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A preliminary short form prospectus containing important information relating to the securities described in this document has been filed with the securities regulatory authorities in each of the 

provinces of Canada. A copy of the preliminary short form prospectus, and any amendment, is required to be delivered with this document.  The preliminary short form prospectus is still 

subject to completion.  There will not be any sale or any acceptance of an offer to buy the securities until a receipt for the final prospectus has been issued.  This document does not provide 

full disclosure of all material facts relating to the securities offered.  Investors should read the preliminary short form prospectus, the final prospectus and any amendment for disclosure of 

those facts, especially risk factors relating to the securities offered, before making an investment decision.  



Disclaimer 

This presentation has been prepared by PRO Real Estate Investment Trust (the “REIT”) and should be read in conjunction with the preliminary short form prospectus of the REIT dated September 5, 2014 and available on SEDAR 

at www.sedar.com (the “Preliminary Prospectus”). The information conveyed through the presentation does not include all of the information contained in the Preliminary Prospectus and the Preliminary Prospectus should be 

reviewed for complete information. This presentation is qualified in its entirety by the disclosure contained in the Preliminary Prospectus. 

A copy of the Preliminary Prospectus has been filed with the securities regulatory authorities in each of the provinces of Canada but has not yet become final for the purpose of the sale of securities. Information 

contained in the Preliminary Prospectus may not be complete and may have to be amended. The securities of REIT may not be sold until a receipt for a final prospectus is obtained from the securities regulatory 

authorities. No securities regulatory authority has expressed an opinion about the REIT’s securities and it is an offence to claim otherwise.  

The REIT’s prospectus constitutes a public offering (“Offering”) of securities of the REIT only in those jurisdictions where they may be lawfully offered for sale and therein only by persons permitted to sell such securities. The 

securities have not been, and will not be, registered under the United States Securities Act of 1933, as amended (the “1933 Act”), or any state securities laws and may not be offered or sold in the United States or to, or for the 

account or benefit of, U.S. persons (as defined in Regulation S under the 1933 Act), except pursuant to an exemption from the registration requirements of those laws. See “Plan of Distribution” in the Preliminary Prospectus.  

Certain statements contained in this presentation constitute forward-looking statements within the meaning of Canadian securities laws that reflect the current expectations of management regarding the REIT’s future growth, 

results of operations, performance and business prospects and opportunities. Forward-looking statements are only management’s beliefs, expectations and intentions and are not guarantees of performance. Wherever possible, 

words such as “may”, “would”, “could”, “will”, “believe”, “expect”, “estimate”, “intend” and similar expressions have been used to identify these forward-looking statements. Some of the specific forward-looking statements in this 

presentation include, but are not limited to, statements that are described in further detail under “Notice Regarding Forward-Looking Statements” in the Preliminary Prospectus. These forward-looking statements reflect 

management’s beliefs with respect to future events and are based on information currently available to management. Forward-looking statements involve significant known and unknown risks, uncertainties and assumptions. 

Important assumptions relating to the forward-looking statements contained in this presentation include the REIT’s future growth potential, the completion the Offering and concurrent private placement; the completion of the 

acquisition of properties; the entry into various agreements with Lotus Crux REIT LP and Lotus Crux Acquisition LP; expected capital expenditures, competitive conditions, results of operations, future prospects and opportunities, 

industry trends remaining unchanged, future levels of indebtedness, the ability to secure debt financing on terms acceptable to the REIT, the tax laws as currently in effect remaining unchanged, and the current economic 

conditions remaining unchanged. Many factors could cause the REIT’s actual results, performance or achievements to be materially different from any future results, performance or achievements that may be expressed or implied 

by such forward-looking statements, including, without limitation, risks and uncertainties relating to the REIT’s property portfolio, expectations regarding future occupancy rates of the REIT’s properties. Although the forward-looking 

statements contained in this presentation are based upon what management currently believes to be reasonable assumptions, the REIT cannot assure prospective investors that actual results, performance or achievements will 

be consistent with these forward-looking statements. The REIT does not intend, and does not assume any obligation, to update these forward-looking statements, except as required by law. The REIT cannot assure you that such 

statements will prove to be accurate as actual results and future events could differ materially from those anticipated in such statements. Investors are cautioned that forward-looking statements are not guarantees of future 

performance and accordingly investors are cautioned not to put undue reliance on forward-looking statements due to the inherent uncertainty therein.  Additional information about these assumptions and risks and uncertainties is 

disclosed in the Preliminary Prospectus. See “Notice Regarding Forward-Looking Statements” and “Risk Factors” in the Preliminary Prospectus. 

