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LETTER TO UNITHOLDERS

While most European countries are still under partial lockdown further to the last wave of the @9ginhdemic and

are now actively vaccinating their population, Inovalis REITtiainued to demonstrate the resilience of its defensive
business model by collecting rents and retaining its tenants throughout the global crisis. ToGlfite, 82 F G KS w9 L
wholly controlled properties an®7.5% of the total portfolio are leased on angterm basis to higkeredit quality
tenants. Moreover, thanks to its close relationship with tenants, Management can confirm thatetyhtedaverage
lease break optiorof the portfolio has increased froiR.3 yearsto 2.7 year over the last quarter, wit more leasing
inquiries being made from prospective lessees every week. For the three months ended March 3B9%202f rent

due was paid by French tenants and nearly 100% was paid by German tenants. Quarterly FFO WASY Z@D$
CAD#$0.2 per unit) ard AFFO was CAB¥78(or CAD$0.1per unit). We believe that companies and people are actually
committing to citesmore than ever and that the pandemic will actually accelerate urban intensification, benefiting our
assets over the long term.

The REIT financed almost exclusively with asdetel, nonrecourse financing with an average term to maturity ¢t 5.
years. The REIT's debt to equity ratio is curren®yl% for the total portfolio and 2.1% only for the wholly controlled
properties bythe REIT(KS aLt t 2NIF2f{A2¢600

The REIT has reliably maintained returns to Unitholders, continuing to pay a stable, attractive distribution. With an
average trading price o€AL$9.46 in Q1 2021, Inovalis REIT provides a very attractive investment opportunity for
investors who understand the lortigrm value of quality real estate in strategic European locations, all the more as the
current Unit price still represents a significant discount of the underlying net asset valua.Jhe¢ Q& ! yA (1 K2f RS|
on March 312021 was CAD$3®87, which implies a Unit price at that date of CAD$D/Unit or CAD$0.85/Unit on

a fully diluted basis.

With its substantial cash reserve, the REIT is well positioned to opportunistically invest in new assets as the real estate
sectorand European econonstabilizes

Management remains focused on operating fundamentals, managing the properties, supportingstemamtaining

bank relationships, and delivering results to our Unitholders, being ready to deploy our capital in 2021 with the same
strategic coherence and discipline we demonstrated in prior years.

| would like to acknowledge our Board of Trustees arathagement team for demonstrating extraordinary capabilities,
resilience and commitment. | remain confident in our capacity to manage any challenges and opportunities ahead of us.
The REIT is investing this same bench strength in our recently estabSgeethl Committee that is reviewing and
evaluating a wide range of strategic alternatives with the intent of enhancing Unitholder value. I look forward to sharing
the outcome of this process in 2021.

StéphaneAmine
President and Trustee
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HIGHLIGHTS

Net Rental Income

FortheL2 NI F2f A2 GKIFG Ay Of dzRSa 2yt & Portfaidt, oRehrghBlincomng fgr$hR thife/ (i A NS
months endedMarch 31, 2021 6 cA2021¢ 0 X2 | R2dza 1 §RS P2 8& L ¢ imaLOABHG74(EMR, BT,

compared to CADE324 (EUR,269 adjusted net rental income for the three months endbthrch 31, 2020 6 dlv

2020¢ (Thepositiveimpact ofthe CAD896Bad Homburg & 8 B8 @& h LIS NI { A y Inowiycddedirhedé b h L € O
Portfolio following acquisition in Q4 20205 offset by theCAD$17dad debt provision on Metropolitaiand the credit

note granted fora new 1B8year firm leasdo another tenant in the buildingThe positive foreign exchange impaist

CAD4387.

In QL 2021, for the portfolio thatA y Of dzZRSa (G KS w9L ¢ Q& LINE L2 NIPARIYF A{SA AKI NBy S
income adjusted for IFRIC 21 was C&b&7 (EUR®H55), compared to CADE690 (EUR®B65) for QL 2020, mainly
attributable to thefactors describedn the previous paragrapplus theCAD$7Iimpact of thevacancyin the Duisburg

property. Thepositive foreign exchange impastCAD®57 onthe Total Portfolio.

COVIB19 RelatedBusiness Update

Managementcontinuouslymonitors market conditions adapting its operations tothe measures taken buropean
governmens and health officials to protect public health. Management is confident in the strength of its portfolio, as
indicated byQ1 2021 results Quarterly rent collectiofor QL202v ¢ & &G NRy 3Id al yl ISYSyiQa 1
quarters of 2021 reflects thpossibility ofshort-term downward pressure on rental revenue e COVIBEL9 pandemic

may necessitate additiondbckdown measuresausingeconomic disruption.

Rent collection

Rent for the French assetsiis/oicedand collectedon a quarterlybasisand 89%of rent has been receivetb date for
Q12021. This is generally in line with the timing and percentage of@@8/1EL9 rent collection levels with a few minor
exceptions.

C2NJ GKS wo9L¢Qa DSNXNIY LINEBLISNIAS & BearNIB0P% of revbisSecédad ilQB O SR
2020.

Management is actively monitoring rent paymeatd tenant deferral rquests to maintain consistent rent collection
while supporting tenant needs.

Leasing Operations

NiKS wolL¢Qa ma&dithah 500@ k. ol viadart Epaeas leasedin Q1 2021 representing CAD$61
additional annual rental revenuéeasing negotiationg/ere deferred by some potential new tenants ur@R 202Iwhen

it is expected thathere will be greater clarity about normal business operatioAslease renewal for 10 firm yearas

been sigied on the Metropolitain building 08,686 sq.ftrepresentingw /&2 2 F 0 dzA f RA y@%Raf totalS A I K (i
portfolio GLA) and CAD$487 annual rental incoBfferts continue to lease unoccupied spad&2,690sq.ft., 12.5% of

total weighted areag in the portfolio. Management will selectively complete capital expenditumprovements on

vacant areas to attract tenants and maximize rent.

In addition,Orange, single tenant of the Arcueil properntyhich represents 34% of IP Portfohonual rental income,
haswaivedits break option for an early departued theend December 2024nd shall therefore remain in platieereby

! Net rental Income adjusted for IFRIC 21 is-feRS informationy w S ¥ S NJ G@AABFR Y | ¢/IOAY Y S| a dzNB
for further details.)
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adding toli KS w9 L ¢ doé anditerd 8 Fefirg Management continugengage with Orange faa further lease
extensionbeyond 2023

Funds from Operations (“FFO"), Adjusted Funds from Oper

¢tKS woL¢ F22ff26a GKS NBO2YYSyRIGA2ya 2F GKS wSIFf tNRLIS
paper)with certain exceptions. Refer to tHdonGAAP Financial Measurssction of this MD&A for a more detailed
discussion on FFO and AFFO.

NQLununs GKS w9L¢ NBLR2NISR CdzyRa FTNRY hLISNIXGA2y&a o0aCCh
CAL$0.12 and CALB0.11 per Unit respectively, versus CAD$6.and CAD$A2 for the same period last yeaEffective

with the onset of the pandemic in Manc2020, the REIT consedreash and pauskits investmentplansuntil the

economic impact of the COM®® LI Y RSYA O 2y hedaBemar® dpga®rit Thé REZH defefed investing

CAL$55 million that had been earmarkddr acquisitions of incomgenerating assets in the 2020 budget.

Financing Activity

As @ March 31,2021, the weighted average interest rate across tRertfolio debtwas 202% and the debt ratiovas
42.1% B5% net of cash), comfortably within the R&lmandatedhreshold of 60%.

For the same periodhe REIThad CAD$9.5million of cash on itsonsolidatedbalance sheet

Looking ahead, anagement is considering other refinancing opportunities to take advantage of historically low interest
rates in EuropeThe REIT should be able to finance assets on a less costly basis than that offered by traditional financing
in Canada.

Bad Homburg

Followirg its acquisitiorend of October 2020the contribution of the Bad Homburg property to tiigl 2020net rental
incomerepresented CAD$396, in increase of CAD$114 compared to Q1 2020. The asset was 74% occupidasiver the
quarter 2021.

Courbevoie (¥ronese)

The saleof the Courbevoie assét expected to beompleted by end2021 at a price of EUR27,200 (C$4D,082. The
sale iscontingent on the buyer obtaining a building perraitd thesellervacating theasset(costs estimated to CAD$1.2
million) by the end of the yeaeach acting gtheir own expenseGiven the uncertainty related to the conditions attache
to the promise to sell, the Courbevoie propesrtll does notqualify for the presentation asnasset held for sale as of
March31,2021

Extension of the Joint Venture Agreement on Duisburg

Subsequent to the quarter, on April 19, 202ianagemensigred a twayear extension of the Joint Venture Agreement
6 a Wt ! ¢ 0 pagreriirktheDuisiBurg propertymaturingon December 31, 202Zhis extensiortogether withthe
mortgageloan agreementmaturing in June 2023, noenable management tproceed withleasing plans fothe 7"
floor.

Management Agreement Renewal

On March 23, 202the Board of Trustees approved a tiyear extensiorof the Management Agreement with Inovalis

S.Aby way of an amended and restated managetnagreementthat becameeffectiveon April 1, 2021The Board of

Trustees and InovalB.Aagredd i KI 1= 3IAGSY (KSwas®y ¢ RS NBI I ¢ FoSioténklizeS Xy G & N
the asset and property management functions at the current tinffde extended agreement contemplates
internalization of the finance functionsf the REITvhich isexpectedto occurin Q2 2022.



MANAGEMENT” S DI SCUSSI ON AND ANALYSI S

{ S Related Party Transaction&xtension of Management Agreement effective April 1, 202iisMD&A anda full
copy of the Fourth Amended and Restated Management Agreemsentilable on SEDAR.com

Normal Course Issuer Bid

The NormalCourselssuer. A R ¢ @ipired on&April 13, 2021 and was not reneweke REIT did not repurchase
cancelany Unitsunder the NCIBluring the three months period ended March 31, 2021

*k%k



MANAGEMENT” S DI

SCUSSI

OVERVIEW GAAP AND NOSAAP

ON AND ANALYSI S

The REIT has identified specific key performance indicators to measure the progitedsrafterm objectives. These

are set out below:

March 31, 2021

December 31, 2020

Operating metrics
Number of properties
Gross leasable area (sq. ft.)

Weighted Occupancy rate - end of period (1)

Weighted average lease term
Average initial yield (2)

Capital management metrics

IP Portfolio Total Portfolio

8 14
1,026,940 1,453,255
86.0% 87.5%
3.1 years 3.6 years
5.2% 5.2%

IP Portfolio Total Portfolio

IP Portfolio Total Portfolio

8 14
1,026,940 1,453,255
89.3% 90.3%
3.1 years 3.6 years
4.9% 5.1%

IP Portfolio Total Portfolio

Awvailable liquidity (3) $69,532 $73,541 $80,376 $84,189
Fair value of investment properties $514,696 $666,780 $541,218 $701,458
Level of debt (debt-to-book value) (3) 42.1% 48.1% 42.3% 48.4%
Level of debt (debt-to-book value, net of cash) (3) 35.4% 42.6% 35.0% 42.3%
Weighted average term of principal repayments of debt 5.2 years 4.7 years 5.4 years 4.9 years
Weighted average interest rate (4) 2.02% 1.95% 2.03% 1.95%
Interest coverage ratio (5) 2.6 X 3.0x 35x 3.7x

(1) Calculated on weighted areas (activity, storage and intenpany restaurant areadeing accounted for only a third of their effective areas
because of their lower rental value.

(2) Calculated on annualized net rentatome(based on net rentahcomefor the yearto-date period).

(3) Seethesectiond b 23AAP Financial S | & deNBaged7for more information2 y (i K ShorvGRAPtfigacial measures and reconciliations
thereof. NonnGAAP measures do not have standardized meaning under TRRSe measures as computedthg REIThay differ from similar
computations as reported by other entities and, accordingly, may not be comparable to other entities.

(4) Calculated as the weighteaerage interest rate on lease liabilities and mortgéigancing

(5) Calculated as net rental income plus intergstome less administrative expenses, divided by interest expenses otedse liabilitiesand
mortgage financing
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Three months ended

March 31,

(thousands of CAD$ except per Unit and other data) 2021 2020
Financial performance metrics

Rental revenue 7,420 6,878
Rental revenue - Total Portfolio (1) 9,531 9,238
Net rental income 4,438 4,250
Net rental income - Total Portfolio (1) 6,096 6,304
Net income for the period, attributable to the Trust 4,165 32,088
Funds from Operations (FFO) (2) 4,139 5,484
Adjusted Funds from Operations (AFFO) (2) 3,745 4,143
FFO per Unit (diluted) (2) (3) 0.12 0.16
AFFO per Unit (diluted) (2) (3) 0.11 0.12

Distributions
Declared distributions on Units and Exchangeable sec. 6,913 6,132
Declared distributions on Units and Exchangeable sec. &

Promissory notes 6,913 7,005
Declared distribution per Unit 0.21 0.21
FFO payout ratio (2) 167.0% 127.7%
AFFO payout ratio (2) 184.6% 169.1%

WD {8S (KS aBOUN2CAYbYZ@iotY2 NS | AaydINBNDEl (i A 2 BAAP finariti&l Sreasufes ahdracongiliybns thereof.
Non-GAAP measures do not have standardized meaning under IFRS. These measures as computed by tne T from similar
computations as reported by other entities and, accordingly, may not be comparable to other entities.

(2) The reconciliation of FFO and AFFO to earnings can be found under the secti@®NBrReconciliation (FFO and AFFO).

(3) Based on the dilutedeighted average number of Uniémd exchangeable Units

BASIS OF PRESENTATION

¢CKS F2tt26Ay3 YIylI3aSYSyidua RA & Odzacoddi#iof and yesultsdf gperdtiénda df a o a a
Ly2glrfAaa wSHf 9aidlrisS Ly@gSshRSRY ORYRidzy ®iukaBdifed dohddisédi K3 K v
interim consolidatedinancial statementss atMarch 31, 202handfor the three-month periodsendedMarch 31, 2021

and2020 These unaudited condensed interim consolidated finarstatements have been prepared in accordance with
LYGSNYyFGA2yLFt 1 002dzydAy3 {GFYyRFENR o6aL! {é¢0 onX LYGSNRY
{41 yRFNR& .2FNR o6aL! {.¢0

Dollar amounts in tis MD&A are presented in thousands of Caraaddollars and Euros, except rental rates, pait
amounts or as otherwise stated.

Historical results, including trends which might appear in this MD&A, should not be taken as indicative of future
operations or resultsSeed C2 N R BR A y 3 L fprfudtieddetaild 2 v £
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Information contained in this MD&Aincluding forwardooking information,is based on information available to
management as dflay 12 2021.Additional informationabout Inovalis REIT has been filed with applicable Canadian
securities regulatory authorities and is availablesatlar.com

FORWARDOOKING INFORMATION

Althoughmanagementbelieves that the expectations reflected in the forwaddoking information are rasonable, no
assurancean be givethat these expectations will prove twe correct, and since forwartboking information inherently
involves risks and uncertainties, undue reliance should not be placed on such information.

Certain material factors orssumptions are applied in making forwabking statements and actual results may differ
materially from those expressed or implied in such forwhkroking statements. The estimates and assumptions, which
may prove to be incorrect, include, but are nabiied to, the various assumptions set forth in this document as well as
the following:

0) the ability tocontinue to receive financing on acceptable terms;
(i) the future level of indebtedness anl K S viutulte grédh potential will remain consistent with current
expectations;

(iii) there will be no changes to tax laws adversely affedfirfg S iruicibgZdpability, operations, activities,
structure, or distributions;

(iv) the REITwill retain and continue taattract qualified and knowledgeable personneltag portfolio and
businesgrow;

(v) the impact of the current economic climate and the current global financial conditions on operations,
includingll K S viirahcib@xapability and asset value, will remegmsistent with current expectations;

(vi) there will be no material changes to government and environmental regulati@tcouldadversely affect
operations;

(vii) conditions in the international and, in particular, the French and German real estate marketslirigcl
competition for acquisitions, will be consistent wiplst conditions

(viii) capital markets will providéhe REITWwith readily available access to equity and/or debt financing; and

(ix) the impactthe COVIRI p LI YRSYA O oAttt Kl OSRBYI YyRSTRANL 6 RS 2 0IE K
and global supply chains and economic activity in general.

TheREITautionghat thislistof assumptionssnot exhaustiveAlthoughthe forward-lookingstatements contained in this
MD&A are based upon assumptions that management believes are reasonabledmasfmmationcurrentlyavailable
to managementthere canbe noassurancehat actualresultswill be consistent with these forwartbokingstatements.

