
September 30, 2015 – PROREIT to Acquire  

Boulevard Industrial REIT in a Supported Transaction 



2 

This presentation contains forward-looking statements about PRO Real Estate Investment Trust (“PROREIT”) and Boulevard Industrial Real Estate Investment Trust (“Boulevard”). 

Forward-looking statements are typically identified by words such as “expect”, “anticipate”, “believe”, “foresee”, “could”, “estimate”, “goal”, “intend”, “plan”, “seek”, “strive”, “will”, “may”, 

“potential” and “should” and similar expressions. Forward-looking statements reflect current estimates, beliefs and assumptions which are based on our perception of historical trends, 

current conditions and expected future developments, as well as other factors management believes are appropriate in the circumstances. Our estimates, beliefs and assumptions are 

inherently subject to significant business, economic, competitive and other uncertainties and contingencies regarding future events and, as such, are subject to change. We can give 

no assurance that such estimates, beliefs and assumptions will prove to be correct. 

Forward-looking statements in this presentation contain those relating to: the extent to which the transaction is expected to be accretive to PROREIT; PROREIT’s financial position 

following the completion of the transaction and its property portfolio, cash flow and growth prospects; payout ratios; certain strategic benefits, and capital markets, operational, 

competitive and cost synergies; and the completion and proposed timing of the transaction. 

Numerous risks and uncertainties could cause actual results to differ materially from the estimates, beliefs and assumptions expressed or implied in the forward-looking statements, 

including, but not limited to: economic and market factors specific to the real estate industry; general economic and market factors; local real estate conditions; interest rates; the 

availability of equity and debt financing; efficiencies and operating costs; tax related matters; reliance on key personnel; additional funding requirements; governmental regulations; 

environmental regulation and liability; competition; uninsured risks; litigation; trustees’ and officers’ conflicts of interest; the risks associated with the transaction.  

Readers are cautioned that the foregoing list of factors is not exhaustive. Other risks and uncertainties not presently known to us or that we presently believe are not material could also 

cause actual results or events to differ materially from those expressed in the forward-looking statements. Additional information on these and other factors that could affect our 

operations or financial results are included in documents filed by us with applicable securities regulatory authorities and may be accessed through the SEDAR website at 

www.sedar.com. 

There can be no assurance that the proposed transaction will occur or that the anticipated strategic benefits and operational, competitive and cost synergies will be realized. The 

proposed transaction is subject to various regulatory approvals and the fulfillment of certain other conditions, including approval of unitholders of Boulevard, and there can be no 

assurance that any such approvals will be obtained and/or any such conditions will be met. The proposed transaction could be modified, restructured or terminated. 

The forward-looking statements contained in this presentation are expressly qualified in their entirety by this cautionary statement. All forward-looking statements in this presentation 

are made as of the date of this presentation. We do not undertake to update any such forward-looking information whether as a result of new information, future events or otherwise, 

except as required by law. 

This presentation contains information provided by each of PROREIT and Boulevard. The information concerning each of PROREIT and Boulevard contained in this presentation has 

been provided by PROREIT and Boulevard, as applicable. Although we have no knowledge that would indicate that any of information provided by the other is untrue or incomplete, we 

assume no responsibility for the accuracy or completeness of information about the other. 

The consolidated financial statements of each of PROREIT and Boulevard are prepared in accordance with International Financial Reporting Standards (“IFRS”). Net Operating Income 

(“NOI”), Funds Flow from Operations (“FFO”), Adjusted Funds Flow from Operations (“AFFO”), Gross Book Value (“GBV”), Debt to GBV as well as other measures discussed 

elsewhere in this presentation do not have a standardized definition prescribed by IFRS and are, therefore, unlikely to be comparable to similar measures presented by other reporting 

issuers. Those non-IFRS measures are used to better assess the entities underlying performance and financial position and provides these additional measures so that investors may 

do the same. Details on non-IFRS measures are set out in PROREIT’s and Boulevard’s Management’s Discussion and Analysis for the six-month period ended June 30, 2015, 

available on their respective profiles on SEDAR at www.sedar.com. 