This presentation includes certain financial measures such as NOI, FFO and AFFO that have not been prepared in accordance with International Financial Reporting Standards. See “Non-IFRS Financial Measures” in the 

Preliminary Prospectus.  

The REIT is not a trust company and is not registered under applicable legislation governing trust companies as it does not carry on or intend to carry on the business of a trust company. The REIT currently qualifies as a mutual 

fund trust for the purposes of the Income Tax Act (Canada) and offers and sells its trust units (“Trust Units”) to the public. The Trust Units are not “deposits” within the meaning of the Canada Deposit Insurance Corporation Act 

(Canada) and are not insured under the provisions of that act or any other legislation. 

Investors who are not residents of Canada for tax purposes should consult their own tax advisors concerning the tax consequences to them of the Offering. 

There are limits on ownership of Trust Units by non-residents of Canada, as described in the REIT’s amended and restated declaration of trust made as of March 11, 2013. 

An investment in securities of the REIT is subject to a number of risk factors that should be carefully considered by a prospective purchaser. Cash distributions by the REIT are not guaranteed and will be based, in part, upon the 

financial performance of the REIT’s properties, which is susceptible to a number of risks. These risks, and other risks associated with an investment in securities of the REIT, include but are not limited to those related to the real 

estate industry, the REIT and its business and the Offering. See “Risk Factors” in the Preliminary Prospectus and the other information included in the Preliminary Prospectus for a discussion of the risks that an investor should 

carefully consider before deciding to invest in securities of the REIT.  
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MANAGEMENT 



Experienced Management Team 
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James W. Beckerleg 

Chief Executive Officer 
Gordon Lawlor, CA 

Chief Financial Officer 
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Alison Schafer, CPA, CA 

Director of Finance 

Mark O’Brien 

Director of Acquisitions 



Track Record of Value Creation 
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CANMARC REIT

S&P/TSX Capped REIT Index

 Former senior management team of 

CANMARC REIT 

 50+ years of collective experience 

 Acquired and managed over $4.2 

billion of assets 

 Extensive network of real estate 

industry relationships to source high-

quality acquisitions 

 Strong knowledge and expertise of 

Québec, Atlantic Canada and Ontario 

real estate markets 

 Head office and management based in 

Montréal, Québec 

 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 

 TSX REIT Index returned 28% over the same period 



Investment Highlights    
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 Experienced management team and board with a proven track record of value creation 

 Strategic relationship with Lotus Crux enhances geographic expertise in Western 

Canada and the GTA, and provides a pipeline of future acquisitions and investment 

opportunities 

 Portfolio of high-quality commercial real estate 

 Geographic focus on stable Eastern Canadian markets, with increasing exposure to 

growing Western Canadian markets 

 High-quality tenants with long term leases 

 Alignment of interests through an efficient management structure, strong corporate 

governance and significant retained interest 

 Compelling investment metrics 



Objectives and Strategy    
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Objectives Growth Strategies 

 Provide stable and growing cash 

distributions from investments in real estate 

properties in Canada 

 Expand asset base and enhance value of 

assets 

 Increase the REIT’s NOI and AFFO per unit, 

through accretive acquisitions and internal 

growth strategies 

 Focus on office, retail and industrial 

properties in Eastern Canada with increasing 

exposure to Western Canada 

INTERNAL 

 Capitalize on revenue growth opportunities 

 Implement operating improvements and preventative 

maintenance programs 

 Identify expansion opportunities 

EXTERNAL 

 Identify accretive acquisitions of income-producing 

commercial properties 

 Minimize risk through portfolio diversification 

 Selectively develop and expand properties 

 Strategic relationship with Lotus Crux 



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 

Shenoor Jadavji • Trustee(1) • 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 

Gordon Lawlor • CFO • Former CFO of CANMARC REIT 

Strong Governance and Board Independence    
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Over 100 years of collective experience operating, 

acquiring and financing real estate 

(1) To be appointed to the board following the closing of the Offering and the acquisitions. 