When relying on forwardooking statements to make decisions, the REIT cautions readers ptadeunduereliance
on these statements, as forward-looking statements involve significant risks and uncertainties. Forwardooking
statements shouw not be read as guarantees of future performance or results and will not necedsardlgcurate
indicationsof whether or not, or the times at or by which, suchperformanceor results willbe achieved A number of
factors could causeactual results to differ, possiblymaterially, from the results discussedn the forward-looking
statements,including,but not limited to:

9 GKS woL¢Qa loAtAGe G2 SESOdziS Ada INRPgGK adNI iS3IASa

1 the impact of changing conditions in the European office market;

 them N} SGlFroAftAGeE YR @FfdzS 2F GKS woL¢Qa LRNIF2fA2T

T OKFy3aSa Ay GKS FdGAGdzZRSasE FAYIYyOAlLf O2yRAGAZ2Y YR R

1 fluctuation in interest rates and volatility in financial markets;

9 the duration and ultimate impact of the COVID pandemic and related government interventions on the
wolLe¢Qa odzaAySaazr 2LISNIdAz2ya yR FAYIFYyOALf NBadzZ GarT

1 general economic conditions, including any continuation or intensification of the current economic downturn;

1 developments and changes in applicable land regulations; and

T adzOK 2GKSNJ T Ol 2NAE R and Ositanfd® QdzX FS NIKWEwaE B ! @ Ol 2 N&
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If any risks or uncertainties with respect to the above materialize, or if the opinions, estimates or assumptieriging

the forward-looking statements prove incorrect, actual results or future events might vary materially from those
anticipated in the forwardooking statements. The opinions, estimatsissumptions referred to above and described

Ay 3ANBI G SN RsSuidlUhcertaiddg@S NOKRWrARAa 60 S O2yAARSNBR OF NBF¥dzA e o6
attempted to identify important risk factors that coutduseactualresultsto differ materiallyfrom those containedin
forward-looking statements,there may be other risk factorsnot presentlyknownor that managemenbelievesare not
materialthat couldalsocauseactualresultsor future eventsto differ materially from those expressedn suchforward-
lookingstatements.

Forwardlooking statements are provided for the purpose of providing information about Y'I y I 3 S YeGrsérit Q &
expectations and plans relating to the future. Certain statements included iMbi&Amay be consideredWWF A y I y OA |
2 dzii t BrpyrppLeof applicableCanadiarsecuritiedaws,andassuch,the financial outlook may not be appropriate

for purposes other than thiMD&A. All forwardlooking statementg@rebased only on information currently available to

the REIT and are made as of the date of MiB&A Except asxpressly required by applicable Canadian securities law,

the REIT assums&o obligationto publiclyupdateor reviseanyforward-lookingstatement,whetherasa resultof new
information, futureeventsor otherwise.All forward-lookingstatementsin this MD&A are qualifiedby thesecautionary
statements.

MARKET AND INDUSTRY DATA

This MD&A includes market and industry data and forecasts that were obtained fromptitgl sources, industry
publications and publicly available informatias well as industry data prepared by Inov8li8 based on its knowledge

of the commercial real estate industry (including Inovalia.estimates and assumptions relating to the industry based

2y GKIFG 1y26ftSR3ISVD Ly2 0!I t Atkerepl estate indubtry dedebpedtirdughkhiagarly] v 2 ¢t S
30years of experience and participation in the industry.

BUSINESS OVERVIEW AND STRATEGY

The REIT is an unincorporated opamded real estate investment trust governed by the laws of the Provifii@mntario.

The REIT was founded and sponsored by Inovalis SAssetMI vy ISNX» ¢ KS woL¢Qa ! yAida KI @8
Stock Exchange under the trading symbol INO.UN since April 10, 2013. The head and registered office of the REIT is
located at151 Yonge Street, ¥1floor, Toronto, Ontario, M5C 2W7.

¢ KS w9 LermfabjectivRs/ar to:

1 generate predictable cash distributions on a-&fficient basis from investments in incoapeoducing office
properties

1 grow the asset basgrimarily in France and Germany, but also opportunistically in other European countries
where assets meet the investment criteria;

T YEAYGFEAYy | KAIK fS@St
FOljdZAaAdGA2yY LINRPIANF Y
property and financing; and,

maximize the longi SNY @I f dzS§ 2F (GKS LINRPLISNIASE YR GKS ySia I
efficient management.

CKS woL¢Qa Ay@SadyYSyid ONRGSNALF SyO2YLI aa 2FFAO0S LINE LISNJ
AFFO acetive), secured rental cash flows, a property value between EUR20 mdli@yR60 milliorfjunless AFFO

accretivg and potential future upside with respect to matters including rent and area development. According to
management, the target investment sitadls within a very liquid segment of the real estate market in Europe, and debt
financing for such acquisitions is readily available from local lenders.
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Special Committee to Review Strategic Alternatives

On October 28, 2020, the REIT announced the foromawf a special committe®rmed of allindependent members of

the Board of Trustees (the "Special Committee") to consider strategic alternatives available to the REIT. The Special
Committee expects to review and evaluate a wide range of strategic atteesato enhanceJnitholdera ¢alue. The

REIT will continue to evaluate possible acquisition or disposition of certain portfolio assets throughout this process.

FOREIGN CURRENCY ENVIRONMENT

CKS woL¢Qa Odz2NNByid |aasSid o keinSinchidedintBedihaiciiRtatamentsoNdaci 6fghe | y R
woL¢eQa SyidAadGAaASa | NB YS lpramdzN&dhonmizzeiviyoBmeit i Yvhich deNadiByofetate(the (i K S
GFdzy Ol A2yl £ OdzNNBy Oezd ol ) K Sw F ldty Dabihigbbuked KRNI Getzad theR 2
functional currency of the Trust, as wellitspresentation currency, is the Canadian dols.such, i K2 dzZAK G KS w
YFrAYy FaaSia FyR fAIFIOATAGASE | NB RS yahdateyintoiCaradiak gollagkozNE & =
presentation purposes as follows:

1 Assets and liabilities amonverted to CAD&t the closing rate at the datef the balance sheet;

1 Items presented in the consolidated statement of earnings, consolidated statement of chemsige income
and consolidated statement of cash flows are translated at average exchangealtateg the period(unless
this average is not a reasonable approximation of the cumulative effect of the rates prevailing on the transaction
dates, in which cse income, expenses and cash flows are translated at the rate on the dates of the
transactions); and

1 All resulting exchange differences are recognized in other comprehensive income and recognized as a
Odzydzf F GAGS (NI yatliA2y KBRBAz2 b KSWEI OR TORBRKE Y AKX 08! O J @2
A change in the EUR/CAD foreign exchange rate therefarg have a materidl YLJ- OG 2y G(GKS woL¢Qa TFA
and results

The exchange rate used throughout this MD&A for statement of earnings items &vérage rate during the applicable
period, which for theperiodendedMarch31,2021and2020is CAD$15257and CAD$#.818 respectively.

For balance sheet items as Bftarch 31, 2021, projections or market data, the exchange rate useddaD$14736
(CAD$B555as at December 32020).

Over thequarter ended March 31, 2021the Canadian dollastrengthenedby approximately.3%relative to the Euro.

BUSINESS ENVIRONMENT

Inovalis REIT owns varying interests in real estate entities which hold investment properties. Under IFRS, some of these
interests are recorded as equiccounted joint venturesAs atMarch 31 2021, i K S w@derty artfolio consits

of ownership interests ireight propertiesthat are consolidated y R A y Of dzR S RpNRyLISNIGAGESERL Y S v
balance sheetand partial ownership interests Bixproperties that arencludedg A G KAy aLy @§Fdii VUSy il &zNBSy
As such, the results of these equégcounted investments are not includeddartain ofour consolidatediinancialand
operatingmetrics unless specifically indicated that such metrics are presenteddrita? (i | f  bafidmivFich take? £

such results are ppared on a proportionate share basis.

Together,i KS w9 L ¢ Mese 14 pfdpeXtiBs (7A0Eated in France and 7 located in Germaagpproximatelyl.5
million square feetoB NP & & t Sk alofS | NBIF o6aD[! £0

1 sources: Jlesearch / BNP Real Estate research

11
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Fance

Invegment Market France

Paris Property Locations:

Central Business District
1 JeuneurslP
1 Metropolitain (P)

Q e Paris- Montparnasse Area

// ‘w“"womam " ﬂ:zlfi:ecie”phery
Q.. /////////////; 1 CourbevoielP)

@ -" Northeastern Periphery
iy . 1 Délizy / Pantin (joint venture)

Northern Inner Rim of Paris
. Pars QCA Pars 3441011 Por-Dédorse TI Baldl / St OUean)

Southern Inner Rim of Paris
1 Arcueil (P

With signs of economic recovery likely to consolidate internationally and hopes of widespread vaccination programmes
over the coming months, investor confidence is improving. The outlook for the rental market may still be unclear at this
stage but real esitte as an asset class still has sound fundamentals: an attractive spread between real estate and bond
yields, no change in low interest rates, liquidity in the debt market and an upturn in savings receipalfestate
Ay@SailySyid { Ndsade dhe énd §f the first bockdolré [n fact, receipts for SCPIs alone amounted to
CAD$.8billion in 2020ys arecord of CAD$13 billionset in2019). This was the thirdest performance on record with
quarterly growth of +16% over @®20and +49% oveD4202Q

Investmentactivity in all real estate classasver Q4 2020 and @ 2021continued to grow as transactiorresumed
following the first lockdown. A total o€AD$.2 billion was invested in the Greater Paris Regimer Q12021. This
investment actity is38% lower than the performance in Q1 202t it is consistentith the average for the ladtve

years and is 20% higher than the-yi®ar average. A similar decline was seen acFascewith CAD$6.8 billion in
investments over Q1 202Which was39% lower than in Q1 2020. Commercial real estate investrireipiarticular
appears to havbada kshaped recovery. Offices were the most sougfier assets withCALB4.4 billion in investments

over Q1 2021 accounting for a record 94% share. In times of uncertainty, investors tend to focus their attention on core
assets by targeting the most established areas and buildings with robust rental profiles.

Thelnvestmentmarke was dominated by French investors who accounted for 75% of the overall investment volume
over Q1 2021; this represents a record high. This proportion rose compared with 2019 (63%) and 2020 (71%); this was
largely due to the restrictions facing foreigrvéstors in terms of travelling to France during the lockdown periBasl

estate investment trusts§CPI/OPLWere the main investors with an investment volume@AD$2illion followed by
investment funds CAD$L.1 billion) and institutional investorsGACSH0.6 billion). On the sell side, a high proportion of
disposals were carried out lgal estate SIS (42%) as they sought to reduce debt or to secure added value.

Prime office yieldgemained stablever Q1 2021 compared with Q4 2020. In Q4 2020, the@atnation of demand for
prime office assets during this period of crisis while the madifered limitedsupply for this type of product resulted
in prime office yield compression to 2.50%. However, the scale of these values has changed as inveptyisigre
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increased attention to tenant quality and to the fixed term of leases while yields rose in several lesstalgished
areas in the Inner and Outer Suburbs.

The fundamentals that make real estate an attractive refuge asset class remain intadbwiinterest rates set to
continue allowing a high degree of market liquidifanagement does not have significant concerns about inflation
generalascurrent price increases for raw materials @&eected to subside and savings resusne secondlythe ECR a
guantitative easing policy has been shown in recent years not to drive inflation for consumer prices but more for asset
prices.

Office Market France

By the end of Marct2021, many European countries were still under lockdawstrictions, including Germany (until
April 18) and France (until Mag). These restrictionscombined with asluggishstart to vaccination campaignbave
delayed recovery. Having risen by 12.5% over Q3, GDP posted a further dip at the end of thergeaver Q4) and a
further slowdown is expected to be seen over Q1 2021. Unemploymiatisticsincreased marginallyear-over-year
dueto support measures that were introduced to limit the impact of the COMDealth crisis. The unemployment rate
stood at 8.3% in February.

Leasingn the Greater Paris Region stood at close316 millionsq.ft. over Q1 2021; this represents a 30% yeeer-

year decrease and is 39% lower than theyg@r averageExcluding the effect of the completion of the leagtidpated

office building known ag ¢ K S [185/rhiléonsaft) which was completeth Q1 2020the decrease was far less
substantial {4%). Activity in the large transactions segment has been improving since the very end of last year (8
transactions oveQ4).Thirteentransactions for spaces ove0800sq.ft. were recorded over Q1 2021 compared with

10 over the same perioth 2020. This trend is even more positive as almost all these transactions were the result of
decisions made during the COMB criis. These 13 transactions30% yeaiover-year) account fod..2 millionsq.ft. of

take-up (44% yeaioveryear). Apart froniThe Linkasset the large transactions segment posted an increase in volume
over Q1 2021 (+47% year on year) with larger individual lot sizes. So far, the largest transaction has been the extension
of the Dassault Systemeampus (300,000sq.ft.) in MeudonLaForét, atransaction that has been expected for some

time. Activity continued to fall in the other space segments with a 15% decrease in the small space segment and 98 fewer
transactiong-25%) in the medium space segment with 17 fewer transactions.

The Paris offie market which remained resilient last year even when the first lockdown started, posted a decrease this
year (14 millionsqgft., -21%) with half as many major transactions. However, increases were recorded in some central
districts: Paris 5/6/7 (+86%paris 3/4/10/11 (+36%) and Paris Centre Ouest (excluding the CBD, +6%) although there
were no transactions for spaces ové),@00 sqft. The current COVID situation in the country and the imposed lockdown

by the government is mostly to blame for this pgmerformance. The Central Business District was in line with the
average with a21% slowdown in activity. Transactions in the Western Crescent rose by +35% compared with Q1 2020
with 926,000sq.ft.. of take-up. Activity rose across all submarkets, withrgases ranging from +25% to +152%, apart
from PSri-Dfense (27%). Most large transactions were concentrated to the west of the Greater Paris Region over Q1
(6 vs. 1 last year). Most were recorded in the Southern Bend and the Northern Bend (2 trarsaatibhwith ~80,000

sqft. overtwo i NI yal OG A 2y & Alifan Seahnolobiednd¥aicure® & & Y S &y Smileld dsnéres-sur-
{SAYS YR dpZpnn &l Y EngrgiéHrance@ts 605000kt eSSy y SOAt f ASNA F2NJ

Prime rentalvaluesin Parishaveremaired stablethroughoutthe first quarter 202and are even rising in some areas.

Prime rents stand aEAD$27 per sqft peryear in the Paris Sy (G NI £ . dza A y SandCABSK5a e DBfédse. 0 o / .
In the CBD, th&oldman Sachtsansaction for 83 Avenue Marceau at pgOVIEL9 values may have made a substantial
contribution to these figures, but there have also been some recent transactilomg the same valuationsin La
Défense, tle prime rent rose taCAD$7%er sqft. per year Conversely, rental values feub-let space, which had been

rising since 2014, have started to staliThe average rent in the Greater Paris Region therefore star@8B$6 per

sq.ft. per year. Giventte characteristics of the current climate, the gap between rents for the best space and the rest of
the market is likely to widen.
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Businesses are still waiting for more clarity before defining any future real estate plans. Given the latest vaccination
news significantindications ofa recoverymay not be evident until Q3The backlog in the vaccination prograeatras

NBadzZ 6SR Ay RStlF&a Ay F NBGdzNYy G2 | Wy2N¥YF{Q 2LISNFdAy3
towards the end of the @ar or into 2022.1t is anticipated however, that positive news about the vaccination process

and declines in COWD casesouldmotivate thereleaseof some projects that are currently on hold. Activity for major
transactions could be higher than lagtar and it is estimated that around 50 projects could be concludedeirotfice
marketsegment by the end of 2021.

Germany

Germanyproperty locations

Trio- Frankfut (IPt)

Bad Homburg Frankfurt (P)

Duisburg Disseldorf (joint venture)

Cologne (joint venture)

Stuttgart (joint venture)

Arrow / Neulsenburg- Frankfurt(joint venture)
Késching Ingolstadt (joint venture)

=) B B2 =) =5 =5 =4

?Duisburg
Co%qne

Frankfurt g QBad Homburg
Neu-lsenburg

|:| Bade-Wurtemberg |:| Nordrhein-Westfallen
I:l Bayem I:l Miedersachsen

[ Heszen [ ] mheinland-Ffaiz

l:l Sechleswig-Holstein - Mecklenburg-Vorpormmanm
l:l Srandenburg I:I Sachsen

I:l Sachsen-Anhali I:I Thringen

=3 Main cities and 9 N
business centers REIT= zszat

" @Kaschin
stugm 7 lngastadf

1. The REIT owns 94.9% of this asset.

Investment Market Germany

The major German office markets remeadstable in the first quarter of 2021. Despite the ongoing lockdown restrictions,
leasingn Germany's top eight office markets Berlin, Dusseldorf, Essen, Frankfurt, Hamburg, Cologne, Leipzig and Munich
wasapproximately7.5 million sq.ftin thefirst quater of 2021 a marginal decrease of 6% compared to Q1 202G is

even more noteworthy because thmpact of the COVHR9 pandemic was only first evident late in @120 Thismay

be taken asa clear sign of restored confidence of corporate decision mak&ssupancy rates have risen the first
guarterand is only below 95% Frankfurt and Dusseldorf. The prime rehtatesremained constant in all locations.