Disclaimer 



• Focused, achievable external and internal accretive growth strategies that have generated 
solid, stable growth 

• Investments in high-quality commercial real estate, primarily in stable Eastern Canadian 
markets 

• High-quality, low-risk tenants with long-term leases 

• Strong relationships in real estate industry that generate deal flow 

• Alignment of management and unitholder interests through an efficient management 
structure, strong corporate governance and significant retained interest 
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Investment Highlights    

PROREIT is a small cap diversified commercial REIT created by an experienced 

board and management team with a proven history of delivering unitholder value 
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Transaction Overview 

Transaction 

Rationale: 

 Increases scale of portfolio to over $200 million of GBV, 32 properties and ~1.7 million square feet of gross 

leasable area (“GLA”) 

 Accretive to PROREIT’s net asset value (“NAV”) and AFFO 

 High quality real estate, consistent with PROREIT’s portfolio 

 Unitholders will benefit from an increased market capitalization and liquidity 

Consideration: 

 0.04651 trust units of PROREIT for each trust unit of Boulevard Industrial REIT (“Boulevard”) 

 Implied consideration of $0.09302 per Boulevard unit (based on PROREIT 20-day VWAP) 

o 46% premium to Boulevard’s 20-day VWAP; 43% premium to the closing price of Boulevard’s trust units on July 30, 2015 

 Implied real estate purchase price of $18.4 million (cap rate of 7.5%) supported by current appraisals 

 Number of PROREIT units to fund the net equity required is based on a price of $2.30 per unit 

Transaction 

Support: 

 Unanimous support from the boards of trustees of both REITs 

 Trustees, management and certain other unitholders of Boulevard (26% of total trust units) have agreed to vote 

their units in favour of the transaction 

Deal Protection: 
 PROREIT entitled to a $350,000 break fee in certain circumstances 

 Right to match any superior proposal 

Transaction 

Timeline: 
 Plan of Arrangement expected to be implemented by early October 
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Boulevard Portfolio Overview 

Property Address Location 
GLA  

(square feet) Occupancy Major Tenants 

   205 Commerce Street Moncton, NB 56,833 78.5% Cardinal Health Canada 

   1180 St. George Blvd. Moncton, NB 116,506 100.0% Ok Tire; Iron Mountain 

   1070 St. George Blvd. Moncton, NB 63,353 100.0% STIHL; Eastern College 

Total 236,692 94.8%  

205 Commerce Street 

Moncton, NB 

1070 St. George Boulevard 

Moncton, NB 

1180 St. George Boulevard 

Moncton, NB 



Name Role Experience 

John Levitt  • Chair, Independent Trustee 
• Partner at EDEV Real Estate Advisors 
• Former trustee of CANMARC REIT 
• Former senior management of O&Y Properties Corporation 

Peter Aghar • Trustee 
• Founder and President, Crux Capital Corporation 
• Founding partner at Kingsett Capital 
• Former Managing Director at GE Real Estate 

Vincent Chiara • Independent Trustee 
• President and sole owner, Mach Group 
• Former real estate lawyer 

Martin Coté • Independent Trustee 
• Founder and Managing Member of Bluenose AC Investments 
• Former CEO of listed European real estate company 

Shenoor Jadavji • Trustee 
• Founded Lotus Pacific Investments Inc. in 1995  
• Acquired, developed, managed and sold over $1 billion of real estate 

Gérard Limoges • Independent Trustee 
• Former trustee of CANMARC REIT 
• Former deputy chairman of Ernst & Young Canada 

Vitale Santoro • Trustee, Secretary • Partner at Osler, Hoskin & Harcourt LLP 

Ronald Smith • Independent Trustee 
• Former member of the Canada Pension Plan Investment Board  
• Former senior VP and CFO of Emera Inc. 