Strategic Relationship 
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Shenoor Jadavji, 

Founder 

Peter Aghar, 

Founder 

Lotus Pacific Investments Inc. 

 Strategic relationship with Lotus Crux enhances geographic expertise and provides a pipeline of future 

acquisitions and investment opportunities 

 Lotus Crux is a partnership controlled by Lotus Pacific Investments Inc. and Crux Capital Corporation 

 Lotus Pacific and Crux, in aggregate, own and manage over $400 million of commercial real estate 

 Relationship governed by the Strategic Investment Agreement, the Sub-Manager Agreement, and the Support 

Agreement 

 Investing $6.7 million at the offering price ($5.0 million private placement and $1.7 million in Class B LP units) 

 Real estate private equity group based 

in Vancouver, BC 

 Acquired, developed, managed and 

sold over $1 billion across multiple 

asset classes 

 Investment partners have included 

high net worth and institutional 

investors such as KingSett, LaSalle 

and GE Capital 

 Real estate private equity group based in 

Toronto, ON 

 20 year track record as an opportunistic 

value investor 

 Responsible for more than 100 real estate 

investments totaling over $6 billion in 

Canada and internationally 

 Former President and a founding partner 

of KingSett; Former Managing Director at 

GE Capital Real Estate 

Crux Capital Corporation 

Pro forma equity interest in PRO REIT of 12.6% 



PORTFOLIO OVERVIEW 



     Canada         Ontario    Atlantic Canada                      Quebec 

Eastern Canada Market Overview  
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Eastern Canadian Focus on Quebec, Atlantic Canada, and Ontario 

 Amongst the largest economies in Canada 

 Represents 64.7% of Canadian GDP ($1.0 trillion) and 70.1% of Canadian population (24.0 million people) 

 Ontario and Quebec are the two largest Canadian provincial economies  

 Economies have demonstrated stability over time 

 Modest GDP growth is expected over the next 5 years 

 Benefit from continued U.S. economic recovery and appreciation of U.S. dollar 

 Eastern Canada represented 60% of Canadian merchandise exports in 2012 

Volatility of GDP Growth (2009 – 2013)  

2.4% 2.4% 2.2% 1.3% 
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Eastern Canada Market Overview  
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 Large and fragmented real estate markets 

 294 million square feet of office space            

(67.6% of Canadian supply) 

 1.2 billion square feet of industrial space         

(70.6% of Canadian supply) 

 GTA and GMA are Canada’s two largest real estate 

markets  

 

 Stable real estate fundamentals 

 Stable occupancy rates and rental rates over time 

 

 Compelling risk-adjusted property-level 

investment metrics 

 Appealing capitalization rates vs. national averages in 

most major cities 

Capitalization Rate Spreads to National Averages 

Basis points 



Western Canada Market Overview  
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Increasing exposure to Western Canada (Alberta and British Columbia) 

 Large, dynamic economies 

 Represents 31.4% of Canadian GDP ($0.5 trillion) and 25.3% of Canadian population (8.6 million people) 

 Alberta and British Columbia are the third and fourth largest Canadian provincial economies 

 Amongst the fastest growing economies in Canada 

 Forecasted GDP growth (2014F – 2018F): Alberta (2.9%) and British Columbia (2.6%) versus Canada (2.1%) 

 Energy sector continues to drive growth 

 Forecasted unemployment rates below national average 

Canada   British Columbia       Alberta 

2.1% 2.9% 2.6% 

Canada   British Columbia       Alberta 

5.9% 4.6% 5.4 % 

Average GDP Growth (2014F – 2018F) Average Unemployment (2014F – 2018F) 



Western Canada Market Overview  

14 (1) All statistics measured over the past 4 years, except Edmonton, which is measured over the past 2 years.   