Office leasing conditions vaaynong citiesThe range extends from a 105% increaskea$ing yeaover-year in Cologne

to a 46% decline in neighboring Dusseldorf. However, in the majority of locdtiasiagrose compared to the previous
year.Leasingn Berlin, for example, climbdaly 3%to 1.9 million sq.ft.The capital thus once again leads the ranking of
the top locationdn volume followed byHamburg(+23%9, Munich (+42%) and byFrankfurt(+23%). Despite the ongoing
COVIEL9 pandemic, a high level of market activiigs beerrecorded in the space segment abo§e,000sq.ft. which
isin line with the longterm trend, but the previous year's levelf leasingwas down by4.5%. In the more narrowly
definedsegment above 1M000sq.ft.,the amount of space leased wasnsistentwith the tenyear average (5 million
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sq.ft.), slighty down 3% yeatover-year. The most importarieasingdrivers in the first quarter were the deals between
20,000 sq.ft.and 3,000sq.ft. Compared to the previous yeadeasing in this rangacreasedby almost 30% to around
1.1 million sq.ft.

Given thecurrent implementationof the COVIEL9 vaccination campaign as well as an expected easing of contact
restrictions,leasingactivity isexpectedto accelerate This also applies to those markést have so far had a below
average start to the year and where the laigase takeupsare often still missingt may be reasonably forecast that
2021 leasing activity will surpass that of 20EXceeding th&2 million sq.ft. threshold is also witli the range.

THE REI TS POSITI ON WI THIN THE FRENCH AND GERMAN |

¢CKS @IfdzS 2F GKS woL¢cQa NBFHfE SadalrdsS FraasSaia FyR GKS &N
consistent through the fiscal year 2028d Q1 2021While this underscores the premise for investing in office assets in

G§KS CNBYyOK o0t NAR&UVL FYyR DSNXIY YIN]JSGas AdG R2Sa y2i | RRI
net asset value of the real estate together with cash holdingach of the REIT sector has experienced similar
compression on Unit price since the onset of the pandemic and volatility in the capital markets.

During the first quarterof 2021, he markets in France and Germamgintainedstability as investordaveviewed real
estate as secure and source of strongields. Thesesentiments have beenreinforced by the very lovinterest rate
environment.

Real estate investors in the French and German manketg begenerallycategorizedas eitherinstitutional secured
investorsor opportunistic funds. Institutional investors tendgeek low risk assetd hey are present mostly in big cities

and buy straightforward deals, requiring often little to no senior bank dépiportunistic fundsire generallylooking to
capitalze on categories of assets that are in difficulty or on sellers that need to dispose of assets that are not considered
asinstitutional grade assets.

OUTLOOK

The COVIEL9 pandemic elated government measures to combat the spread of the virus, includlregclosure of
businesses, suspension of crdmsder travel, temporary quarantine for citizerend physical distancing expected to
continueuntil at least Q2 2021 while vaccinatiofithe population $implemented

Management remains focused on fundamentals, such as actively managing properties and conservatively assessing
LR GSYGaArt FOljdzAaAadAizya Ay GFNBSG YIEN]SGa oA lHermicredit2 Odza 2
worthy tenants, low cost of debt with staggered maturities, and the foreign exchange rate contracts for distributions in
placeand reneweduntil Q4 2022, provide predictable cash flows and serve as a basis for future growth.

¢KS w9L ¢ Qas toRUnihGldeds dhaleé fedhained reliable and stable throughout the CQ¥IPrisis and
management will continue to monitor the potential effect of the economic crisis on the rate of distributions.
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PORTFOLIO OVERVIEW

¢CKS woL¢Qa LI2NIT Mardhal,202is a3 olpEsNI LIK& | & |

REIT's Total Contribution to . WALT
Asset % owned Fair value Portfolio Gross Leaseable Total Portfolio #of Occupancy rate Weighted (end of
Area (GLA) tenants occupancy rate

Value rental revenue lease)

(CAD) % sq. ft. % % % Years
Jeuneurs 100% 69,882 10% 50,407 11% 1 100% 100.0% 24
Courbewoie 100% 33,789 5% 95,903 3% 5 33% 34.0% 53
Sabliere 100% 34,503 6% 41,043 6% 7 100% 100.0% 2.2
Baldi 100% 34,870 5% 123,657 6% 9 70% 79.5% 2.7
Metropolitain 100% 97,315 15% 78,818 9% 7 100% 100.0% 6.4
Arcueil 100% 143,100 21% 334,521 28% 1 100% 100.0% 1.9
Délizy 50% 19,727 2% 71,617 3% 19 70% 71.5% 43
Subtotal France 433,186 64% 795,966 66% 49 84.7% 84.7% 3.0
Trio 94,9% 69,112 10% 193,487 10% 7 87% 87.0% 43
Bad Homburg 100% 32,124 5% 109,104 5% 5 70% 74.2% 2.0
Duisburg 50% 41,852 6% 108,960 6% 1 88% 87.5% 6.8
Cologne ® 6% 2,149 <1% 3,930 <1% 1 100% 100.0% 4.6
Stuttgart 50% 36,490 5% 121,416 5% 5 99% 99.7% 35
Arrow - Neu-Isenburg @ 50% 30,397 5% 67,334 5% 6 98% 97.8% 26
Kosching ) 50% 21,470 3% 53,058 3% 1 100% 100.0% 6.7
Subtotal Germany 233,594 36% 657,289 34% 26 88.7% 89.6% 4.2
Total - France and Germany 666,780 100% 1,453,255 100% 75 86.5% 87.5% 3.6
IP Portfolio 514,696 77% 1,026,940 71% 42 84.5% 86.0% 3.1
JV Portfolio 152,084 23% 426,315 29% 33 86.9% 88.0% 4.3

(1) Represents investments that are classified as joint ventures and subject to -agaitynting. The results included in the table above
(excluding number of tenant®ccupancy metrigsand weighted average lease teyare presented on @roportionate sharebasisat the
w 9 Lowlesship percentage of the related investment.

h¥ Fft 2F (GKS w\etropditdin dssktie&sadabmat tgniargs, haiskKafl a notable impactrom the
busineslosures resulting from COVID. The effect, while challenging2 Sa y 24 KIF @S + YF GSNA L€
results. Credit notes have been issuedas an incentiveagainstlease maturity extensiors, and an impairment of
receivableshave impacted)1 2021net rental incomeThe wo leases signednd of 202Qwith higher rental valushould

increase the rental revenue in the coming years

With the REITnvestingits available ash in thecomingmonths,notably in Germany through thexpectedbuy-back of
joint ventureheld assetsand with the potential future sale ofCourbevoiein France the portfolio valuewill become
more evenly allocatedbetween France an@Germaninvestments This rebalancingf achievedwill have the effect of
reducing the net asset value of tecueil assebelow20% ofthe Total Prtfolio value.

TENANT PROFILE

As atMarch 31, 2021, the REIT had2 tenants across the IP Portfoltmmpared to43tenants as aDecember 312020
and 75 tenantsacross theTotal Portfolio, stable compared t®ecember 312020.
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All lease contracts have rental indexation based on@oastruction Costs Indekflice duColt de laConstruction¢
ICC), theverageTertiary Activities Rent Indeln@lice dedoyers dedActivitésTertiairesa L [ )!arkd éhe Consumer Price
Indexc CPIl)or the German Consumer Price Index, as applicable.

IP Portfolio

The following table shows thiéve largest tenants relating to properties owned by the REIT, sorted by contribution to
rental revenuen the IP Portfolio.

% of annual A ) % of Aver_alge

Tenant Tenant Sector co?;r;i:atlual Occtl;)cl;.aijpace Wezgs;:tic.j)(Alr)eas Weighted [sg T!:?n
revenue Areas (years)

Orange (Formerly France Telecom) Telecommunications 34% 334,521 284,958 31.4% 1.95
The Lorenz Bahlsen Snack-World Food and beverage 6% 86,501 81,870 9.0% 475
Rue Du Commerce E-commerce 5% 51,926 51,926 5.7% 0.75
CNAM Education & Training 12% 50,407 49,543 5.5% 242
Fresenius Health care 4% 44,942 41,611 4.6% 2.83
Top 5 tenants 61% 568,297 509,908 56.2% 2.39
Other tenants Diwersified 39% 299,386 269,133 29.7% 4.32
Vacant 159,257 128,342 14.1%
IP Portfolio 100% 1,026,940 907,383 100.0% 3.06

(1) Activity, storage andharedrestaurantspace being usually rented at about a third of office aretiey are being accounted far third of their
effective area in the weighted areas

Total Portfolio

¢KS woL¢Qa FAOS f ToMBdt®Iio, inGlBlyig infelieats thaCiieEREHAS inpkoerties held in joint
ventures, are presented in the table below.

% of annual _ ) % of Aver_age

Tenant Tenant Sector contractual - Occupied space Weighted Areas Weighted remaining

rental (sq. ft.) (sq. ft.) ™ lease term

revenue Areas (years)
Orange Telecommunications 27% 334,521 284,958 22.0% 1.95
Daimler AG Manufacturer 5% 109,136 100,486 7.7% 3.17
The Lorenz Bahlsen Snack-World Food and beverage 5% 86,501 81,870 6.3% 4.75
Hitachi Power Manufacturer 5% 82,800 78,138 6.0% 6.75
Arrow Central Europe E-commerce 4% 55,639 51,717 4.0% 2.25
Top 5 tenants 46% 668,597 597,169 46.0% 3.19
Other tenants Diwersified 54% 588,535 536,881 41.5% 5.49
Vacant 196,123 162,690 12.5%
Total Portfolio 100% 1,453,255 1,296,740 100.0% 3.57

(1) Activity, storage anéhter-companyrestaurant areas are weighted by being accounted for a third of their effective areas.

The tenant base is well diversified by industry segment, with many national and multinational tenants.
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OCCUPANCY AND LEASANEGIVITY

The portfolio occupancy and leasing activityg@pgraphyfor the period endedMarch 31,2021 was as follows:

Occupied space (sq. ft.)

January 1, Lease Other March 31, Occupancy  Commited Total space (sq Committed
Asset New leases . 1
2021 Expiries changes 2021 rate space (sq. ftf? ft) occupancy
France 633,263 -9,795 623,468 86.1% 623,468 86.1%
Germany 270,442 -25,802 244,640 80.7% 244,640 80.7%
Total IP Portfolio 903,705 - - 35,597 - 868,108 84.5% - 868,108 84.5%

On a proportionate share basis, including the results of our egadfyounted joint ventures at our proportionate
ownership interestthe operaing metrics bygeographyasat March31,2021 are as follows:

Occupied space (sg. ft.)

January 1, Lease Other March 31, Occupancy Commited  Total space (sq Committed
Asset New leases -, 1
2021 Expiries changes 2021 rate space (sq. ftj ) ft) occupancy
France 690,189 -16,275 673,914 84.7% 673,914 84.7%
Germany 607,582 5,443 -29,865 583,160 88.7% 583,160 88.7%
Total Portfolio 1,297,771 5,443 - 46,140 - 1,257,074 86.5% - 1,257,074 86.5%

New leases signed during tig@arter.

1 Onthe Metropolitain property,managementreneweda 18,686 sq.ft.retail leaserepresenting 10% of builditya
weightedGLAon aten firm yearsbasis

1 On the Stuttgart property, 2,760 sq.ft were leasedtfee years firmand 8,126 sq.ft. obtorage areavasleasedto
a new tenant in Februaryollowingthe departure of the previous tenant.
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LEASE MATURITIES

Lease MaturityProfile as atMarch 31,2021
IP Portfolio
(% of total GLA)

48.9%

18.7%

11.3%
0y
2.4% a7% 22% 33%  29% 23y 31%

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030

The above graph sets out the percentage of total GLA of the IP Podfdiiect to leases expiring by year (excluding
early lease terminations).

The average remaining lease term in tR&ortfolio is3.1 years(not including tenant early termination rights). Assuming

all tenants leave at the earliest possible early terminatibghts, which the REIT believes is unlikely, the average
remaining lease term ithe portfolio is2.7 years With Orang®a S &S 02y (i A y dzI thd \BayercF 2 NJ m &
the December 2021 break optipthe earliest possibléermination rightshavebeen positively impactedyb0.5 years

over the IP Portfolio.

Lease Maturity Profile as dflarch 31, 2021
Total Portfolio
(% of total GLA)

35.4%

22%  2.2%

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

Including thejoint venture poperties, the average remaining lease telim 3.6 years (3.7 years including early
termination rights). Theabove graph presents the percentage of total GLA expiring in Togl Portfolio by year
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(excludindeaseearlyterminations). The positive impact of Orangeaiver of break option is 0.3 years over the earliest
termination rights of the Total Portfolio.

CONSOLIDATED FINANCIAL INFORMATION

Three months ended March 31

(in thousands of CAD$) 2021 2020
Rental revenue 7,420 6,878
Property operating cost recoveries 2,041 1,571
Property operating costs (4,882) (4,171)
Other revenues 67 5
Other property operating expenses (208) (33)
Net rental income 4,438 4,250
General and Administration expenses (2,461) (2,242)
Foreign exchange gain (loss) (886) 2,647
Net change in fair value of investment properties 1,710 1,702
Share of net income (loss) from joint ventures 429 183
Operating earnings 3,230 6,540
Net change in fair value of Financial derivatives 2,834 122
Net change in fair value of Exchangeable securities (679) 4,307
Net change in fair value of Promissory Notes - 21,752
Finance income 880 2,265
Finance costs (1,705) (2,468)
Distributions on Exchangeable securities (230) (190)
Income before income taxes 4,330 32,328
Current income tax expense a77) 9)
Deferred income tax recovery (expenses) 55 (219)
Total income tax expense (122) (228)
Net income 4,208 32,10C
Non-controlling interest 43 12
Net income attributable to the Trust 4,165 32,088

SELECTED THREHARQUARTERUXFORMATION

For the three months ended March 31,

2020 2019
(in thousands of CADS$) 2021 2020 2019 \s. 2019 \s.2018
Rental revenue 7,420 6,878 6,043 542 835
Finance income 880 2,265 2,017 (1,385) 248
Net income 4,208 32,100 (2,077) (27,892) 34,177
Net income attributable to the Trust 4,165 32,088 (2,045) (27,923) 34,133
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DISCUSSION GIMNANCIAPERFORMANCE

Net rentalincome

S

Net rental income foQ1 202iwas CAD&,438compared to CAD%250for Q1 2020, the increase being mostly attributed

to the positive foreign exchange impaaft CAD$187

Bad Homburg contribution in the IP Portfolio NOI represen@®8D$396 and was offset by the decrease in the
Metropolitain NOJ following the impairment of receivables (CAD$173) and @#d%21 credit note issuedor the

signature of a 1§ear leaseextensionwith a other tenant in this building

Ly I 0O02NRIyOS gAlGK LCwL/ HmMZ GKS

Q1 2020is set out below.

by Y dzh

Three months
ended March 31

LINR LISNIié@ Gl ES3E
the first quarter of the fiscal year. Realty tax expenses for the yeaagpeoximatvely CADR,950. These taxes are paid

in the fourth quarter. This results in a reduction to net rental income in the first quarter of each year with relatively
higher net rental income in the subsequent three quarters. The impact of IFRIC 21 on neirremtz forQl 2021 and

In Canadian dollars (in thousands) 2021 2020 Variance
Net rental income 4,438 4,250 188
IFRIC 21 impact 2,236 2,074 162
Adjusted net rental income - IFRIC 21 @ 6,674 6,324 350
Three months
ended March 31
In Euros (in thousands) 2021 2020 Variance
Net rental income 2,909 2,868 41
IFRIC 21 impact 1,466 1,400 65
Adjusted net rental income - IFRIC 21 @ 4,375 4,268 107

(1) Represents aon-GAAHFinancialmeasurethat has no standardized meaning with IFRS and is not comparable to other companies

General andAdministrative expenses

General an@gdministration expenseé a Dg | S Eard8omarSed oy 2 @ fagsel mandg€ment fees and other

G&A expensed dzOK | & GNHzZAGSS F¥SSasx RANBOGZ2ZNEQ

fees), legal fees, filing feemnd Unitholder related expenses.