James Beckerleg • Trustee, President, CEO • Former president and CEO of CANMARC REIT 

Strong Governance and Board Independence    
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• Over 160 years of collective experience operating, acquiring and financing real estate 

• Management, Board and affiliates own, control or direct 13.4% of units outstanding 



Track Record of Value Creation 
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CANMARC REIT
S&P/TSX Capped REIT Index

 50+ years of collective experience 

 Acquired and managed over $4.2 billion of assets at CANMARC REIT 

 Extensive network of real estate and capital markets relationships to source 

high-quality acquisitions 

 CANMARC REIT was a diversified REIT with a national portfolio (115 

properties with 9.4 million square feet of GLA; eastern Canada focus) 

 Acquired by Cominar REIT in 2012 for $1.9 billion  

 43% compounded annualized total return since IPO of CANMARC REIT 

 TSX REIT Index returned 28% over the same period 

James W. Beckerleg 

Chief Executive Officer 

and Trustee 

Gordon Lawlor, CPA, CA 

Chief Financial Officer 

Alison Schafer, CPA, CA 

Director of Finance 

Mark O’Brien 

Director of Acquisitions 



Management Agreement    

External Manager – Labec Realty 

 Competitive asset management structure tied to achieving objectives 

 No fees for disposition, financing, leasing, construction, or development 

 Pre-determined internalization option at $500 million of GBV 

 Non-compete 
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Manager  Labec Realty Advisors Inc. 

Annual Asset Management Fee  0.25% of Adjusted Cost Base of REIT’s Assets 

Acquisition Fee 
(per fiscal year) 

 1.00% on first $100 million 

 0.75% on next $100 million 

 0.50% on excess of $200 million 

Term  Initial term expiring in 2019 with renewals on mutual agreement 

Internalization  Option at $500 million of GBV 



 Acquire accretive income-producing commercial properties in our target markets 

 Take advantage of opportunities in smaller cities and properties in suburban 

markets that often offer less competition and better capitalization rates 

 Minimize risk through portfolio diversification 

 Seek properties with selective development and expansion possibilities  

 Build strategic relationships to maintain pipeline of off-market opportunities 
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External Growth Strategies 

Our goal is to build PROREIT into a large capitalization pan-Canadian REIT 

with high quality commercial real estate in the retail, office and industrial 

sectors, producing stable returns 
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Track Record of External Growth(1) 

Since January 2013, pro forma the acquisition of 

Boulevard: 

 GBV has grown to over $200 million 

 GLA has grown to 1,667,491 square feet 

 Qualifying transaction and private placement ($6.6 million of 

equity) 

 Public marketed equity offering ($16.9 million of equity)(2) 

 Acquired 9 properties representing 396,737 square feet for 

$60.3 million in Quebec and the Maritimes 

 Public marketed equity offering and concurrent private 

placement ($36.7 million of equity)(2) 

 Acquired 14 properties representing 347,358 square feet for 

$65.6 million in Quebec, the Maritimes, and Alberta 

 Secured strategic partner (including $5.0 million private 

placement and property acquisition) 

 First ‘bought deal’ equity offering ($18.7 million of equity)(2) 

 Acquired 10 properties representing 653,427 square feet for 

$58.8 million in the Maritimes and Ontario 

 Vendor take-back transactions becoming a regular component 

of property acquisitions 

GBV 

GLA 

(C$  millions) 

(in millions of sq.ft.) 
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(1) 

(1) Pro forma acquisition of Boulevard. 