 Large and fragmented real estate markets 

 129 million square feet of office space (29.8% of Canadian supply) 

 410 million square feet of industrial space (23.8% of Canadian supply) 

 Vancouver, Calgary and Edmonton are the three largest real estate markets in Western Canada 

 Economic growth and low unemployment drive strong real estate fundamentals  

 Expected significant net rental rate growth 

 Declining vacancies 

 Healthy, projected positive net absorption 

 

1.0% 5.5% 2.1% 

Rental Rate CAGR - Office Market(1) 

Canada          Vancouver          Calgary            Edmonton 

7.4% 2.6% 0.2% 

Rental Rate CAGR - Industrial Market(1) 

Canada          Vancouver          Calgary            Edmonton 

5.7% 2.0% 



Current Portfolio Overview 
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 9 income-producing commercial properties  

 Approximately 400,000 square feet of GLA 

 Platform for growth in REIT’s target markets of Quebec, Atlantic Canada and Ontario 

  
  

  

  
  

  

  

  
Quebec 

City 
Saint John 

Halifax 
  

  

Ottawa 

  
  

Office 

  

  
  

  

  

Montreal 
  

Retail 

Commercial Mixed Use 

  
Toronto 

ON 

QC 

NB NS 

135 Main St. 
Moncton, NB 

1670 Notre Dame Street  
L’Ancienne-Lorette, QC 

55 Technology Drive 
Saint John, NB 

2 Lawrence Street 
Amherst, NS 

3200-3600 Guénette Street 
St. Laurent, QC 

370 Connell Street  
Woodstock, NB 

Select Property Photos Geographic Locations 

  



Proposed Acquisitions 
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Ppty Province Asset Class GLA Occupancy 

1 New Brunswick Retail 70,546 100.0% 

2 Nova Scotia Retail 61,304 76.5% 

3 Nova Scotia Retail 51,650 88.0% 

4 New Brunswick Retail 39,870 100.0% 

5 New Brunswick Retail 18,600 100.0% 

6 Quebec Retail 11,700 100.0% 

7 New Brunswick Retail 7,530 100.0% 

8 Quebec Industrial 87,316 100.0% 

9 Alberta Industrial 59,390 100.0% 

10 Quebec Industrial 55,471 100.0% 

11 Quebec Industrial 29,534 100.0% 

12 Alberta Industrial 29,450 100.0% 

13 Quebec Mixed Use 65,000 100.0% 

14 New Brunswick Mixed Use 59,997 90.8% 

Total 647,358 96.0% 

 $65.6 million of acquisitions at a weighted average cap rate of 7.6% 

10100 Cote-de-Liesse, Lachine, QC 

11047 Henri Bourassa Boulevard, Quebec City, QC 

985 Godin Avenue, Quebec City, QC 



Proposed Acquisitions 
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1850 Vanier Blvd 
Bathurst, NB 

7405 127th Avenue 
Edmonton, AB 

2466 King George Highway 
Miramichi, NB 



Pro Forma Property Locations 
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Edmonton 

    

Lotus Pacific 

AB 
BC 

Quebec  
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Saint John 
Halifax 

Ottawa 
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Toronto 

ON 

QC 
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Current Portfolio 
  

  
Acquisition Properties 

  

    
    

  

  

  

    

  

    

  

  

  

  
  

  
  

  

Crux Capital 

PRO REIT 

Vancouver 

  

  

  



Diversified Pro Forma Portfolio 
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Property Type # of Properties GLA (square feet) Occupancy 

Office 3 125,407 85.0% 

Retail 12 432,995 89.9% 

Industrial 5 261,161 100.0% 

Commercial Mixed Use  3 224,532 97.5% 

Total 23 1,044,095 93.5% 

           Base Rent by Asset Class(1)            Base Rent by Province(1) 

Retail
50.0%

Commercial 
Mixed Use

18.8%

Office
13.2%

Industrial
18.0%

New Brunswick
42.7%

Nova Scotia
15.7%

Quebec
33.9%

Alberta
7.7%

(1) Based on in-place and committed base rent, pro forma the acquisitions. 



High Quality Pro Forma Tenant Profile    
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 Total of 69 tenants  

 Well diversified by industry sector 

 Government and national tenants represent 79.8% of base rent 

 Investment grade tenants represent 56.7% of base rent 

(1) Based on in-place and committed base rent, pro forma the acquisitions. 

(2) “Other” includes professional services (3.4%), healthcare (0.9%), telecom (0.5%), and vendor leases (0.8%). 