The following table outlines the major categoriesGAexpenses:
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For the three months ended March 31,

2021 2020 Variance

Asset management fees — Inovalis SA (739) (749) 10
Less: amount reinvoiced to joint ventures 304 318 (14)

(435) (431) 4)
Professional fees for accounting, tax and audit (981) (991) 10
Legal expenses (610) (484) (126)
Trustee fees (227) (137) (90)
Travel expenses 3) 47 44
Bank expenses (22) (54) 32
Other general and administrative expenses (183) (98) (85)
Total G&A expenses (2,461) (2,242) (219)

G&A expensesxcluding CAD$568 of noecurring costs related to Strategic Review procassthe aborted Konecta
transaction are in line with thébudget approved and attached to the Management Agreemen¢esion.The increase
of $CAD219 is mainly due to these A@turring costs.

Asset Managemertfiees, representing CAD$435 for the three months period ended March 31, 282ajmed stable
year on yar.

Net change in fair value of investment properties

Thenet change in fair value @AD$1,710 imvestment properties for Q1 202tomparedio CAD$,702 forQ1 2020
is related to the impact of IFRIC 21 on property tafa both Q1 2021 and Q1 2020.

Refertothed Ly @S & (i Y S y sectiorN®thigSIotlimesoé férther details on our valuation methodology.
Share of net income (loss) from joint ventures

The performance of the investments in joint ventures includes the share of net income from joint ventures and the
interest on loans granted to joint ventures (presented in the finance income line).

The share of nehcomefrom joint ventures was CABg9for the three months periocendedMarch31, 2021 compared
to CAD$83for the same period ir2020. The variance mainly resulted fraime increased occupancy the Arrow-Neu
Isenburg building, from 91% in Q1 2020 898in Q1 2021.

Net change in fair value dExchangeable securities

OEOKI y3aSItotS aSOdNRGASA | NB NBO2NRSR i FFEAN Ol tdzS ol &
fALOATAGE 2y GKS woLECQa &0l (afetBagdd T2 & KT A WD ifdiésthe vidlized A LINER ¢
of the liability. The closing price of a REIT Unit on the Toronto Stock Exchang€A#9.54 on March 3, 202

compared t0$8.94 at closeof December3d1, 2020, resulting in alossof CA679in the net change in fair value of
exchangeable securities throughadtme first three months 02021.
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Net change in fair value of Promissory Notes

Pursuant to theexercise of the Put Option in October 208 Promissory notefave ben fully converted into Units

In Q1 2020, the REIT recordedta3y A FA Ol yG 3AFLAYy 2F /! 5PumMITpH F2ft26Ay13
Finance income

In Q1 2021finance income of CABSB0 (compared to CAD$2,266 Q1 2020 consistedessentiallyof interest on loans
granted to joint venturesin Q1 2020, in addition to interest on loans to joint ventundsCAD$984the REIT also
recorded theinterest earned on the Rueil acquisition lofim CAD802, whichwasreimbursed to the REIT in the latter
part of 202Q CAD$373 related to the foreign exchangelge contraciand CAD$106 of interest on swap

Finance costs

The finance costs iQ1 2021 were CAL$1,705(compared toCALS2,468in Q1 2020), which includedCAL$1,420related

to interest on mortgage loans and lease liabilities &A&L$250related to derivative interest and other financial costs.
The variance with Q1 2020 consistedinlyin the interestrecognizedon Promissory Notefor CAD$873which were
fully converted in Units in October 2020.

Distributions on Exchangeablgecurities

Distributions to the holders axchangeablsecurities are calculated in a manner to provide a return that is economically
equivalent to the distributions received by the UnitholddrsQ1 2021 the distributions orexchangeablsecurities were
CA$230 comparedCAD390in Q1 2020.

Current and @ferredincometax expense

The current income tax expensé CAD$177or Q12021 is mainly related to the the 2021 provision for Luxembourg
income tax, minlyfor Cancorfturoped & / /h@ding

The deferred income tax liability for the first quart2®21 resulted in a recovery of CAAB®ompared toan expense of
CAD219for the quarter ended March 31, 20.

SELECTHALANCE SHERNFORMATION

For the period ended

March 31, Dec 31, Dec 31, 2021 2020

(in thousands of CAD$) 2021 2020 2019 vs. 2020 \s. 2019

Total assets 672,232 712,089 710,206 (39,857) 1,883
Fair value of investment properties - IP Portfolio 514,696 541,218 478,700 (26,522) 62,518
Fair value of investment properties - Total Portfolio 666,780 701,458 652,013 (34,678) 49,445
Investment in joint ventures - carrying value 72,003 75,987 100,782 (3,984) (24,795)
Total non-current liabilities 257,842 292,817 267,600 (34,975) 25,217
Total debt @ 270,851 288,657 308,643 (17,806) (19,986)
Number of outstanding Units 32,400,585 32,400,585 28,742,306 0 3,658,279

(1) Includes the current and necurrent portion of interestbearing loan, mortgagkans, leasdliabilities, promissory note€019 only) and
lease equalization loans.

23



Investment Properties

CKS FI AN @It dzS 27F Nakeh31202IwasCADH 41696 (ERRRA,F78) Comngaret td CADEE 1,218
(EURB47,938) asat December 312020. Thedecreaseof CADR6,522is attributableto the foreign exchange adjustment
(CAD28,565)

Management usethe 5 A NS OG / F LIA G £ AT | defenifiethe &iil valBeFofiv® & 8 Qa ¢ LINB 2ISNII A S &
and GermanyThevalues are supported by third party appraisassat December 31, 202@rformed in conformity with

the requirements of thédRoyal Institution of Chartered Surveyors Standaadd for the French properties, in conformity

withthe/ KI NI S RS f 6lli6re adSvallagkurdpeart WaNidtion Standards of TEGoVA (the European Group of

£ f dzSNA Q dndilBRS O&slatiMarghy3D, 2021, these appraisals have been reviewethbpgemento include

changes that occurred during the quarter and that coudave a significant impact on valuation of the properties.

Investmentsin joint ventures
The hvestmentin joint venturesencompassethe interestof the REIT (throughkixsubsidiaries) in

the Duisburg propertyCCD}50%)

the Stuttgart property (50%),

the Delizy (Pantin)property (50%),

the Arrow (Nedlsenburg) property (50%),
the Kdsching property (50%@nd

the Cologne property (6%).

=A =4 =4 -8 -4 -4

CKS woL¢Qa Ay @Sai YGADH2,003¢s a®arsh@li2020cPyipardeNGSCGADS 38 Bas at December
31,2020. The decrease was mainly due to the negative foreign exchange difference of 08D$

Tradereceivablesand otherfinancial assets

Tradereceivablesind otherfinancial assetas atMarch31,2021 amounted toCAD$8,003compared to theCAD$6,623
at December 312020. The difference mainly comes fro@1 2021rent of CAD%,0100n Jeuneurs whichhas been
receivedsubsequent to quarter end.

Trade and other payables

Trade and other payables asMarch31,2021 amounted toCAD33,342compared toCAD$1,052asat December 31,
2020, mostly due to theCAD$2.2 million of property taxes accounted for the whole year, pursuant to IFRIC 21.

Income tax payable

Theincome tax payable of CAD®49as atMarch 31,2021 for the most parNB LINB a Sy 4 SR G KS wo9L ¢ Qa
tax of CAD$4,068ue on the profit & the sale of the building in the SCCV Rueil, following the acquisition of 20% of the
SCCV Rueil by CanCorp Europe in October 2020, through the exercis€aif @ption. The tax is payable in May 2021

to the French tax administration

CAPITAL MANAGEMENT

Sources of Capital

Thew9 L ¢ Qa LINAYI NE a2dz2NOSa 2 bpe@tlonsgicradit facilitiesll3hardg theKowr@iShipSONI 0 S R
actual assets owned entirelgnd equity issances Theprimary uses of capital include property acquisitions, payment

of distributions, costsfor attracting and retaining tenants, recurring property maintenance, major property
improvements and debt interest paymentsThe REI€xpeckto meet ongoing obligatios through current cash, cash

flows from operations, debt refinancing and, as growth requires and when appropriate, new equity or debtAsss.
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could be soldo access capital, but thigction would be considered in the overall strategy of diverstiion of the
portfolio.

AvailableLiquidity

¢CKS woLC¢Qa wad CGARSY,532hs Atlfldrch 31,3202, Available cashs a strength in the curreneconomic
conditionsandmanagemenintendsto use itprimarily for future investmens.

Management has determined that the REIT has the financial resources to sustain its operations for 12 months following
the date of the balance sheet.

Capital Management Metrics

Key performance indicators in the management of debt are summarized in theviiofjdable

Consolidated basis - IP Portfolio Proportionate share basis - Total Portfolio
March 31, December 31, March 31, December 31,

2021 2020 2021 2020
Capital management metrics
Debt-to-book value 42.1% 42.3% 48.1% 48.4%
Debt-to-book value, net of cash 35.4% 35.0% 42.6% 42.3%
Debt due in the next 12 months 28,599 13,597 29,386 16,156
Weighted average term to maturity (in years) @ 5.21 5.41 4.67 4.88
Weighted average interest rate @ 2.02% 2.03% 1.95% 1.95%
Interest coverage ratio 2.63 3.46 2.99 3.68

(1) Includedease liabilitiesand the mortgage financing

(2) Calculated as net rental income plus intergstome less general and administrative expenses, divided by interest experisagmliabilities
and morgage financing.

The Bad Homburfjnancing representingCAD$16 million,has a maturity datén March 2022 and has beetassified
asacurrentliability in the balance sheet as at March 31, 2021.

Debt-to-book value

Thedebt-to-book value ratio is calculated on a lettkough basis anadonsidersthe REIR apportioned amount of
indebtedness at thgoint venturelevel. Indebtedness at the REIT level, as well as at the different partnership levels is
calculated as the sunt @) lease liabilities, (ii) mortgage loans, (iii) lease equalization loans, (iv) othaetomgabilities

and (v) deferred tax liabilities. Indebtedness does mmiude certainliabilities as is the case for thexchangeable

securitiesand promissol notes (2020 only)and at thejoint venture level for the contribution from the REIT and its
partners.
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Consolidated basis - IP Portfolio Proportionate share basis - Total Portfolio

Debt-to-book value

March 31, December 31, March 31, December 31,

2021 2020 2021 2020
Lease liabilities 121,592 130,287 132,627 142,066
Mortgage loans 148,655 157,489 212,977 225,349
Other long-term liabilities 395 474 395 474
Deferred tax liabilities 12,462 13,212 19,513 20,830
Total debt outstanding (A) 283,104 301,462 365,512 388,719
Less : Cash -69,532 -80,376 -73,541 -84,189
Debt net of cash (B) 213,572 221,086 291,971 304,530
Gross book value ©) 672,232 712,089 759,382 803,905
Gross book value, net of cash (D) 602,700 631,713 685,841 719,716
Debt to gross book value (A/(C) 42% 42% 48% 48%
Debt to gross book value, net of cash (B) / ( 35% 35% 43% 42%

Interest coverage ratiand debt @tio

Consolidated basis - IP Portfolio Proportionate share basis - Total

Interest coverage ratio Portfolio
March 31, December 31, March 31, December 31,

2021 2020 2021 2020
Net rental income 4,438 26,600 6,096 35553
IFRIC 21 adjustment 2,236 - 2531 -
Net rental income adjusted 6,674 26,600 8,627 35,553
Administration expense (2,461) (7,864) (2,873) (9,771)
Interest income - 2,665 - 2,657
Total income 4,213 21,401 5,754 28,439
Interest expense @ (1,602) (6,186) (1922) (7,726)
Interest coverage ratio 2.6 35 3.0 3.7

(1) Includes interest on mortgage loans, leases liabilities, swap interest and amortizafinarafing costs.

The variance in the interest coverage raisomostly due to the decrease fimance income on Rueil acquisition fga
following thefull repaymensin July and Novembe020

Weighted-average interest rate

The weighted average interesdte across théP portfolio debt is 202% and the debt ratio i$2.1%(35.4% net of cash),
comfortably within the REITs mandated threshold of 60%. The REIT is considering other refinancing opportunities to take
advantage of historically low interest rates in Eurofddie REIT anticipates being able to finance assets on a leéls cos
basis than that offered by traditional financing in Canada.

For the Total Portfolio lte weighted average interest rate 1.95% and the debt ratio is811%(42.6% net of cash).
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Debt Profile
Debt profile as at March 31, 2021
IP Portfolio Total Porfolio
Nominal Value % Nominal Value %
Lease liabilities 117,467 44% 128,419 38%
Mortgage loans 149,112 56% 213,285 62%
of which : Amortized mortgage loan 132,755 89% 143,952 67%
Bullet mortgage loan 16,357 11% 69,333 33%
Total 266,579 100% 341,704 100%

As atMarch 31, 2021, the REITebt on its IP Portfolio is composed 8% mortgage loans and% lease liabilities,
under contracts expiring from 2@2o 2031.

Amortized loans, most frequent on French asggdesuneurs, Baldi, Courbevoie, Sablierepresents42% of the total
financirgin our Total Portfolio.

Leasehold and Mortgage Financing Maturity Profile
IP Portfolio
(% of amount outstanding as d¥larch 31, 2021)

aa%

18%

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

Leasehold and Mortgage Financing Maturity Profile
Total Portfolio
(% of amount outstanding as d¥larch 31,2021)

17%

5% 5%

3%
% . 0% . % - 0%

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

The graphs above do not include the impact of the annual amortization of outstanding debt.
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Equity

alylF3sSySyiQa RA&aOdzaaizy | 062dzi Sl ddkhiheintetim consylidatedAnangsd 2 F
statements, the exchangeable securities are classified as cuiabilities undediFR®ecause of the conversion feature
that can be exercised by the holder of those securities.

As atMarch 31,2021 the REIT ha32,400,583Jnits ssued and outstanding

Three months
period ended
March 31, 2021

Units

Number at beginning of period 32,400,585
Decrease in number during the period -
Increase in number during the period -
Number at end of period 32,400,585
Weighted average number during the period 32,400,585

Exchangeable securities

Number at beginning of period 1,113,663
Increase in number during the period -
Number at end of period 1,113,663
Weighted average number during the period 1,113,663

Units and Exchangeable securities

Number at beginning of period 33,514,248
Decrease in number during the period -
Number at end of period 33,514,248
Weighted average number during the period 33,514,248

Normal course issuer bid

¢ KS werinat é@drse issuer bid ("NCIR$pired on April 13, 2021 and has not been renewgee REIT did not
repurchase or cancel any ungsbsequent to December 31, 2086atil the expiry of the NCIB

Unit-based compensation plan

¢CKS w9L¢ (GKNRBdzZAK Ada 5STSNNBR {KINB ! yAl o6a5{!-€ash t f I y:
O2YLSyal iAzyd ¢KSA&S 5 flletnsthe gt davehdacdehpBnBatioh éxpefise s Ndcoghized
consistent with the vesting features of the plan. The DSU plan is accounted for assettleshaward as the underlying

REIT units are redeemable at the sole discretion of the unitholdersa&ir at market value of the units. For casditled

awards, the REIT recognizes a liability measured at its fair value. At each reporting date until the liability is settled, th

fair value of the liability is remeasured, with any changes in fair valumgreésed as compensation expense for the same

period. Upon settlement of a DSU, the liability balance is reduced and the resulting Trust Unit is recorded in equity.

O9FFSOGADBS alé& mMpX HamMdpI GKS wolL¢Qa dzy stdekahd sRroNdificets BAINE @S |
reserved a maximum of 200,000 units for issuance under the plan. A DSU is a unit equivalent in value to one trust unit
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afees Wiiza G S S &
G2 NBOSA@YS &dzOK

GSN¥YAYyLFGA2Yy 2F GKS {(NHzAaGSS a
DU will vest immediately upon grant.

2T GKS woL¢®d ¢KS 5{! tftly LISNYAI
S A

The DSU Plan allows the Board of Trustees to grant DSUs to its senior officéésSat . 2  NRQa RA&AONBGA 2y
The Granted DU will vest 1/3 over each anniversary date from date of grant over three years. The cost of Granted DU is
recognized in the interim consolidated statement of earnings consistent with the vesting fedtaseh grant.

LY FTRRAGAZ2YZI S6KSYSOSNI OF&aK RA&AGNROdziAZ2Yyada FNB LIAR 2y i
granted based on aggregate number of vested DSUs as at the same date.