(2) Including Class B LP Units issued to certain property vendors. 
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 Capitalize on revenue growth opportunities 

 Implement operating improvements and preventative maintenance programs 

 Exploit lease-up and expansion opportunities 

Internal Growth Strategies 

Our goal is to enhance the value of our acquired assets: 
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Internal Growth Strategies 

Recently signed 22,000 sq. ft. new tenant in 

Carleton Mall, Woodstock, NB 

 Investing more than $1 million in property to 

accommodate new national tenant 

 Redevelopment will generate significant operating 

income and return (~$180K per annum) 

 ~18% Return on Invested Capital (“ROIC”) 

 Excellent potential to lease remaining Carleton space 

Other new expansion opportunities: 

 New pad development at 135 Main Street, 

Moncton – zoning and permitting completed 

 Estimated ROIC >10% 

Active discussions on other vacancies 
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2 Lawrence Street 

Amherst, NS 

370 Connell Street  

Woodstock, NB 

1850 Vanier Blvd 

Bathurst, NB 

2485 King George Highway 

Miramichi, NB 

267 Commerce Street 

Beresford, NB 

87 Warwick Street  

Digby, NS 

High Quality Portfolio 
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3200-3600 Guénette Street 

Montreal, QC 

7405 127th Avenue 

Edmonton, AB 
55 Technology Drive 

Saint John, NB 

10100 Côte-de-Liesse  

Montreal, QC 

135 Main Street 

Moncton, NB 

1670 Notre Dame Street  

Quebec City, QC 

High Quality Portfolio 



Maritime 
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64.1% 

Quebec 
22.0% 

Alberta 
5.2% 

Ontario 
8.7% 

Maritime 
Provinces 

60.6% 

Quebec 
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9.7% 
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Property Type # of Properties 
GLA  

(square feet) Occupancy 

Office 4 154,357 87.8% 

Retail 16 522,626 94.6% 

Industrial 9 765,976 98.4% 

Commercial Mixed Use  3 224,532 95.0% 

Total 32 1,667,491 95.8% 

Base Rent by Asset Class(2) 

(1) Pro forma acquisition of Boulevard. 

(2) Based on in-place and committed base rent. 

 

Retail 
48.4% 

Commercial 
Mixed Use 

14.9% 

Office 
15.3% 

Industrial 
21.4% 

Pro Forma Diversified Asset Base(1) 

Base Rent by Province(2) 

Current Pro Forma Boulevard Current Pro Forma Boulevard 

Retail 
43.9% 

Commercial 
Mixed Use 

13.3% 

Office 
13.6% 

Industrial 
29.1% 



# Tenant 

% of In-Place 

Base Rent(2) 
GLA 

(square feet) 

Weighted Average 

Remaining Lease 

Term (years) Credit Rating(3) 

1 9.1%                    103,079  12.8  na/BBB-, BBB 

2 7.7%                    54,184  9.8  na/BBB, BBB 

3 5.9%           40,547 6.4 Aaa/AAA/AAA 

4 5.6% 196,877 8.3  

5 5.2%                    88,840  12.6  

6 3.8%                    50,732  4.5 Baa2, BBB- 

7 3.7%                20,771  6.9 Aa3/A+/AH 

8 3.5% 65,000 4.5 Aa2/A+\AH 

9 3.4%                    25,476  6.6  Baa2/BB/na 

10 3.1%                    39,150  4.8 

Top 10 Sub-Total 51.0%     684,656 8.6 

Other tenants 49.0% 912,912 5.1 

 Vacant -  70,643 - 

Total  100.0% 1,667,491 6.9 
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• 131 tenants 

• Government and national tenants represent 83.3% of base rent 

• Investment grade tenants represent 53.6% of base rent 

(1) Pro forma acquisition of Boulevard. 

(2) Based on in-place and committed base rent. 

(3) Source: Moody’s, S&P, and DBRS. Credit rating assigned to tenant or its parent. 