Base Rent by Tenant Profile(1) Base Rent by Tenant Industry(1)(2) 

Government
8.3%

National
71.5%

Regional
15.0%

Local
5.3%

Consumer 
Staples
27.4%

Industrials
15.9%

Government
14.4%

Technology
7.4%

Consumer 
Discretionary

22.9%

Financial 
Services

6.2%
Other
5.7%



# Tenant 
% of In-Place 

Base Rent(1) 

GLA 

(square feet) 

Weighted Average 

Remaining Lease 

Term (years) 

Credit Rating(2) 

1 10.8%                    86,913  13.4  BBB-, BBB 

2 8.6%                    42,039  9.3  BBB, BBB 

3 7.7%                    88,840  13.4  

4 5.7%                    50,732  5.3  Baa2, BBB- 

5 5.6%                    20,771  7.7  Aa3, A+, AA 

6          5.4%        31,805                       6.0 Aa2/A+/AH 

7 5.3%                    65,000  5.3 A+, AH 

8 4.3%                    43,236  10.0  

9 3.8%                    34,235  3.3  A3, A- 

10 3.3%                    41,234  7.1  

Top 10 Sub-Total 60.5% 504,805 8.9 

Other tenants 39.5% 471,399 5.5 

 Vacant -  67,891 - 

Total  100.0% 1,044,095 7.6 

Top Ten Pro Forma Tenants    
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Pro forma top ten tenants account for 60.5% of base rent;  

Seven of the top ten pro forma tenants have an investment grade credit rating 

(1) Based on in-place and committed base rent, pro forma the acquisitions. 

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

http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=OPHPqtlVC8MkzM&tbnid=O3SezzNozLdbZM:&ved=0CAUQjRw&url=http://climbinggearreviewsuk.wordpress.com/2013/05/09/the-north-face-anti-matter-jacket-climbing-gear-review/&ei=h_pWUsXdF5OCrQHcwICoAw&bvm=bv.53760139,d.aWc&psig=AFQjCNG3Melcw_C2-uLciMdungLG1KQPBA&ust=1381518306382299


0.5%

7.7%
6.2%

12.4%

3.6%

69.7%

0.3%

6.1% 6.8%

15.8%

3.9%

60.6%

2014 2015 2016 2017 2018 2019 and Thereafter

Base Rent GLA

Pro Forma Lease Maturity Profile(1)    
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 Overall weighted average occupancy rate of 93.5% with a remaining lease term of 7.6 years 

 Investment grade tenants have a weighted average remaining lease term of 8.3 years 

 Represent 56.7% of base rent 

 Staggered lease maturity profile 

 Not more than 12.4% of the base rent matures in any given period  

(1) Based on in-place and committed base rent, pro forma the acquisitions. 



FINANCIAL 



C$ millions 

Sources 

New and assumed mortgages 45.6 

Deposits 0.3 

Equity – Concurrent Private Placement (Lotus Crux) 5.0 

Equity – Class B LP Units (certain property vendors) 4.3 

Equity – Public offering  20.0 

Total Sources 75.2 

Uses 

Property acquisitions  65.6 

Real estate closing costs and lender fees 2.6 

Repayment of indebtedness 4.9 

Offering expenses 2.1 

Total Uses 75.2 

24 

Sources of Funds   Sources and Uses    
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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. 
 

(2) Normalizing items: (i) the impact from refinancing the existing $3.6 million first mortgage due March 1, 2015 bearing interest at a rate of 5.03%, secured by the property located at 1670 Notre Dame with a 

new $5.1 million first mortgage expected to bear interest at a rate of 3.17%; (ii) the incremental NOI from the renewal of Xerox at 55 Technology Drive at a rate that is $0.50 per square foot higher than the 

existing rate; (iii) the incremental net operating income from the leasing of 5,745 square feet of mezzanine space to VF Outdoor-North Face at the property located at 3200 Guenette Street at a rate that is 

$2.30 per square foot higher than the in-place vendor lease; (iv) adjusting the reserves for normalized tenant inducements, leasing costs, and non-recoverable capital expenditures to be consistent with the 

financial forecast included the REIT’s final short form prospectus dated November 19, 2013; and (v) assuming the departure and re-leasing 44,900 square feet of GLA at the property located at 3200 

Guenette Street currently occupied by CAE Healthcare Inc., an affiliate of CAE Inc. 