As of March 31, 2021, 42,684 DSUs are outstaraingl57,316 DSUs are available for grant under the DSU Plan.

For the three months ended March 31, 2021, the REIT recorded a recovery of $3 and a decrease to the liability for the
same amount. The total liability related to the DSU plan as of March 31, 288 $304 and was included in Trade and
other payables.

Cash Flows

Three months ended March 31,

2021 2020 Variance
Cash provided by (used in):
Operating activities 2,519 (12,236) 14,755
Investing activities 251 2,547 (2,296)
Financing activities (9,643) (8,514) (1,129)
Net change during the period (6,873) (18,203) 11,330

Analysis of Distributed Cash

The Trust is considered a mutual fund trust for income tax purposes in Canada. In Canada, mutual fund trusts are not
taxed on income earned in a taxation year, to the extent that such income has been distributed to unitholders prior to
theend ofthetaxak 2y &SI NJP t dzNBdzr yd (G2 GKS wo9L¢Qa ! YSYRSR [yR w
the trustees shall make payable to unitholders a distribution of sufficient net realized capital gains and income that the
Trust shall not be liable to payxeas under Part 1 of the Tax Act.

Pursuant to the requirement of National Policy-201, Income Trusts and Other Indirect Offerings, the table below
outlines the differences between cash flow from operating activities and cash distributions as well difdrences
betweenincome (loss) before income taxand cash distributions, in accordance with the policy guidelines.
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Distributions Funding Sources

For the three months
ended March 31

2021 2020
Net cash flows related to operating activities (A) 2,519 (12,236)
Income before income taxes (B) 4,330 32,328
Declared distribution on Units (C) 6,683 5,942
Shortfall of cash flows from operating activities over cash
distributions paid (A-C) (4,164) (18,178)
Excess (shortfall) of profit over cash distributions paid (B - C) (2,353) 26,386

funded by the sale of the Vanves property in December 2019

The shortfall was funded from the sale of the Vanves property in December 2018atddal contract was amended to
fund the shortfall and there are no risks or implications over the sustainability of future distributions.

As quantifiedin the FFO and AFFO calculations, the funds required to make the distributions on Units, for the three
months endedMarch31, 2021, i.e. CAD$,683, wereabovethe FFO (CABR$#.39) for the quarter

Note Year 2020 Q1 2021
Weighted average number of units (diluted) ) 33,957,066 33,514,248
Theoretical distribution per unit (in CAD) @) 0.83 0.21
Theoretical distribution (in '000 CAD) (Dx(2) ®3) 28,017 6,912
Actual FFO per units (in CAD) 4) 0.68 0.12
Distribution funded by FFO (in '000 CAD) (1) x (4) (5) 23,049 4,17
Shortfall over distribution 3)-(5) (4,968) (2,740

For the first three months of 2021the shortfall of CAD®,740 over the quarterly FFQOas well as the shortfall of
CAD%$4,968 fothe year 2020was fundedout of the CAD$20,00profit resulting from thedispositionof the Vanves
assetin December 2019.

Contractual Obligations

Three months ending March 31,

Contractual Cash

- e 2021 2022 2023 2024 2025 Thereafter
ows

Interest-bearing loan 431 36 395

Lease equalization loans 173 173

Mortgages — principal payments 36,037 3,496 4,959 5,195 5,091 5,222 12,074
Mortgages -maturities 113,074 16,357 43,678 53,040
Lease liabilities 117,467 6,388 6,438 6,038 6,428 6,489 85,685
Exchangeable securities 10,624 10,624

Accounts payable 13,342 13,342

Income tax payable 4,219 4219

Total 295,368 38,279 27,754 11,233 55,591 11,711 150,799

(1) Contractual cash flowdo not include interesand do not account for any extension options.
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FINANCIAL INSTRUMENTS

The REIT has the following financial assets and liabilitiesMarah 31,2021

Classification

Financial assets

Loans to Joint Ventures Amortized cost
Derivative financial instruments FVTPL

Trade receivables and other

Fnancialassets

Restricted cash Amortized cost
Cash Amortized cost

Amortized cost

Financial liabilities

Promissory notes FVTPL
Mortgage loan Amortized cost
Lease equalization loans Amortized cost
Tenant deposits Amortized cost
Exchangeable securities FVTPL
Derivative financial instruments FVTPL
Trade and other payables Amortized cost

The REIT uses the following hierarchy for the fair value determination of finarstiaiments
1 Level 1 quoted prices (unadjusted) in active markets for identical assets or liabilities
1 Level 2 inputs other than quoted prices included within Level 1dhatbservable for the asset or liability,
either directly or indirectly.
1 Level 3 unobservable inputs for the asset or liability.

There were no transfers between levels of the fair value hierarchy dtimmthree months period endeMarch 31,
2021

Due to their shortterm nature, the carrying value of the following financial instrumentsasured at amortized cost
approximates theifair value at thebalance sheet date:

1 Trade receivableand other financial assets

1 Cash andestricted cash

1 Trade and other payables

The following table summarizes the estimated fair value of other financial instruments which have a fadiffareat
from their carrying value:

March 31, 2021 December 31, 2020
Fair Value Carrying Value Fair Value Carrying Value

Financial assets

Loans to Joint Ventures 37,872 37,872 40,531 40,531
Financial liabilities

Mortgage loan 158,887 148,655 159,462 157,489
Lease equalization loans 173 173 371 371
Tenant deposits 1,794 1,794 2,499 2,499
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The following methods and assumptions were used to estimate the fair values of financial instruments:

1 The fair value of the call option is determined based mainly on (i) the expected gain on the sale of théyproper
and (ii) the probability of realization of that gain.

1 The fair values of mortgage loans, lease equalization loans and tenant deposits are estimated using the nominal
amounts expected to be repaid at maturity and a discount rate based on prevailing tratkeest rates
adjusted by an internally determined credit spread.

1 The fair value of derivative financial instruments is determined based on discounted cash flows using interest
rate yield curves and volatility that are observable on an active markeit, tee balance sheet date.

f The fair value of the Exchangeable Securfties 6 8 SR 2y (KS | difitd] ShRhe habidtixS 2 F |
they are exchangeable on a ct®-one basis.

The REIT is exposed to a number of financial risks, including those associated with financial instruments, which have the
potential to affect its operating and financial performance. These risks include interest rate risk, currency risks&redit ri
and lguidity risk.

Interest rate risk

Interest rate risk is the risk that the future cash flows of a financial instrument will fluctuate because of changesin mark
AYyGSNBad NIdSad ¢KS woL¢Qa SELIRZ &dz2NB (2 (0 #eBndedkabligatiéns OK I y
wil K Ff2FGAy3 AYyGiSNBad NI iGdSa NBftIIGSR (2 tSrasSa FyR Y2NI-:
using derivative financial instruments on mortgage loans and on the lease liabAitieg.Marct31, 2021, after taking

into consderation the effect of interest rate swa35%) and interest rate ca26%) as well as fixed interest ratels/06)

78%2 F G KS weénh del) ablight®dryas no exposure to interest rate rigRI0 P8%), added tol7%of fixed
interestrate).

As atMarch31,2021, a50-basisL,Jl2 Ay i Ay ONBIFaAS Ay AyiSNBaid NI GSacApgodzZ R RS«
(2020 ¢ a decrease o€ALB321).

Currency risk

The REIT operates in France and Germany, and the functional currency for these operattod (G KS 9 dzNB ® ¢
distributions are paid to unitholders in Canadian dollars. Thus, the cash available for distribution to unitholders could be
adversely impacted by currency variationgo mitigatethe risk of foreign exchange fluctuations on the distributions to

our Unitholders, management has established an active foreign exchange hedging pragramch, the exchange rate
NBfFdGAy3a (2 wmnmx: 2F GKS w9 L ¢ Q soreiQuizhieiyfdrwariicantiiabid udtddctoley & | N
2022

Contracts Weighted
Maturing by T%%%EE\SLL;G average
Quarter hedging rate
Q2 2021 3,599 1.500
Q32021 3,583 1.507
Q4 2021 3,566 1514
Q12022 3,553 1.520
Q2 2022 3,542 1.525
Q32022 3,526 1.531
Q4 2022 1,170 1.539
22,540

As atMarch 31,2021, under the new forwarccurrencyexchange contracthe REIT was committed to selUR1201 at
rate of 14990and to receive CAD$00for April 2021 This two-year hedgingprogramwill secure the REIT to receive
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CAD#$1,80®n a monthly basis at an average rate 200 until October 2022Volumes and agreedpon exchange
rates are listed in the above table.

As atMarch 31 2021 and December 31, 2020 10% change ithe value of the Euro relative to the Canadian dollar
would have the following impact on financial results:

March 31, 2021 % change Net income QOClI Total
Impact in the event of an increase in the value of the Euro/CAD$ 10% 1,582 (20,904) (19,323)
Impact in the event of an increase in the value of the Euro/CAD$ -10% 1,582 (20,904) (19,323)
December 31, 2020

Impact in the event of an increase in the value of the Euro/CAD$ 10% 1,852 (21,263) (19,411)
Impact in the event of an increase in the value of the Euro/CAD$ -10% 1,852 (21,263) (19,411)
Qredit risk

Credit risk is the risk that counterpart will not meet its obligations under a financial instrument or customer contract,
leading to a financial loss. The REIT is directly exposed to credit risk from its leasing activities and its invesisg activi
incduding the acquisition loans, trades and other receivables, loans in other current financial assets, derivatives, deposits
GAGK o0lyla FYR FAYLFYOAlLf Ayadiaddziizyad ¢KS woLeQa YIEA
financial assks recognized oMarch 31

Loan to joint ventures Credit risk relating to loan to joint ventures is mitigated through recourse against such parties
and/or the underlying real estate. These financial instruments are considered to have low credit ri&& Mh@onitors
the debt service ability of the properties underlying the loans to assess for changes in credit risk.

Accounts ReceivableCredit risk is managed by requiring tenants to pay rentals in advance. Also, in certain cases,
deposits are obtained m tenants. Accounts receivable are presented on the consolidated balance sheet, net of
allowance for credit losses determined using the simplified method as allowed per IFRS 9. This provision is based on the
expected recovery percentage of amounts recbieafrom each tenant and various other indicators, such as a
deterioration of the credit situation of a given tenant. Management regularly revagounts receivable and monitors

past due balances.

Cash deposit and derivative3 he credit risk for cash drderivative financial instruments is considered negligible since
the counterpartsare reputable banks with high quality external credit ratings.

Liquidity risk

CKS woL¢Qa 202SOGAGS Aa G2 YIFAyUal Ay I ingbabkdeplsss anddoans.SSy C
Liquidity risk inherent to the financial structure of the business is mainly managed through quarterly updates -of short

term cash flow forecasts, followp of availability of funding through an adequate amount of committed itfadilities,

as well as the status of the maturity of financial assets and liabilities. Reéed t@ y' (i NI O (i dzI dectidnabbve 3 ( A 2
for further details.

RISKS AND UNCERTAINTIES

The REIT iexposed to various risks and uncertainties, many of which are bejfmmdontrol of management the
occurrence of which could materially and adversely affect investments, prospects, cash flows, results of operations or
financial condition and I y I 3 S YaKiliy io@riake cash distributions to UnitholdeManagementbelieves the risk

factors described below are the most material risesthe REIThowever they are not the only ones. Additional risk
factors not presently known to us or thabanagementcurrently believes are immaterial could also materially and
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adversely affect investments, prospects, cash flows, results of operations or financial conditiért ayid- 3 S iSliyy i Q a
to make cash distributions to Unitholders and negatively affect the valubeobiits.

RISKS RELATING TO THE REIT AND ITS BUSINESS
Risks inherent in the real estate industry may adversely affect our financial performance

The REIT is subject to risks involving the economy in general, including inflation, deflation or stagflation, unemployment,
geopoliticalissues and a local, regional, national or international outbreak of a contagious disease, inCIONHgL9.
Pooreconomi®2 Y RAGA 2y ad O2dzZ R | ROSNBR St @& FFSOG GKS woL¢ecQa oA
income and earnings. tould also have an adverse impact on the ability of the REIT to maintain occupancy rates which
could harmthew 9 L ¢ Q& OBWWRIAVIQARIYI® LYy 6SI{1 S02y2YAO SYy@ANRBYYSyGa:z
their rental payments and other obligationlsie to the REIT, which could have a material and adverse effect on the REIT.

In addition, fluctuation in interst rates or otheffinancial market volatility may adversely affect the REIT's ability to
refinance existing Indebtedness on its maturity or on terms trat as favourable as the terms of the existing
Indebtedness, which may impact negatively on AFFO, nastyict the availability ofinancing for future prospective
LIJdzZNOKF &SNE 2F (GKS woL¢Qa Ay@SadySyida | yRrn@agabkieRelylafedt Sy (A |
the ability of the REIT to complete acquisitions on financially desitabies.

An investment in real estate is relatively illiquid. Such illiquidity will tend to limit our ability to vary our portfohaptly

in response to changing economic or investment conditions. The costs of holding real estate are considerabli@agnd dur
an economic recessidhe REIThay be faced with ongoing expenditures with a declining prospect of incoming receipts.

In such circumstances, it may be necessary for us to dispose of properties at lower prices to generate sufficient cash for
operationsand making distributions and interest payments.

Public Health CrisesCOVID19

On March 11, 2020, the World Health Organization declared the outbreak of COVID 19 a global pandemic, which has
resulted in European governments enacting emergency measuresnibat the spread of the virus. These measures,
GKAOK AyOfdzRS (GKS AYLX SYSyidldAzy 2F GN¥ @St olyazr aaksSt
distancing, have caused material disruptions to businesses globally resulting in amécatmvdown. Global equity

and capital markets have also experienced significant volatility and weakness. Governments have reacted with significant
monetary and fiscal interventions designed to stabilize economic conditions.

The duration andull extent d the impact of the COVID 19 pandemic on the REIT is unknown at this time, as is the
efficacy of the various government interventiorgaccination programmes are underway in Bilropean locations,

Ay Of dzRAYy 3 OAGASa absBtark BoAel. OmérBdddbiresitKcBmbat TQMIDNA, including quarantines,
GAKSEt GSNI Ay LI OS¢ NUz Saz FyR NBaAUGNAROGAZ2Yy A 2 yemairNd @St |
place. The REIT has proactively taken actions in response to or in furtleesf these measures and currently has in

place, in response to such measures and local conditions, where applicable, measures such as: protocols for social
distancing, hand sanitization and the wearing of facemasks; closure of certain non essentiakimtiowon areas; and
conducting tours for prospective tenants on an appointment only basis, which actions the REIT may continue to take.

Notwithstanding the COVID 19 pandemic, such measures have not had a material impact on the REIT, and management
believeda G KI G GKS wo9LE¢Qa LISNF2NNIyOS gAff O2yiAydzS (G2 o6S a
longer term. Nonetheless, given the unpredictable nature of the CQ9l@andemic, any continuation or intensification

of such pandemic or relatedovernment measures, and any changes in levels of government financial support to
individuals affected by the COVID pandemic and economic downturn, could in the future have an adverse effect

06 KAOK STFSOG O2dz R 0S5 YI itihNdksulfs of ofesations Mgl castd flows@lde toFthey I y O
following factors, or others:

1 Weaknesses in national, regional or local economies may prevent tenants from paying rent in full or on a timely
basis.
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1 Areduction in tenant demand for space due to agehdecline in business activity and discretionary spending
O2dzZ R I ROSNASt& I FFSOUGU GKS @rtdzS 2F GKS woL¢Qa | aas
investments. In addition, the REIT may be unable to complete planned develomhiamd for expansion or
other capital improvement projects on a timely basis or at all due to government mandated shutdowres or
inability of third party contractors to continue to work on construction projects.

1 A general decline in business activityRS Yl y R F2NJ NBIFf SadlraS GNryal Oldazy
ability or desire to acquire additional assets.

1 The financial impact of the COViDp LI YRSYA O O2dz R yS3alGdA@Ste AYLI O
financial covenants in its creddrrangements and result in a default and potentially an acceleration of
indebtedness. Suchoncomplianced 2 dzf R yS3AF 6 A @St & AYLI OG (GKS woL¢Qa ¥
additional borrowings under its credit facilities.

1 A severe disruptionrad instability in the global financial markets or deteriorations in credit and financing
O2yRAGAZ2YAE YI& FTFTFSOU GKS woL¢eQa lFoAatAade G2 | O0Saa
acquisition or expansion of investment assets, or replar renew maturing liabilities on a timely basis, on
attractive terms, or at all, and may adversely affect the valuation of financial assets and liabilities.