 

Pro Forma High Quality Tenants(1) 



0.2% 
5.5% 

14.2% 

3.2% 

10.4% 

66.4% 

0.6% 

6.8% 

17.4% 

4.7% 

10.2% 

56.1% 

2015 2016 2017 2018 2019 2020 and Thereafter

Base Rent GLA

Pro Forma Lease Maturity Profile(1),(2)    
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 Overall weighted average occupancy rate of 95.8% with a remaining lease term of 6.9 years 

 Investment grade tenants have a weighted average remaining lease term of 7.4 years 

 Represent 53.6% of base rent 

 Staggered lease maturity profile 

 Not more than 14.2% of the base rent matures in any given period  

(1) Pro forma acquisition of Boulevard.  

(2) Based on in-place and committed base rent. 
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(1) FFO, AFFO and NOI are not measures recognized under Canadian GAAP and do not have standardized meanings prescribed by Canadian GAAP; FFO, AFFO and NOI as 

computed by the REIT may differ from similar computations as reported by other real estate investment trusts and, accordingly, may not be comparable to FFO, AFFO and 

NOI as reported by other such issuers. See Disclaimer. 
 

(2) Based on the 3 months ended June 30, 2015, annualized and normalized for (i) trust units issued subsequent to March 31, 2015 including the trust units issued in connection 

with the REIT’s $17.5 million public offering completed on June 9, 2015 and the Class B LP units issued in connection with certain acquisitions that closed on June 30, 2015; 

and (ii) the acquisition of 7 properties for an aggregate purchase price of $40.5 million that announced on June 30, 2015. 

(3) Comprised of general & administrative expenses, interest and financing costs, and long-term incentive plan expense. 

(4) Interest expense is based on Boulevard’s existing mortgages and new debt financing to be put in place in connection with the transaction. 

Pro Forma Financial Information(1) 

Q2 2015(2) 

Boulevard 

Acquisition Pro Forma 

NOI 12,867 1,370 14,237 

     Less: Other Expenses(3) (6,040) (793)(4) (6,833) 

FFO 6,827 577 7,404 

     AFFO Adjustments 548 (50) 498 

AFFO 7,375 527 7,902 

     Units outstanding 32,075 1,940 34,015 

AFFO per unit 0.230 0.232 



 9.5  

 2.6  
 6.0  

 32.0  

 13.9  

 41.2  

 12.6  

 5.9  

 9.3  

 34.7  

 16.0  

 45.2  

2015 2016 2017 2018 2019 2021+
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(C$  millions) 

 Debt/GBV of 60.1%(2) 

 Total debt: $123.7 million 

 Total debt weighted average rate: 3.94% 

 Total debt weighted average term: 5.0 years 

(1) Pro forma acquisition of Boulevard. 

(2) Including unamortized financing costs. Debt/GBV is a non-IFRS measure. See Disclaimer. 

(3) Comprised of existing facilities and new debt financing to be put in place in connection with the transaction. 

(4) Includes revolving credit facility. 

Debt Maturity Profile 

Type Pro Forma Acquisition 

Operating Facilities(3)  $15.5M 

First Mortgages $108.2M  

Total $123.7M 

Debt Composition 

(4) 

Pro Forma Debt Strategy(1) 

Principal Amortization Debt Maturities 



Comparable REITs – Valuation Metrics 
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(C$ millions, except per unit amounts) 

Comparable 
Price 

(Sep 23, 2015) 

Market 

Capitalization 

Enterprise 

Value 

Distribution 

Yield 
P/AFFO 
(2015E) 

Payout Ratio 
(2015E) 

Debt/ 

GBV(1) 