Pro Forma Financial Information(1) 

H1 2014 

H1 2014 

Normalized, 

Annualized(2) Adjustments Pro Forma 

NOI 2,360 4,759 4,974 9,733 

G&A (202) (404) (214) (618) 

Interest and financing costs (1,078) (2,076) (1,363) (3,440) 

FFO 1,080 2,278 3,397 5,675 

Straight line rent (38) (76) - (76) 

Amortization of financing costs 147 294 - 294 

Normalized tenant inducements & leasing costs (7) (116) (140) (256) 

Normalized CAPEX (5) (75) (93) (168) 

AFFO 1,177 2,305 3,164 5,459 

Units outstanding 10,483 10,483 12,717 23,200 

AFFO per unit 0.112 0.220 0.236 



Third Party Reports (Acquisitions) 
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Appraisals 

 Appraisals conducted by independent appraisers 

 Aggregate market value estimated at $69.7 million as at Sept 2, 2014 

 Includes portfolio premium of 2% to 4% 

 Aggregate purchase price of $65.6 million (excluding closing costs) 

Building Condition Assessments  

 $4.0 million identified in possible CAPEX over the next 10 years 

 $3.2 million recoverable from tenants (represents 80% of CAPEX)  

 Annual maintenance CAPEX reserve expected to be approximately $95,000 

Environmental Site Assessments 

 Phase I ESA report completed for each acquisition property between February 2013 and June 2014 

 No further action recommended 



Pro Forma Debt Strategy 

0.7  
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2.9  3.2  

19.2  20.2  

25.0  

2014 2015 2016 2017 2018 2019 2020+
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(C$  millions ) 

Principal Amortization Debt Maturities 

 Debt/GBV of 58.6% 

 Total debt: $82.7 million 

 Interest coverage ratio of 2.9x 

 Total debt weighted average rate: 3.89% 

 Total debt weighted average term: 5.1 years 

(1) Assuming $45.6 million of new mortgages at a weighted average interest rate of 3.63%, and a weighted average term of 6.3 years. 

(2) Includes approximately $6.3 million under the revolving credit facility. 

           Debt Maturity Profile(1) 

(2) 

Type Jun 30, 2014 Proforma 

Bridge Loan  $0.3M $0.0M 

Operating Loan $3.0M $1.0M 

Credit Facility  $8.9M $6.3M 

First Mortgages $29.9M $75.4M(1) 

Total $42.1M $82.7M 

           Debt Composition 



Management Agreement    

 Competitive and efficient asset management structure 

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

 Pre-determined internalization at $500 million of GBV 

 Non-compete 
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Manager  Labec Realty Advisors Inc. 

Annual Advisory 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  5 years with 5 year renewals on mutual agreement 

Internalization 
 At $500 million of GBV 

 Termination fee equal to management fees in most recent fiscal year 

 Significant pro forma retained interest (32.8%) 

 Management and Board: 3.2% 

 Vendors excluding Lotus Crux related parties (Broccolini Construction, national publicly traded REIT, others): 17.0% 

 Lotus Crux and related parties: 12.6% 



Relationship with Lotus Crux 
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 Strategic relationship: geographic expertise, future acquisitions and investment opportunities 

Strategic Partner  Lotus Crux 

Strategic Investment Agreement   

Value-add Opportunities  PRO REIT will have an option to participate in value-add opportunities with Lotus Crux by 

advancing mezzanine loans.  PRO REIT will have an option to purchase properties at FMV 

upon stabilization 

Acquisition Fee  0.875% (Lotus Crux properties or 

acquisition opportunities brought to the 

REIT by Lotus Crux without a vendor 

broker) 

 0.50% on first $100 million 

 0.375% on second $100 million 

 0.25% on excess of $200 million 

(Acquisitions brought to PRO REIT by Lotus 

Crux involving a vendor broker)  

Sub-Manager Agreement  

Sub Asset Management Fee  Paid by Labec – No incremental fee to PRO REIT 

 Payable on properties acquired from Lotus Crux or brought to PRO REIT by Lotus Crux 

 Participates in termination fee with Labec upon internalization, on a pro rata basis 

Support Agreement  

Board Nomination Rights  Appointee: Shenoor Jadavji 

 Lotus Crux may nominate a total of 2 individuals to the board at the next AGM (provided it 

owns at least 7.5%), or 1 individual (provided it owns at least 5.0%), subject to board approval 

Pre-Emptive Right  Right to purchase additional trust units in any future equity financings to maintain pro rata 

interest (provided owns at least 5.0%) 



Investment Highlights    
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 Experienced management team and board with a proven track record of value creation 