1 An outbreak of COVHDO or other contagious illness in an asset or the market in whicksaat operates could
negatively impact its occupancy, reputation or attractiveness.

1 Delays or supply issues related to COY®Dvaccination programs could prolong the regulatory limitations on
the operation of businesses and affect economic recovery.

1 The ©VID19 pandemic could negatively affect the health, availability and productivity of Inoval@ &.A
personnel. It could also affect Inovalis A& ' 6Af A& (G2 NBONHzZA G FyR FGGNF O
employees. An outbreak that directly affsctor threatens to directly affect, any of the assets could also deter
orpreventInovalis S®a 2y aAiGS LISNA2YYSt FNBY NBLR2NIAYy3 (G2 g2
AUNIAY (GKS woLCQA o0dzaAySaa Oznflidngeindgt Bmitddtolcybersecurktyy G NB R
NA&lazZ FYR AYLIANI GKS woL¢Qa lFoAfAdGe G2 Yryl3S AdGa

9 D2@SNYyYSydGlrt 3S8SyOAasSa GKFG LISNYAG FyR FLLINRGS (KS
partners and third parties may be preventéddm conducting business activities in the ordinary course for an
AYRSFAYAGS LISNA2R 2F GAYSI 6KAOK O2dxA R Ay {Gdz2Ny yS3l

1 Disruptions caused by COVID may negatively impact the market price for the equity securities ofREET
FYR YFeé&X Ay (GKS aK2NI 2N t2y3 GSN¥YzZ YFGSNARFtte& |
YIN]lSGaz 620K 2F 6KAOK O2dAZ R YIFIGSNRARFIfte I ROSNAST
ability to pay distributions.

RO
e I

Cther risks, including those described elsewhere in this MD&A related to changes to applicable laws and regulations,
SO02y2YAO R2gylGdzNYy Ay YIN]JSGaz RSold FAYFYyOAy3dsS TFAYIFYyOA
information technology infraddzO G dzNB X FyR GKS S¥¥FSOdGa 2F (KSasS Nwxnala
operations, cash flows, ability to make cash distributions, operations and the market price of its securities, could be
exacerbated by the effects of the COMI®pandemt and government measures to control it, any intensification of such
pandemic or measures, or any other outbreak of contagious disease.

The extent to which the COM®p LI YRSYA O AYLI OGa GKS woL¢Qa 2LISNI GA2Yya:
depend on future developments, which are highly uncertain and cannot be predicted with confidence. Such future
developments include the severity and duration of the pandemic, any intensification of the pandemic, the actions by
governments and others taketo contain the pandemic or mitigate its impact, changes in the preferences of tenants

and prospective tenants, and the direct and indirect economic effects of the pandemic and containment measures,
among others. The rapid development and fluidity of thisisdzr G A2y A YLISRSa GKS woL¢Qa | ¢
adverse impact of the COVII® pandemic. Nevertheless, the COMMDpandemic and the current financial, economic

and capital markets environment, and future developments in these and other gressent material uncertainty and

NAa]l 6AGK NBaLISOUG dodsoliddedinancalcondition, ESuNTHR0 pEbatiofls@i&iTash flows.
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Concentration of tenants may result in significant vacancies on the Properties

Five oftil K S aggésttéhants, by percentage of total GLA, occdffy of the total weighted areas. Although all five
tenants are committed to mukyear leases, which are set to expire gradually betw26&3 and 2027, there is no
assurance thasuch tenants will continue to occupy such premises for the remainder of their lease terms. Some of them
have break options before the end of their leases, and the earliest dateshich those five largest tenants may
effectively move range betweeR023 and 2027. To minimize this risk of vacancy, Inovalis REIT will continue to closely
monitor all leases and ensure that they work with the current tenants to determine their future leasing plans, which
would allow Inovalis REIT to source tenants in advanteeofurrent tenants vacating the property.

Lease renewals, rental increases, lease termination rights and other lease matters

Leases for tenants of the REIT properties will mature or expire from time to tifileere can be no assurance that
tenants willrenew leases upon the expiration or that rental rate increases will be achieved upon such renbeval.
failure to renew leases or achieve rental rate increases may adversely impact our financial condition and results of
operations and decrease the amouritaash available for distribution.

584LIAGS YIylI3SYSyiQa 202SO0GAQGS (2 YIFIAYyGlFAy O2yiGAydz2dz
difficulty from time to time and there can be no guarantee that tenants will continue to occupy suotiga® nor be

able to fully payrent. In addition, certain leases contain a provision which gives tenants the right to terminate their
leases upon payment of a penalty.

Environmental contamination on properties may expose us to liability and adversely affieancial performance

The properties may contain ground contamination, hazardous substances, wartime relics (including potentially
unexploded ordnance) and/or other residual pollution and environmental risks. Buildings and their fixtures might contain
asbestos or other hazardous substances above the allowable or recommended thresholds, or the buildings could bear
other environmental risks. Prior to acquiring the interests in the properties (including the leasehold interests), we
undertook environmentaltsidies on each property. No sign of pollution was evidenced on any of the properties.

The REIT subject to various federal, state and municipal laws relating to environmental matters. Such environmental
laws impose actual and contingent liabilities the REITo undertake remedial action on contaminated sites and in
contaminated buildings. The costs of any removal, investigation or remediation of any residual pollution on such sites or
in such buildings as well as costs related to legal proceedingsdinglpotential damages, regarding such matters may

be substantial.

The REIT hassurance in place to protect against certain environmental liabilities in respect of certain of the properties,
with limits, which are customary and available for portfolie ours.

Necessary capital and operating expendituags made taensure compliance with environmental laws and regulations.
Although there can be no assuraneeanagement doesot believe that costs relating to environmental matters will
have a material adverse effect on our investments, financial condition, resutiperiitions or distributions or cash
interest payments.

The REITay incur significant capital expenditures

Certain significant expenditures must be made throughout the period of ownership of real property, regardless of
whether the property is producingufficient income to pay such expens@aretain desirable rentable space and to
ISYSNI GS FRSljdz 68 NBOSYydzS 208N KS f2y3 GSN¥Z 68 Ydzad
to meet market demand, which can entail significant cegtsmay not be able to pass on to our tenants.

Any failure bythe REITto undertake appropriate maintenance and refurbishment work in response to the factors
described above could entitle tenants to withhold or reduce rental payments or even to terminstingdeases. Any

such event could have a material adverse effect on our cash flows, financial condition and results of operations and our
ability to make distributions on the Units.
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Financing risks, leverage and restrictive covenants mavy litiné ability for growth

The real estate industry is capital intensifée REITequires access to capital to maintain our properties, as well as to
fund our growth strategy and significant capital expenditures from time to time. There is no assurance thatvaéipital
be available when needed or on favorable terrrsilure to access required capital could adversely impact investments,
cash flows, operating results or financial condititime ability to make distributions on the Units aritle ability to
implementthS  w QtowtiDsirategy.

As indebtedness increases there is risk that the REIT may default on its debt obligetieaisility to make scheduled
paymentson the principal of, or interest on, and to otherwise sati$iyKk S  vdé&bt abli@ations dependsrofuture
performance, which is subject to the financial performancéhefproperties, prevailing economic conditions, prevailing
interest rate levels, and financial, competitive, business and other factors, many of which are liefo8d wdhtrolt Q &

Changes in government regulations may affect our investment in our properties

The REIT ®mubject to laws and regulations governing the ownershépsing or operationgf real property, employment
standards, environmental and energy efficiency mattersetaand other matters. It is possible that future changes in
applicable federal, state, local or common laws or regulations or changes in their enforcement or regulatory
interpretation could result in changes in the legal requirements affecting us (ingwdth retroactive effect)This may
include sudden regulatorychanges required for the safe occupancy of buildings during the G andemic.In
addition, the political conditions in the jurisdictions in whitie REIDperates are also subject to change. Any changes

in investment policies or shifts in political attitudes may adversely affect our investments. Any changes in the laws to
which the REIT isubject in the jurisdictions in whicih operates could materially affect the rights and title to the
properties. All the properties are in France and Germany. Although the governments in France and Germany are stable
and friendly to foreign inveéments, there are still political risks. It is not possible to predict whether there will be any
further changes in the regulatory regime(s) to whibk REIT isubject or the effect of any such change on investments.

Failure to receive deductions for terest payments may adversely affect our cash flows, results of operations and
financial condition

Duringthe acquisition of the propertiegshe REITenteredinto financing transactions with third parties and affiliates.
These financing agreements willqure paynent of principal and interest. There are several rules in German tax laws
restricting the tax deductibility of interest expenses for corporate income and municipal trade tax purposes. Such rules
have been changed considerably on several occasiomscent past. As a result, major uncertainties exist as to the
interpretation and application of such rules, which are not yet clarified by the tax authorities and the tax courts. The tax
deductibility of interest expenses depends on, among other thirthe details of the security structure for debt
financings, the annual amount of tax ré¢bt interest, the amounts and terms bhitholder or affiliate financings and

our general tax structure. There is a risk of additional taxes being triggered oarttad income and capital gains in case

the tax authorities or the tax courts adopt deviating views on the above. If this were the case, this would result in a
higher tax burden and, consequently, could have a material adverse effect on cash flows, fficamditon and results

of operations and ability to pay distributions on the Units.

Changes in currency exchange rates could adversely affect our business

Substantiallyall of the w 9 L idvE@siiments and operations are conducted in currencies other tGanadian dollars;
however, distributions to Unitholderare paidin Canadian dollard’he REI@lso raissfunds primarily in Canada from

the sale of securities in Canadian dollars and irs/esth funds indirectly throughs subsidiaries in currenciegteer

than Canadian dollars. As a result, fluctuations in such foreign currencies against the Canadian dollar could have a
material adverse effect on financial results, which are denominated and reported in Canadian dollars tlaadlatity

to pay cash wtributions to UnitholdersActive hedging programisave been implementetb offset the risk of revenue

losses and to provide more certainty regarding the payment of distributions to Unitholders if the Canadian dollar
increases in value compared to foreign currencies.
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Changes in interest rates could adveigaffect cash flows antl h e  Rulflity 7o pay distributions and make interest
payments

When concluding financing agreements or extending such agreenmeitsS Y| y I 3SY S ytoa@rée o @réS Ol A @ €
for interest payments that will not impair desi profit and on amortization schedules and that do not resthetability

to pay distributions. In addition to the variable rate portion of the leaseholds in respect of the propentesgement

may enter into financing agreements with variable intdrestes if the current historical low level of interest rates
continues. There is a risk that interest rates will increase, which would result in a significant increase in the amount paid

by the REITandits subsidiaries to service debt, resulting in a &se in distributions to Unitholders, and could impact

the market price of the Units.

Dependenceon InovalisS.A.for management services

The REIT is dependeon InovalisS.A.with respect to the asset management of properties and the property
managemeh of the properties. Consequentlyi, K S alility to@éhieve our investment objectives depends in large
part on InovaliS.Aand its ability tgprovideadvice. This means that K S  \in@ektrheRta are dependent upon Inovalis

{! Qa 0 dza A yitSability t@sRiofasdfulyihide Srain, supervise and manage its personnel and its ability to maintain
its operating systems. tfie REITvere to lose the services provided by Inov8lid.or its key personnel, our investments

and growth prospects may déne.

While the Trustees have similar oversight responsibility with respect to the services provided by I8dvalissuant

to the management agreement, the services provided by Ino%ahsare not performed by employees of the REIT, but
by InovalisS.A.directly and through entities to which it may subcontradihe Fourth Amended and Restated
Management Agreement tgaan initial term of two years expiring dviarch 31, 2023 bumay be extended for an
additionalone-year term based on mutual agreement of Inov&8ig.and the REIT.

Investments in, and profits and cash flows from, properties may be lost in the eventmifisured or underinsured
losses to properties or losses from title defects

The REIT carrigeneral liability, umbrella liability and excess liability insurance with limits that are typically obtained for
similar real estate portfolios in France and Genyand otherwise acceptable to the Trustees. For the property ttigks
REITintendsi 2 OF NMB\ a4 & dzfLINR LISNIié Ay adzaNlI yOS AyOftdzRAy3 odzi y2i
of rental income insurance (with at least a 12 terh®nth indemnity period).The REI@lso cariesboiler and machinery
insurance covering all boilers, pressure vessels, HVAC systems and equipment breakdown. There are, however, certain
types of risks (of a catastrophic nature such as fpandemicsvar or nuclear addent) that are uninsurable under any
insurance policy. Furthermore, there are other risks that are not economically viable to iosuently. The REIT

partially selfinsures against terrorism risk fothe entire portfolio. The REITasinsurance for eghquake risks, subject

to certain policy limits, deductibles and seisurance arrangements. Should an uninsured or underinsured loss occur,

the REITould losethe investment in, and anticipated profits and cash flows from, one or moiits giroperties,but it

would continue to be obligated to repay any recourse mortgage indebtedness on such propEngeREIToes not

carry title insurance on the properties. If a loss occurs resulting from a title defect with respect to a property where ther

is no ttle insurancehe REITould lose all or part dfs investment in, and anticipated profits and cash flows from, such
property. The REIT does not capgndemicinsurance on the properties. If a loss occurs resulting filoeninability of a

tenant to pay ent or a restriction on the operation of a property due to government regulation related to the COVID
pandemicthe REIT could lose all or part of its investment in, and anticipated profits and cash flows from, such property.

IFRSeporting may result in our consolidated statement of financial position and consolidated statement of earnings
being subject to volatility as the fair value of portfolio changes.

The fair value ofi KS  vp@pexti«d ds dependent upon, among other tg#) rental income from current leases,
assumptions about rental income from future leases reflecting market conditions, expected future cash outflow in
respect of such leases, the demand for properties such as the properties, the availability andicesianii§ and general
economic conditions. A change in one or a combination of these factors, many of which are not controtied3iBiT

may have a material impact to the fair valueitsfproperties.¢ K S wBokeh &éounting policy und#fRSequires
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GKFG NBFHE SadlradsS raasSia oS NBO2NRSR G aFFAN Ot dzS¢é A
change. Accordinglyhe statement of financial position artthe statement of earnings are subject to volatility as the fair
valueof its real estate portfolio changes and these changes may be material.

Reliance on partnerships

The REIT has a material roontrolling interest in partnerships with several institutional investors. These arrangements
create a risk as the business objeet or economic interests of the partner, as in any joint business arrangement, may

not be aligned with those of the REIT. The partner may want to make decisions that negatively affect the value of its real
estate assets or income of the REIT. Such invests may involve riskhat are not present in investments where a

third party is not involved, including the possibility that a partner may have financial difficulties resulting in a negative
impact on the investment or be liable for the actions of hgd-party partner. Although the REIT may not have control

over these investments and therefore, may have a limited ability to protect its position, such partnership arrangements
contain terms and conditions which, in the opinion of the independent trusteee commercially reasonable, including
GAOGK2dzi tfAYAGlIGA2Yy adzOK GSNX¥Ya FyR O2yRAGAZYAa NBtFdGAy3
and any joint ventue partneQd Ay G SNBald Ay GKS 22Ayil @iSeliquitiydo the REITF, y 3 S Y ¢
provisions to limit the liability of the REIT and its Unitholders to third parties and provisions to provide for the

LI NGAOALN GA2Yy 2F (GKS wo9L¢ Ay GKS YIylFr3aSySyid 27F i@sKS 224
through joint arrangements is subject to the investment guidelines set out in the Declaration of Trust.

Income taxes

Taxation of Trusts

¢KS woL¢ ljdzZt ft AFASE & | adzyAld GNHzAGE | YR & Ydziedahtt ¥ dzyF
Canadian federal income tax laws and the administrative policies and assessing practices of the CRA respecting mutual
fund trusts will not be changed in a manner that adversely affects Unitholders. Should the REIT cease to qualify as a
mutual fund tust under the Tax Act, the income tax consequences to the REIT and its Unitholders would be materially
and adversely different in certain respects.

Application of the SIFT Rules

/ SNIFAY Nz S& O0GKS a{LC¢ wdzt Sa¢0 L¥Xe G2 | G(GNHaAa& GKI G
Y20 26YR2BYEYE A2 LINRLISNI&¢ o61la RSFAYSR Ay GKS ¢+E 1 OGo:
investment estrictions of the REIT, the REIT may not acquire anypodiolio property and, therefore, is not subject

to the SIFT Rules. However, there can be no assurance that the SIFT Rules or the administrative policies or assessing
practices of the CRA will nbe changed in a manner that adversely affects the REIT and Unitholders.