H&R $20.16 $5,919.0 $12,528.6 6.7%   12.4x  83.3%  47.9%  

Cominar $16.29 $2,758.8 $7,285.2 9.0%   11.1x  100.0%  54.6%  

CREIT $41.15 $2,995.7 $4,934.3 4.4%   14.9x  65.0%  37.9%  

Artis $12.42 $1,709.0 $4,659.9 8.7%   9.5x  82.4%  48.3%  

Morguard $13.68 $845.7 $2,143.7 7.0%   11.0x  77.0%  44.7%  

BTB $4.28 $147.6 $574.4 9.8%   10.5x  103.3%  68.9%  

Melcor $7.93 $205.4 $542.3 8.5%   9.9x  84.4%  51.9%  

Agellan Commercial $8.75 $206.5 $533.0 8.9%   10.2x  90.1%  52.8%  

Average 
      

7.9%   11.2x  85.7%  50.9%  

Small Cap Average(2) 9.1%   10.2x  92.6%  57.9%  

PROREIT(3) $1.89 $64.3 $186.7 11.1%   8.2x  90.8%  60.1%  

(1) Includes convertible debentures. 

(2) Small cap average comprised of Agellan Commercial, BTB, Melcor, and Slate Office. 

(3) Based on the 3 months ended June 30, 2015, annualized and normalized for (i) trust units issued subsequent to March 31, 2015 including the trust units issued in 

connection with the REIT’s $17.5 million public offering completed on June 9, 2015 and the Class B LP units issued in connection with certain acquisitions that closed on 

June 30, 2015; (ii) the acquisition of 7 properties for an aggregate purchase price of $40.5 million that closed on June 30, 2015; and (iii) acquisition of Boulevard. 

Source: S&P Capital IQ, consensus estimates, Canaccord Genuity Research, company reports. 



Comparable REITs – Operating Metrics 
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(C$ millions) 

Comparable GBV 

Market 

Capitalization 

Number of 

Properties 
GLA 

(square feet, 000s) 

Distribution 

Yield 
P/AFFO 

(2015E) Occupancy 

Weighted 

Avg.  

Lease Term 

Large Cap Average(1) $7,319.3 $2,845.6 313  29,838  7.2%   11.8x  93.7%  5.9  

Agellan Commercial $636.6 $206.5 31  4,543  8.9%   10.2x  93.1% 3.6  

Melcor $653.1 $205.4 38  2,738  8.5%   9.9x  92.1% 5.4  

BTB $622.5 $147.6 73  5,080  9.8%   10.5x  90.8% na 

Small Cap Average(2) $637.4 $186.5 47  4,120  9.1%   10.2x  92.0%  4.5  

PROREIT(3) $205.7 $64.3 32  1,667  11.1%   8.2x  95.8%  6.9  

(1) Large cap average comprised of H&R, Cominar, CREIT, Artis and Morguard REIT. 

(2) Small cap average comprised of Agellan Commercial, BTB, and Melcor. 

(3) Based on the 3 months ended June 30, 2015, annualized and normalized for (i) trust units issued subsequent to March 31, 2015 including the trust units issued 

in connection with the REIT’s $17.5 million public offering completed on June 9, 2015 and the Class B LP units issued in connection with certain acquisitions 

that closed on June 30, 2015; (ii) the acquisition of 7 properties for an aggregate purchase price of $40.5 million that closed on June 30, 2015; and (iii) 

acquisition of Boulevard. 

Source: company reports, S&P Capital IQ as at Sep 23, 2015. 
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PROREIT (PRV.UN) 

Attractive yield, low-risk diversified commercial property REIT 

(1) Based on trading price of $1.89 per unit. 

(2) Pro forma acquisition of Boulevard. 

Attractive yield and valuation versus peers 

Yield: 11.1%(1) 

Distributions: $0.21 per annum ($0.0175 monthly) 

Tax deferral: 100% (estimated) 

Payout ratio(2): 90.8% 

Estimated discount to NAV: 17.0% (IFRS)(1) 

Price/AFFO(2): 8.2x(1) 

Strong balance sheet(2) 

GBV:                        $206 million 

Debt/GBV(2):                        60.1% 

Quality Tenants 

• Government and national tenants represent 83.3% of base rent(2) 

• Investment grade tenants represent 53.6% of base rent(2) 
• Weighted average lease term of 6.9 years(2) 

Compelling Investment Metrics 
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www.proreit.com 