 Strategic relationship with Lotus Crux enhances geographic expertise in Western 

Canada and the GTA, and provides a pipeline of future acquisitions and investment 

opportunities 

 Portfolio of high-quality commercial real estate 

 Geographic focus on stable Eastern Canadian markets, with increasing exposure to 

growing Western Canadian markets 

 High-quality tenants with long term leases 

 Alignment of interests through an efficient management structure, strong corporate 

governance and significant retained interest 

 Compelling investment metrics 



OFFERING SUMMARY 



Offering Terms  
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Issuer PRO Real Estate Investment Trust (PRV.UN: TSX-V) 

Offering Size $20.0 million 

Over-Allotment Option 15% (30 days) 

Indicative Price $2.30 per unit 

Indicative Yield 9.1% 

Tax Deferral Estimated 2014 and 2015 tax deferral on distributions of 100% 

Securities Units. Each unit comprised of 1 trust unit and ½ warrant to acquire a trust unit for a period of 30 months at a price of $2.65 

Concurrent Private 

Placement 

$5.0 million from Lotus Crux REIT LP at the same price as the Offering.  In addition, vendors of certain properties have 

agreed to accept $4.3 million of Class B LP Units as partial consideration for the sale of such properties 

Use of Proceeds To complete the acquisitions, repay indebtedness, and working capital 

Form of Offering Fully marketed public offering in all provinces 

Eligibility RRSPs, RESPs, RDSPs, RRIFs, DPSPs and TFSAs 

Pricing Expected September 24, 2014 

Closing Expected September 30, 2014 



COMPARABLES 



Comparable REITs  

34 

(C$ millions, except per unit amounts) 

Comparable 
Price 

(4-Sept-14) 

Market 

Capitalization 

Enterprise 

Value 

Distribution 

Yield 

P/AFFO 

(2015E) 

Payout Ratio 

(2015E) 

Debt/ 

GBV(1) 

H&R $23.20 $6,728.0 $13,555.8 5.8%   13.9x  80.8%  48.0%  

Cominar $19.32 $2,465.2 $5,915.8 7.6%   12.9x  98.0%  54.0%  

CREIT $48.45 $3,333.4 $5,236.4 3.6%   17.2x  62.1%  47.0%  

Artis $15.97 $2,160.7 $4,941.2 6.8%   12.7x  85.7%  49.0%  

Morguard $18.88 $1,174.9 $2,491.2 5.1%   14.5x  73.8%  45.1%  

Agellan Commercial $9.45 $220.6 $516.0 8.2%   10.2x  83.6%  54.0%  

BTB $4.85 $161.2 $546.1 8.7%   10.6x  92.0%  69.5%  

Melcor $10.21 $219.5 $428.2 6.6%   12.0x  79.4%  44.0%  

FAM $8.45 $125.9 $284.4 8.9%   11.0x  97.4%  47.6%  

Average 
      

6.8%   12.8x  83.6%  50.9%  

Small Cap Average(2) 8.1%   10.9x  88.1%  53.8%  

PRO REIT(3) $2.30 $53.3 $134.7 9.1%   9.8x     89.0% 58.6% 

(1) Includes convertible debentures. 

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

(3) PRO REIT metrics reflect the 6 months ended June 30, 2014, annualized, assuming the completion of the offering and the acquisitions, and taking into account certain 

normalization items. 

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



Disclaimer - Comparable REITs  

The previous analysis outlines certain market trading statistics of selected publicly traded real estate investment trusts (“REITs” or the “Comparables”). The Comparables are 

considered to be an appropriate basis for comparison with PRO REIT as they operate in the same Canadian diversified commercial real estate industry. Consideration was also 

given to size, capital structure and earnings profile in selecting the Comparables. The information relative to the Comparables has been obtained or derived from public sources. 

PRO REIT and the Underwriters have relied upon and have not attempted to independently verify the completeness, accuracy and fair presentation of such information.  

The information relative to the Comparables involves a variety of known and unknown risks, uncertainties and other factors which are subject to change, including those discussed 

under the sections "Forward-Looking Statements" and "Risk Factors" of PRO REIT's preliminary prospectus (with such adjustments as necessary in respect of the Comparables), 

as well as other risks, uncertainties and factors relating to, among other things, variations in operations, size, market and accounting principles and practices, which can vary 

significantly among PRO REIT and the Comparables. In addition, in accordance with applicable securities legislation, the Comparables included under this section will not be 

included in the version of this presentation to be filed on SEDAR and included or incorporated by reference in PRO REIT’s final prospectus. As a result, prospective purchasers 

will not be provided with any remedy under applicable securities legislation in the event that the Comparables contain a misrepresentation. Prospective purchasers should 

therefore rely only on the information contained in PRO REIT’s preliminary prospectus and final prospectus and any amendments thereto.  