FAPI

¢KS woOL¢Qa GLI NGAOALNI GAY3I LISNOSyidl3IsS¢ 6Fra RSTAYSR Ay
08 lye O2yGNRff SR T2 NB aud e incldd@dintcdnputi®y thé ihdore! ofthie RBITF for hé fiScalw 9 L ¢
year of the REIT in which the taxation year of such CFA ends, subject to a deduction for-dzbdsed T2 NS A 3y | OO!
as computed in accordance with the Tax Act. The deduction forepatd] a F2 NBA Iy | OONHzl £ G Eé
FAPI realized by the REIT, thereby increasing the allocation of income to the REIT and, therefore, the allocation of income
by the REIT to Unitholders.

In addition, as FAPI generally must be computeddoordance with Part | of the Tax Act as though the CFA were a
resident of Canada and in Canadian currency (subject to the detailed rules contained in the Tax Act), income or
transactions may be taxed differently under foreign tax rules as compared t6AR¢ rules and, accordingly, may result

in additional income being allocated to Unitholders.
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Foreign Currency

For purposes of the Tax Act, the REIT is required to compute its Canadian tax results using Canadian currency, including
for purposes ofcomputing! t L S NYySR o0& /Cla 2F GKS wo9L¢d 2KSNB |y |V
Canadian tax results is expressed in a currency other than Canadian currency, such amount must be converted to
Canadian currency using the rate of exchange qubtethe Bank of Canada on the day such amount first arose, or using

such other rate of exchange as is acceptable to the CRA. As a result, the REIT may realize gains and losses for tax purposes
by virtue of the fluctuation of the value of foreign currencietative to Canadian dollars.

Change of Tax Law

There can be no assurance that Canadian or foreign income tax laws, the judicial interpretation thereof, the terms of
any income tax treaty applicable to the REIT or its affiliates or the administrativéepadicd assessing practices and
policies of the CRA, the Department of Finance (Canada) and any foreign tax authority or tax policy agency will not be
changed in a manner that adversely affects the REIT, its affiliates or Unitholders.

Non-Residents of Carta

The Tax Act may impose additional withholding or other taxes on distributions made by the REIT to Unitholders who are
Non-Residents. These taxes and any reduction thereof under a tax treaty between Canada and another country may
change from time to time

¢CILEFGARZY 2F (GKS wo9lL¢ yR (GKS wo9L¢Qa {doa&ARAI NRSA

Although the REIT and its subsidiaries have been structured with the objective of maximiziAgvafiestributions,

taxes (including corporate, withholding, land transfer, and other taxes) in the vajuoiggictions in which the REIT

invests will reduce the amount of cash available for distribution to the REIT by its subsidiaries and, therefore, reduce the
amount of cash available for distribution by the REIT to Unitholders. No assurance can be givére dsture level of

taxation suffered by the REIT or its subsidiaries. In addition, certain tax positions adopted by the REIT and its subsidiarie
may be challenged by the CRA or a foreign taxing authority. This could materially increase the taxaiedf) and

taxes payable by, the REIT and its subsidiaries, and thereby increase taxable income of Unitholders and/or adversely
FFFSOG GKS woLE¢QaA FAYLFYOAIT LIRaAGAZ2Y YR OF&aK | @FAfl of
The extent to which distributions wibenoni  EI 6t S Ay G(KS FdzidzNB é6Aff RSLISYR Ay
ddz0 AARAIFNASA INB ofS (G2 RSRdAzO0 RSLINBOAIFIGAZ2YZ AyiSNBai
the Tax Act. No assurances can be given that/the! A ff | 3INBS AGK OFLAGEE O2al
subsidiaries and that expenses claimed by the REIT and its subsidiaries are reasonable and deductible.

Qualified Investments

Management of the REIT will endeavour to ensure that the Unitsroasto be qualified investments for trusts governed

by a registered retirement savings plan, a registered education savings plan, a registered retirement income fund, a
deferred profit sharing plan, a registered disability savings plan and-figedsaings account, each as defined in the

¢FE ! OG 602ttSOGAQStes attlhyaséoT K26SOSNE GKSNB Oty 068
property received on an in specie redemption of Units may not be qualified investments for Pten$ax Act imposes
penalties for the acquisition or holding of nqualified investments.

German Taxes

The Luxembourg SPV, Walgi2 dzNJ | yR / 2t 23y S {/ L ¢2dzdZ R 6S adzoeSOod G2
German permanent establishment. Management of the REIT have assumed that the Luxembourg SP\Edaind
/2t23yS {/L gAtf y2i 0 Scudetra@&sianding & thestructore. Hd&vBver2ng astukaBeesw 9 L ¢
can be given that the Luxembourg SPV, Wakur and Cologne SCI will not be subject to TT.
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Luxco Restructuring

In 2018, the French and Luxembourg governments signed a double taxation tiefitg (dzo £ S ¢ EF G A2y ¢ NX
replaces the existing treaty that currently applies to Luxco. The Double Taxation iErapplicablesinceJanuary 1,

2020. Dividend distributions made by OPCI to Lwaresubject to a tax at a rate of 28% in 2020 (reglthi¢o 26.5% in

2021 and 25% as of January 1, 2022).

The REIT is in the process of restructuring Luxco into a Special Investment Fund within the meaning of the Luxembourg
fl g 2F Mo CSONHzZ NBE wnnTt O0a{LCf03X ¢A0KSIVIzZ RQALYK BS 20RAYALA N
£ NAlFo6fSé¢0 &adzoaSoOid G2 | GF)E 2F nonm: 642 OFftfSR aidlES |
eligible for dividend withholding tax at a reduced rate of 15%, as opposed to the rate of 28% wihilchotleerwise

apply under domestic law. Eligibility for the reduced 15% dividend withholding tax is conditional upon the completion

of certain formalities with the Commission de Surveillance du Secteur Financier, the Luxembourg Financial Regulatory
Authority. Failure to complete the restructuring of Luxco will result in a 28% withholding tax on dividend distributions
made to Luxco until SIF status is obtained. The restructuring is not expected to result in material Canadian or foreign tax
consequences, hower, no assurance can be given that the CRA or a foreign tax authority will not challenge certain
LRaArdAizya GF 1Sy o0& (GKS woL¢ FyR GKS w9OLCQA adzoaAiRAIl NAXS:

Foreign income taxes

¢KS w9OL¢Qa & dzotad tRAelthBidors their kaddBle ircor@ @&rSo0 a withholding basis under applicable
legislation in France, Germany, Luxembourg and the United States. These subsidiaries account for their current or
recovered taxes at the current enacted and substantivelgoted tax rates and use the liability method to account for
deferred taxes. The tax expense related to taxable subsidiaries for the period comprises current and deferred taxes.

CKS wo9LeCQa adzaARAINARSA (KI G K2 fdinRiakKe aré Stadisfed h FanceNdndl K G &
should therefore be considered as tax residents in France. Under current French tax legislation, income derived from the
CNBYOK w9L¢Q& adzoaARAIFNASEAS Ay O02NLR2 NI ( SoRurtidey8 RISHEIFrénkhS T 2 NJ
Tax Code, and allocated to INOPCI 1 should be corporate income tax exempt in the hands of INOPCI 1 on the basis that
INOPCI 1 complies with its distribution obligations. A withholding tax should be levied in France on diigti#éndidns

made by INOPCI 1 whighOPCI (collective undertaking for real estate investment) to CCE.

¢CCL /Iy/2Nl) LaSyodzNHZ ¢CL [/ Fy//2ANLIZY HaQGKARWILI /2GL12 ISy /N
in Luxembourg as fully taxable companies, subject to annual corporate income, municipal business and net wealth taxes.
There is a minimum net wealth tax and corporate income tax in Luxembourg under cenmliti@o. Dividends and

liquidation distributions derived by CCE from the French OPCI may be tax exempt in Luxembourg for corporate income
tax and municipal business tax purposes. CCE will benefit from the Luxembourg participation exemption on any dividend
income or liquidation proceeds received from CanCorp Duisburg, Trio, CanCorp Cologne, TFI CC and Arcueil SCS.

Arcueil SCS is a Luxembourg partnership (société en commmandite sifuiiyedwned by CCHat is tax transparent
for Luxembourg corporate incoe tax purposes, i.e. all the income and expensegdlasmed to be realized directly by
the solepartner.

/byl 2N1) 5dzA 86dzNB 64/ / 560X ¢NA2 FyR ¢CL // |NB [ dzESYO 2 daz
and, therefore, should not be caidered tax resident of Germany for German tax purposes. Similarly, Cologne is an SCI

and should not be considered tax resident of Germany for German tax purposes (CCD, TFI CC, Trio, and Cancorp Cologne
I'NE O2ft SOGAQSte OF tf SKRS (KSNNIGyD SN | gy2 dzf 2R 0046 | 82040SIBSNT. {12
Germany on their German souroéincome (or in case German Co is a partnership and therefore transparent for CIT
LJzN1J32 aSa Ada LI NGYSNBRO® ! & GKS DS ingome, auehinetNilghe would NB @ S
be subject to CIT, even if the German Co (and their shareholders) are not German tax residents. This is true irrespective
of whether German Co is a corporation or a partnership and therefore transparent. The right sai¢h income by
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Germany should not be waived under the double tax treaty between Germany and Luxembourg and the double tax
treaty between Germany and France because the German Co's properties are located in Germany and income from
German real estate is x&d in the country where the real estate is located. To determine taxable income for CIT
purposes, a tax payer may deduct certain expenses incurred in connection with its German source income (e.g., with
respect to the acquisition and ownership of real peoty (in particular depreciation) and certain operating expenses)

LINE GARSR G(GKIF(G &adzOK O2aida IINB AyOdz2NNBR 2y FN¥YQa fSy3adkK i

CRITICAL ACCOUNTING POLABIBESTIMATES

The preparation of the REIT's consolidated financial statements in conformity wiR @4§uires management to make
judgments, estimates and assumptions affecting the reported amounts of assets, liabilities, revenues and expenses, and
the disclosure of contingent liabilities. Management bases its judgements, estimates and assumptiopedenes

and other factors that it believes to be reasonable under the circumstances. However, uncertainty about these
judgements, estimates and assumptions could result in outcomes requiring a material adjustment to the carrying
amount of the asset or Ikility affected in future periods. Critical accounting judgements estimates and assumptions in
applying accounting policies are described in Note 4 to the annual audited consolidated financial statements of the REIT
for the year ended December 31, 2020.

A description of significant accounting policies is provided in Note 3 of the annual audited consolidated financial
statements of the REIT for the year ended December 31, 2020. On January 1, 2021, the REIT adopted Interest Rate
Benchmark Reformg Phase 2 Amadments to IFRS 9, IAS 39, IFRS 7, IFRS 4 and IFRS 16, which addresses the accounting
Aa&adzSa GKIG FNR&aS dzll2y GKS NBLX I OSYSYyiG-CRES Wl A i SNDCw
F'YSYRYSyiGa KFER y2 AYLI Ol 2 ghsolidet&l Finehdiat Skedementd §orRie yhie&rRonthsy (i S N.
ended March 31, 2021.

The REIT has not early adopted any standard, interpretation or amendment that has been issued but is not yet effective.

RELATED PARTY TRANSACTIONS

Pursuantto the Management Agreement, Inoval&A.is the asset manager of the REIT and provides the strategic,
advisory, asset management, project management, construction managemamperty management and
administrative services necessary to manage the openatof the REIT and its subsidiaries.

InovalisS.Ais considered as a related party of the REIT as they share the same management. The founder and Chairman
2F Ly2@FtAra {®! ® Aa tNBaAaARSyld 2F (GKS wals CBO olitheREIT, aidS T 9
GKS 5S8Lizieé / KAST 9ESOdziA@S hF¥FFAOSNI 2F Ly2@ltAa {o!l ® Aa
of the REIT.

Extension of Management Agreement effective April 1, 2021

The ManagementAgreement between tk REIT and Inovalis Swas extended for two years effective April 1, 2021.

I ALISOALE O2YYAGGSS O2YLINA &SR 2SpecihlCEMiLISEyOR Syf (B (FNERS 4 vz
2020 to reviewand consider strategic alternatives available ttte REIT including the extension of the Management
Agreement. The Special Committeencluded early in 2021 that it is currently in the best interests of the Unitholders to

extend the expiring Management Agreement for a period of two yedtee amended ah restated management
FaINBSYSyid LINPGARSE F2N GKS Ay GaSNYIf Al IREN ZFiianceé FuncliokS T A
Internalizationé @vkich is targeted to occur on or beforgril 1, 2022

The following modifications werapproved in theamended and restated management agreement:
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1 Term The extension is for two (2) years ending on March 31, 2023. The agreement may be renewed upon
mutual agreement of the parties for an additional term of one (1) year.

1 Asset Management FeedNill be calculated as a percentage of Assets Under Management in accordance with
the following scale:

Assets Under Management Annual Asset Management Fee
On the first $1.0 billion 0.5%
From $1.0 billion to $2.0 billion 0.4%
On $2.0 hillion and over 0.3%

The asset management fee will be further reduced by $500,000 once the REIT Finance Function Internalization
is completed.

9 Disposition FeeslnovalisS.Awill receive a cash fee equal a) 1.0% of the gross proceeds resulting from any
disposition of a property completed bgiovalis S.Aor (b)0.5% ofAssetsUnder Management in the event of (i)

a change of control of the REIT which results in a termination of the management agreemesgléipéall or
substantially all of the assets of the REIT, or (iii) amatgher dispositionof CanCorpEurope S.A. (referred to

as Luxco). In all cases, a disposition fee will only be payable to the extent that the net proceeds of any sale or
dispositon are paid to or distributed as a special distributiormitholders of the REIT. Furthermore, only one
disposition fee shall be payable for each individual asset disposed of, and no disposition fee shall be payable on
a change of control of the REITthe extent that Inovali$.Atakes any action to oppose the change of control.

1 G&A Budget The REIT and InovasA.will agree to a budget for general and administrative expenses on an
'yydz f 0G&ABuilgetediAihBuatd = ¢ A G K |y &sed eRperidifuiety be fippriodd@blythe
Audit Committee of the REIThovalisS.Awill be obligated to reimburse the REIT for amounts in excess of the
G&A Budgeted Amount based on a scale. In the event that the actual G&A expenses of the REIT anatlsignific
less than the G&A Budgeted Amount, the REIT shall pay to In@&@&lian additional fee based on the
percentage of the savings in accordance with the following scale:

Percentage of Excess under Percentage of Saved G&A to Ipaid
G&A Budgeted Amount by the REIT to Inovalis SA
0%- 10% Nil
10%- 15% 20%
15%- 20% 30%
20%- 25% 50%
25%-+ 100%

1 ManagerReimbursement The Manager will reimburse the REIT for any general and administrative expenses
in excess of the Annual G&A Budgefadount in accordance with the following scale:

Percentage of Excess Percentage of Excess G&A to be reimbursed
over G&A Budgeted Amount by Inovalis S.Ato the REIT
0%- 10% Nil
10%- 15% 20%
15%- 20% 30%
20%- 25% 50%
25%-+ 100%

Also, from January 1, 2021 until the completion of the REIT Finance Function Internalinaiatis S.Awill
reimburse the REIT for 50% of all costs related to the REIT Finance Functions.

1 Change of ControlUpon the occurrence of a change of control of the REIT, the Board of Trustees has the
option to terminate theManagementAgreement, exercisable within 90 days.
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A description of related party transactionspigovided inNote 20 of the interim consolidatediinancial statements as at
and for thethree monthsendedMarch 31,2021

DISCLOSURE CONTROLS AND PROCEDURES AND INTERNAL CONTROLS
FINANCIAL REPORTING

5A80f2a8dz2NE /2yGNRPE& YR t NPOSRdAzZNB&A 0645/ té0

¢KS /9h FYR / Ch 2F GKS w9L¢ KI@®S RSaA3IySR 2N OFdzaSR G2
provide reasonable assurance that: i) material information relating to the REIT is made known to management by others,
particularly during he period in which the annual and interim filings are being prepared; and (ii) information required

to be disclosed by the REIT in its annual and interim filings or other reports filed or submitted under securities fegislatio

is recorded, processed, sumneed and reported within the time period specified in securities legislation. The CEO and
CFO are assisted in this responsibility by Management.

The CEO and CFO concluded that such disclosure controls and procedures were effective as at March 31, 2021.

LYGSNYLFE [/ 2yViNRE&E 2OSNI CAYLFYOAFf wSLERNIAY3I o60daL/ Cwéo

During the quarter ended March 31, 2021, no changes were made to the REIT's system of disclosure controls and
procedures and internal controls over financial reporting.

Management is responsible for estgshing and maintaining adequate ICFR to provide reasonable assurance regarding
GKS NBtAFOAfAGE 2F GKS woL¢Qa FAYLFYOALFf NBLRNIAY3I |yR
accordance with IFRS.

