craigslist

 Off-Campus Housing 101
« Apartment Love

e PadMapper

* Rentseeker.ca

* Sparrow

* RentRadar



Fully Equipped Living Spaces

Move-In, Move-Out Ready

Near subway or transit hubs
Fully furnished apartments
Bedding and linens provided
Kitchen fully equipped
In-unit washer and dryer
Flexible lease term

Sept to May occupancy. No
penalty rent when students
return home for the summer

All-Inclusive Package

No hidden fees

Summer vacancy savings

All utilities covered
High-speed internet included

Bi-weekly housekeeping

Monthly community events

v




Launching Gen. 6 Designs in 2026-2027

Model S
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Gen. 6 Designs: Price, Comfort, and Privacy
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Built for Students, Powered by Community

GEC’ .

GECliving.com LIVI ng

GEC Tenant Exclusive:

Save 5% on Every Shop

Unlock a 5% cash discount when you purchase
your gift cards through GEC. Whether you're
stocking the pantry or picking up

everyday essentials.

SHOP ONLINE OR IN-STORE
* Buy-Low Foods | Groceries & Essentials

* Save-On-Foods | Pharmacy & Groceries i \ \ l
* PriceSmart Foods | Pharmacy & Groceries

* FREE next-day delivery (Orders $45+)
* $5 flat rate for smaller orders

How to make friends
as an international
student in ? Van

H@&‘ol) CONVENIENT DELIVERY L— @
-

(Q Search "eco living" ’

GET YOUR CARD TODAY
Email shop@gecliving.com to get started.

@ osecuving
GEC Soccer World Cup pt2 Tote Bag Painting at GEC King Edward
= save@foods @I
Social Events & Activities Networking with Global Citizens GEC Eco System
GEC hosts social events for its tenants, such as At GEC Living, we connect students from Discounts on grocery shopping, pharmacy,
Tote Bag Design, World Cup Soccer Team, around the world. Some became lifelong airfare, life insurance, car rental, excursions, cell
Thanksgiving, Chinese New Year, Ramadan friends. phone and meal plans with local restaurants.

Dinners, Italian Pizza Night, Halloween Party,
Christmas and New Year’s Eve party. Check out

our events on YouTube.

20


https://www.youtube.com/@GECLiving/shorts
https://www.youtube.com/shorts/-g9xcSIFZjY
https://www.youtube.com/shorts/-g9xcSIFZjY
https://www.youtube.com/shorts/-YwgwTrvgs0

Location & Security Advantages

Enhanced Security

24/7 monitored buildings with secure access—peace of mind for
students and parents.

Transit Connected

All properties are located near
the SkyTrain and transit stations.
Easy commute to hundreds of
schools in Metro Vancouver.

On-Site Support

Caretakers available for immediate assistance. Maintenance
issues are resolved quickly.

2d



Transit-oriented locations
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Move-in Ready

GEC Viva GEC Burnaby

GEC King Edward GEC Kingsway
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