Definitions: 

Market Capitalization: Calculated as the current unit price multiplied by the number of units outstanding including any outstanding Class B LP Units. Reflects the market value of 

the outstanding units including Class B LP Units.  

Enterprise Value: Total REIT value, calculated as the Market Capitalization plus book value of debt, book value of convertible debentures, preferred equity and minority interest, 

minus the value of cash and investments. Reflects all sources of capital, net of cash.  

Distribution Yield: Calculated as annualized monthly distributions per unit divided by the current unit price. Summarizes the relationship between the market value of a REIT’s 

equity and its cash distributions.  

P/AFFO: Calculated as current unit price divided by consensus analyst estimates of adjusted funds from operation per unit. Summarizes the relationship between the market 

value of a REIT’s equity and its ability to generate cash flow for unitholders.  

Payout Ratio: Calculated as annualized monthly distributions per unit divided by consensus analyst estimates of AFFO per unit. Summarizes the amount of distributions paid out 

to unitholders. Used as a means to determine the degree to which the distributions are supported by cash flow.  

Debt/GBV: Calculated as total debt, including the face value of convertible debentures, divided by the REIT’s gross book value. Approximates leverage of a REIT relative to its 

assets. 
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APPENDIX 



Property Location Year Built/ Renovated # of Tenants GLA (square feet) Occupancy 

Office Properties 

55 Technology Drive  Saint John, NB 1999 1 50,732 100.0% 

26-32 Prince Arthur/11-15 Princess  Amherst, NS 1957/1974/2008 7 50,681 76.3% 

325 Hymus Boulevard  Pointe-Claire, QC 1977/2011 1 23,994 71.8% 

Sub Total 9 125,407 85.0% 

Retail Properties 

370 Connell Street  Woodstock, NB 1972/2001 8 114,247 84.3% 

2 Lawrence Street Amherst, NS 2009 1 21,212 76.2% 

1670 Notre Dame Street L’Ancienne-Lorette, QC 1980/2008 1 19,000 100.0% 

135 Main Street Moncton, NB 2012 1 10,574 100.0% 

449 Principale Street Daveluyville, QC 1987/2011 1 6,762 100.0% 

2466 - 2480 King George Highway Miramichi, NB 1994/2009/2010 14 70,546 100% 

2485 King George Highway Miramichi, NB 2000 1 18,600 100% 

8934 -8944 Commercial Street New Minas, NS 1988/1997/2007/2008 7 51,650 88.0% 

11047 Henri Bourassa Boulevard Quebec City, QC 1983  1 11,700 100.0% 

879 Main Street Beresford, NB 1984/1986/2009/2010 7 39,870 100.0% 

267 Commerce Street Beresford, NB 2011 1 7,530 100.0% 

87 Warwick Street Digby, NS 1973/2013 6 61,304 76.5% 

Sub Total 50 432,995 89.9% 

Commercial Mixed Use Properties 

3200-3260 Guénette Street  St. Laurent, QC 2007 4 99,535 100.0% 

5655 de Marseille Street Montreal, QC 1968/2013  1 65,000 100.0% 

1850 Vanier Boulevard Bathurst, NB 1989  7 59,997 90.8% 

Sub Total 12 224,532 97.5% 

Industrial Properties 

985 Godin Avenue Quebec City, QC 1989  1 29,534 100.0% 

26 Hymus Boulevard Pointe-Claire, QC 1975  6 87,316 100.0% 

10100 Cote-de-Liesse Road Lachine, QC 2004 3 55,471 100.0% 

7405 127th Avenue Edmonton, AB 1970/1994 1 29,450 100.0% 

9002 20th Street Edmonton, AB 1978/1989 1 59,390 100.0% 

Sub Total 12 261,161 100.0% 

Total 83(1) 1,044,095 93.5% 

Pro Forma Portfolio Overview 

37 (1) 69 separate and discreet tenants, after accounting for tenants that occupy space in more than one property. 