An evaluation of the adequacy ¥ ( KS RS&aA3dy |yR STFFSOUGAGBS 2LISNI A2y 27F
supervision of management, including the CEO and CFO, as at March 31, 2021.

The evaluation included documentation review, enquiries and other procedures considered by mamigenbe
appropriate. Based on that evaluation, the CEO and the CFO have concluded that the design of ICFR was complete as at
March 31, 2021. These controls, although implemented, were not fully assessed for operating effectiveness at March
31, 2021.

Remaliation Plans and Actions Undertaken

As previously described in our Annual MD&A for the year ended December 31a2@h8diation plan was undertaken
in 2019 and 2020 to resolve DCP & ICFR material weaknesses identified in prioif eaBgard of Truses, with
oversight by the Audit Committee, reviewed progress on the remediation activities on a regular basis.

As at March 31, 2021, the implementation of business prot®gd controls and entityevel controls is complete. In
ordertoensurethesustfil 6 f S 2LISNI GAy3a STFSOUABSySaa 2F (GKS woL¢Qa
for fiscal 2021. This plan will be executed by personnel independent of management and the operation of the controls
being tested.

Inherent Limitations

It should be noted that a control system, no matter how well conceived and operated, can provide only reasonable, not
absolute, assurance that the objectives of the control system are met. Given the inherent limitations in all control
systems, no evaluation @bntrols can provide absolute assurance that all control issues, including instances of fraud, if
Fyes KIF@S 688y RSGSOGSRO ¢KSa8 AYKSNBYyd fAYAGIOAZYA Ay
and judgments could ultimately prove to becorrect under varying conditions and circumstances; (ii) the impact of any

44



MANAGEMENT” S DI SCUSSI ON AND ANALYSI S

undetected errors; and (iii) controls may be circumvented by the unauthorized acts of individuals, by collusion of two or
more people, or by management override.

QUARTERLY INFORNBN-LAST EIGHT QUARTERS

As at and for the three months ended

March 31 Dec. 31 Sep. 30 Jun. 30 Mar. 31 Dec. 31 Sep. 30 Jun. 30
2021 2020 2020 2020 2020 2019 2019 2019
Rental revenue 7,420 7,706 7,154 7,119 6,878 6,261 6,627 6,593
Rental revenue - Total Portfolio® 9,531 9,941 9,606 9,525 9,238 9,242 9,750 9,794
Net rental income 4,438 7,761 7,260 7,399 4,250 6,379 6,980 6,726
Net rental income - Total Portfolio® 6,096 9,851 9,610 9,786 6,304 9,146 10,173 9,937
Net income attributable to Unitholders 4,165 (8,952) 4,445 (9,385) 32,088 30,094 5,373 3,027
FFO® 4,172 5,631 6,393 5,418 5,484 6,744 6,758 5,940
AFFO® 3,778 4,955 5,984 5,210 4,143 8,176 6,112 5,824
FFO per Unit (diluted) @ 0.12 0.17 0.19 0.16 0.16 0.22 0.23 0.21
AFFO per Unit (diluted) @@ 0.11 0.15 0.18 0.15 0.12 0.26 0.21 0.20
Declared distribution per Unit 0.21 0.21 0.21 0.21 0.21 0.21 0.21 0.21
FFO payout ratio® 165.7% 129.2% 108.6% 130.0% 127.7% 93.5% 88.0%  100.2%
AFFO payout ratio® 183.0% 146.8% 116.0% 135.2% 169.1% 77.1% 97.3%  102.2%

(1) Seethesectiond b 23AAFCA y | Yy OA | fonpmde48odyNeBNGSE A Yy F 2 NI I A 2GAAR fiandi reasurgsladd@e&ongiligtighs
thereof. NonGAAP measures do not have standardized meaning UR&RS These measures as computedthg REIThay differ from similar
computations as reported by other entities and, accordingly, may not be comparable to other entities.

(2) Based on the diluted weighted average number of Units, exchangeable Units and the caneémiomissory notes 2020

NONGAAP FINANCIAL MEASURES

There are financial measures included in this MD&A that do not have a standardized meaning unddhé&seS
measuresinclude funds from operatios, adjusted funds from operationsand other measures presented on a
proportionate share basis.Management includes these measures as they represent key performance indicators to
management, and it believes certain investors use these measures as a means of assessing relative financial
performance. These measures as computedryvalis REImay differ from similar computations as reported by other
entities and, accordingly, may not be comparable to other such entities.

Investments in joint ventures

¢CKS wo9LG¢Qa LINE LI2 NIciklposition &d raskits diBperatibn ofiitk iBvestmient in j6int ventures, which

are accounted for using the equity method under IFRS in the consolidated financial statements, are presented below
using the proportionate consolidation methodt the w9 L owership percentage of the related investment.
Management views this method as relevant in demonstrating the Trust's ability to manage the underlying economics of
the related investments, including the financial performance and the extent to which therlyinly assets are
leveraged, which is an important component of risk management.

For the purpose of the proportionate consolidation, the initial investment of both partners in the joint ventures were
considered as being equity investments as opposed ¢orabination of equity and loans and accordingly, the related
proportionate consolidation balance sheet items were eliminated as well as the associated finance income and finance
costs.
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Consolidated statement of earnings reconciliation to consolidated firtéal statements

Three months ended

March 31, 2021 March 31, 2020
Amounts per Share of net Amounts per Sg‘;:i;sf from
) REIT's earnings from REIT's )
(in thousands of CAD$) financial investments Total financial mv_e;tments Total
statements” in joint ventures statements™ njomt
ventures
Rental revenue 7,420 2,111 9,531 6,878 2,360 9,238
Property operating cost recoveries 2,041 789 2,830 1,571 728 2,299
Property operating costs (4,882) (1,242) (6,124) (4171) (1,153) (5,324)
Other revenues 67 - 67 5 122 127
Other property operating expenses (208) - (208) (33) ?3) (36)
Net rental income 4,438 1,658 6,096 4,250 2,054 6,304
General and administrative expenses (2,461) (412) (2,873) (2,242) (552) (2,794)
Foreign exchange gain (886) - (886) 2,647 - 2,647
Net change in fair value of investment properties 1,710 232 1,942 1,702 96 1,798
Loss resulting from exercise of the purchase option - - - - - -
Share of net income (loss) from joint ventures 429 (429) - 183 (183) -
Operating income 3,230 1,049 4,279 6,540 1,415 7,955
Net change in fair value of Financial derivatives 2,834 (33) 2,801 122 9 131
Net change in fair value of Exchangeable securities (679) - (679) 4,307 - 4,307
Net change in fair value of Promissory notes - - - 21,752 - 21,752
Finance income 880 (880) - 2,265 (1,005) 1,260
Finance costs (1,705) (336) (2,041) (2,468) (370) (2,838)
Distributions on Exchangeable securities (230) - (230) (190) - (190)
Income before income taxes 4,330 (200) 4,130 32,328 49 32,377
Current income tax expense a77) 27 (150) 9) (15) (24)
Deferred income tax recovery (expense) 55 173 228 (219) (34) (253)
Total income tax recovery (expense) (122) 200 78 (228) (49) 277)
Net income 4,208 - 4,208 32,100 0 32,100
Non-controlling interest 43 - 43 12 - 12
Net income attributable to the Trust 4,165 - 4,165 32,088 0 32,088

(1) Consolidated statement of earningmounts presented for the REIT were taken respectivety interim consolidated financial statements
as atMarch 31, 2021 and 2020.
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Balance sheet reconciliation to consolidated financial statements

Assets

Non-current assets
Investment properties
Investments in joint ventures
Derivative financial instruments
Restricted cash

Total non-current assets

Current assets

Trade receivables and other financial assets
Derivative financial instruments

Call option related to the acquisition loan
Other current assets

Restricted cash

Cash

Total current assets

Total assets

Liabilities and Unitholders' equity
Liabilities

Non-current liabilities
Interest-bearing loan

Mortgage loans

Lease liabilities

Lease equalization loans
Tenant deposits

Exchangeable securities
Derivative financial instruments
Deferred tax liabilities

Total non-current liabilities

Current liabilities
Interest-bearing loan
Promissory Notes
Mortgage loans

Lease liabilities

Lease equalization loans
Tenant deposits
Exchangeable securities
Derivative financial instruments
Trade and other payables
Income tax payable
Deferred income

Total current liabilities
Total liabilities

Equity

Trust units

Retained earnings

Accumulated other comprehensive income

Non-controlling interest
Total liabilities and equity

SCUSSI ON AND ANALYSI S

As at March 31, 2021 As at December 31, 202
As per REIT's Share from ) As per REIT's Share from )
financial investments ir Proport!onqte financial investments ir Propon!ongte
o - Consolidation ® - Consolidation
statements. joint-ventures statements joint-ventures

514,696 152,084 666,780 541,218 160,240 701,45¢
72,003 (72,003) - 75,987 (75,987) -
282 - 282 - - -
5,088 - 5,088 4,874 - 4,874
592,069 80,081 672,150 622,079 84,253 706,332
8,003 1,335 9,338 6,623 2,756 9,379
377 17 394 (9,109) 19 (9,090)
- - - 9,124 9,124
2,198 1,708 3,906 2,444 975 3,419
53 53 552 - 552
69,532 4,009 73,541 80,376 3,813 84,189
80,163 7,069 87,232 90,010 7,563 97,573
672,232 87,150 759,382 712,089 91,816 803,90E
395 - 395 474 - 474
127,532 64,031 191,563 152,737 67,620 220,357
114,289 10,539 124,828 121,813 9,460 131,27¢
1,231 154 1,385 1,490 162 1,652
1,933 - 1,933 3,091 - 3,091
12,462 7,051 19,513 13,212 7,618 20,830
257,842 81,775 339,617 292,817 84,860 377,671
36 - 36 36 - 36
21,123 291 21,414 4,752 240 4,992
7,303 496 7,799 8,474 2,319 10,793
173 - 173 371 - 371
563 33 596 1,009 35 1,044
10,624 - 10,624 9,945 - 9,945
1,320 - 1,320 2,382 - 2,382
13,342 4,060 17,402 11,052 3,755 14,807
4,219 - 4,219 4,069 - 4,069
1,210 490 1,700 521 599 1,120
59,913 5,370 65,283 42,611 6,948 49,559
317,755 87,145 404,900 335,428 91,808 427,23€
286,975 - 286,975 286,975 - 286,97¢
50,832 - 50,832 53,350 1 53,351
15,280 - 15,280 34,913 7 34,920
353,087 - 353,087 375,238 8 375,24¢
1,390 5 1,395 1,423 - 1,423
672,232 87,150 759,382 712,089 91,816 803,90E

(1) Balance sheet amounts presented for the REIT were taken respeétoralinterim consolidated financial statements asMarch 31 2021
andaudited consolidated financial statements adsicember 31, 2020
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Funds from Operations (“FFO”") and Adjusted Funds from (

FFO and AFF&e non-GAAPperformance measurethat are widely used by the real estate industry in evaluating the
operating performance of real estate entitieShe FEEIR& RS G SNX A y | (AFROfollo@sTthe @ediitionl y R
LNBAONAGSR o0& GKS wSkHf 9adGl dS t NP LIS NIogFuhdd BréanQpéraiidn®s’ 2 F
l RedzaG SR CdzyRa CNRY hLISNIGA2ya RIGSR CSo NHzANDexeeptiongp | Y R
considering the significant amount ofsh held in Eusin Canada and the volatility of the Canadian dollar rsfaihe

Eurag the unrealizedgain(loss)recognized in Q2021 and for all four quarters of 202@ave been excluded frothe FFO
calculation

My lF3SYSyid O2yaARSNE CCh (2 06S I+ YSFYyAy3IFdzZ &adzlLid SYSy il
to service debt, fund capital expenditures and provide distributions to stapleitholders. AFFO is a meaningful
supplemental measure that cab S dzAa SR (2 RSGSNXYAYS GKS woL¢Qa |oAfAGe
expenditures, fund property developmenand provide distributions to stapletdnitholders after considering costs
associated with sustaining operating earnings.

FFO and AFFR&lculations are reconciled to net income, which is the most directly comparable IFRS measure. FFO and
AFFO should not be construed as an alternative to net income or cash flow generated from operating activities
determined in accordance with IFRS.

FFO for the REIT is defined as net earnings in accordance with IFRS, subject to certain adjustments including adjustments
for: (i) acquisition costs, (ii) net change in fair value of investment properties, (iii) net change in fair value oiveerivat
financial instruments at fair value through profit and loss, (iv) net changes in fair value of exchangeable securities and
Private Placement promissory notas 202Q (v) finance costs related to distribution on exchangeable securities and
promissory notesn 2020, (vi) adjustment for property taxes accounted for under IFRIC 21 (if any), (vii) loss on exercise
of lease option (if any), (viii) adjustment for foreign exchange gains or losses on monetary items not forming part of an
investment in a foreign operatig (ix) gain on disposal of an interest in a subsidiary and thecash portion of earnings

from investments accounted for using the equity method, (x) finance income earned from loans to joint ventures (if any),
(xi) loss on refinancing of debts and othn-recurring finance costs, (xii) deferred taxes, (xiii) gains or losses from non
recurring items, (xiv) additional nemecurring income (loss) from JVs, (xv) minority interest, and (xvi) goodwill / bargain
purchase gains upon acquisition. These distiitns are recognized in profit and loss consistent with the classification

of the exchangeable securities as a liability. However, they are not to be considered when determining distributions for
the Unitholders as indeed they are subordinated to theriisttions to the Unitholders.

Exchangeable securities and private placement promissory (@@20 only)are recorded as liabilities. Exchangeable
securities and promissory naeare recorded at fair value through profit and loss in accordance with H&&ever,

both are considered as equity for the purposes of calculating FFO and AFFO as they are economically equivalent to the
woLeQa !yAdaszr gAGK GKS &1FYS FSF{Gdz2NBa yYyR RA&AGNROdziAZzYy N
by Uritholders.

AFFO is defined as FFO subject to certain adjustments, including adjustments for: (i)-ttesha@ifect oktraightline

rents, (ii) the cash effect of the lease equalization loans, (iii) amortization of fair value adjustment on assuméig)debt

the noncash portion of the asset management fees paid in exchangeable securities, (v) capital expenditures, and (vi)
amortization of transaction costs on mortgage loans.

CKS wolL¢Qa YSGiK2R 2F OFf Odz I GAy 3 n@bdds dng/ dcordiy)y may Yidt Be RA F 7
comparable to measures used by them

The reconciliation of FF&nd AFFQor the three months endedarch 31, 2021 and 2020, based on proportionate
consolidation figuress as follows:
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Three months ended March 31,

(in thousands of CAD$) 2021 2020
Net income attributable to the Trust 4,165 32,088
Add/(Deduct):

Net change in fair value of investment properties (1,942) (1,798)
Net change in fair value of financial derivatives (2,867) (131)
Net change in fair value of derivative on acquisition loan 33 -
Adjustment for property taxes accounted for under IFRIC 21 2,531 2,386
Interest on promissory notes - 873
Distributions on Exchangeable securities 230 190
Net change in fair value of Exchangeable securities 679 (4,307)
Net change in fair value of Promissory Notes - (21,752)
Foreign exchange loss (gain) © 926 (2,647)
Deferred income tax recovery (expense) (228) 253
Other adjustments @ 569 317
Minority interest 43 12
FFO 4,139 5,484
Add/(Deduct):

Non-cash effect of straight line rents (122) (140)
Cash effect of the lease equalization loans (185) (1,397)
Amortization of transaction costs on mortgage loans 25 78
Non-cash part of asset management fees paid 374
in Exchangeable securities @

Capex net of cash subsidy (112) (256)
AFFO 3,745 4,143
FFO / Units (diluted) (in CAD$) 0.12 0.16
AFFO / Units (diluted) (in CAD$) 0.11 0.12

(1) For purposes of this presentation, 50% of the asset management fee is included in the AFFO recorifiétiiithe asset management fees
were paid in exchangeable securitias202Q For Q1 2021, asset management fees have been fully paid in cash.

Other adjustments line refers narecurring administrative expenseslated to Strategiceview, Konecta aborted transactiand SIF conversion.
Due to their specific nature, Management has decided to exclude these expenses from the FFO calculatiagh &EaUPAGoes not

@)

(©)

expressively provide guidance sachexclusion.

REALPAQuidance suggest that the FX gairlossbe included in the FFO calculation. Howevere tb the volatility of the Canadian dollar
against the Euro, the REIT has eleddxclude from the FFO calculation the unrealizeah galoss on the cash held in Canada in Euro
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