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Disclosure and forward-looking information. 

Certain information set forth in this letter may contain “forward-looking information” as defined under applicable securities 

legislation. Forward-looking information herein includes statements regarding All Island REIT’s targeted returns and targeted 

distributions. These statements are not guarantees of future performance and undue reliance should not be placed on them. 

Forward-looking statements are based on a number of assumptions. 

Although forward-looking statements are based upon what management believes are reasonable assumptions, there can be 

no assurance that forward-looking statements will prove accurate, as actual results and future events may differ materially. 

Management undertakes no obligation to update any such forward-looking statements if circumstances or management’s 

estimates or opinions should change, except as required by applicable securities laws.

Certain information on which this letter is based has been obtained from third-party sources considered reliable. All Island REIT 

makes no representations, declarations or warranties, express or implied, as to the accuracy or completeness of the information 

or statements contained herein or otherwise and such information or statements should not be relied upon by you without 

independent investigation and verification. All Island REIT expressly disclaims any and all liability for any errors or omissions in this 

letter or any other written or oral communication transmitted or made available to you.

Past Performance May Not Be Repeated 
Figures shown are past results and may not be indicative of future results. Current and future results may be lower or higher than 

those shown. Target returns and target distributions disclosed herein are for illustrative and informational purposes only and no 

assurance, representation, or warranty is made by any person that such targets will be achieved.
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Dear Unitholders,

2025 was a year of deliberate investment for All Island Equity REIT (“All Island REIT” or 

the “Trust”)—one that expanded our portfolio, strengthened our operating platform, 

and positioned the Trust for improved cash flow and stability in the years ahead. While 

the benefits of these investments will continue to unfold, the work completed in 2025 

has laid a strong foundation for long-term value creation.

During the year, we acquired two larger properties in the Comox Valley, increasing our 

asset base to nearly $300 million, while continuing to improve the performance of our 

existing portfolio. Rental revenue increased to $18.5 million, and net operating income 

reached $11.4 million.

With most acquisitions, there is a period of stabilization during which performance 

may not immediately reflect the latent long-term value that exists. Integrating assets 

involves upfront costs, operational adjustments, and time to stabilize. We accept this 

trade-off deliberately, as our focus remains on building long-term value per Unit.

But what matters most is how results are achieved.

The first half of the year presented challenges. Vacancy peaked at 6.4%, and the 

integration of new acquisitions required focused attention and disciplined execution. 

As the year progressed, our operating platform demonstrated its strength. Through 

active leasing and hands-on asset management, vacancy declined to 3.2% by year-

end. As units turned over, rents were meaningfully reset, improving the income profile 

of the portfolio and supporting future cash flow growth.

We also continued to reinvest in our properties. At Westwater, for example, exterior 

restoration work enhanced building quality, extended asset life, and improved the 

resident experience. These targeted capital investments are central to our approach 

to value creation—practical, thoughtful, and designed to deliver long-term returns 

rather than short-term results.

This approach reflects who we are as an organization.

We are a local owner and operator with deep roots in the communities we serve. 

Our reputation matters, and we are committed to doing what we say we will do—for 

our residents, our partners, and our unitholders. We focus on communities across 

Vancouver Island that continue to attract individuals seeking the lifestyle benefits 

the region offers. This steady migration supports long-term housing demand and 

reinforces the strength of our portfolio.

Reflecting on progress, focused 
on the future.

L E T TE R  FRO M  L E A D E R S H I P
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The broader real estate environment in 2025 was shaped by capital constraints and 

headlines focused on major urban markets. These conditions underscored the value 

of our strategy. We focus on markets we know well, operate our assets efficiently, and 

make decisions designed to protect capital and maximize long-term value per Unit. 

Our approach is not built for short-term visibility—it is built for durability.

With the investment phase of 2025 largely complete, our strategy is now shifting. The 

next phase for All Island REIT is focused on stabilization, cash generation, and debt 

optimization. Our priority is to strengthen the earnings power of the existing portfolio 

and improve financial flexibility.

Early results in 2026 are encouraging. Rental growth on suite turnover has been 

strong, averaging approximately 9.0%, contributing to higher revenue and improved 

cash flow. The efforts undertaken in 2025 are evidenced in our financial performance.

 Over the next two years, our priorities are clear:

• Increase cash flow

• Optimize our capital structure, including reducing leverage over time

Equally important is our commitment to remain patient. We do not need to grow for 

the sake of growth. While we continue to evaluate opportunities, we will remain highly 

selective in pursuing acquisitions. The most immediate opportunities lie within our 

existing assets—capturing the value created through recent acquisitions, embedded 

rental growth, and continued operational improvements.

This deliberate shift allows the Trust to control its own trajectory while maintaining 

the flexibility to pursue external opportunities only when they align with our financial 

objectives.

All Island REIT is now operating from a position of stability across its portfolio, 

leadership team, and governance framework. From here, our focus is on execution: 

improving our assets, growing cash flow, managing leverage responsibly, and 

allocating capital with discipline. We believe the Trust is well positioned to navigate 

market conditions and deliver sustainable, long-term value for our unitholders.

On behalf of management, we would like to acknowledge the continued guidance and 

oversight of our committed Board of Directors.

Finally, and most importantly, we thank our unitholders for their ongoing trust and 

confidence, which remain fundamental to our long-term success.

Sincerely,

Brendan Sutton

CEO, All Island REIT
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See appendix A for definitions.

31-Dec-25 31-Dec-24

Portfolio Statistics

Average rent per unit $1,396 $1,311

Average rent per square foot $1.82 $1.66

Occupancy 96.1% 96.7%

Weighted average cap rate 4.45% 4.45%

Number of units 1,045 871

Commercial sq. ft. 58,177 58,177

Property Results

Property revenue $18,550,000 $15,247,000

Net operating income (“NOI”) $11,355,000 $9,056,000

NOI margin (%) 61.2% 59.4%

Same property NOI $9,881,000 $9,056,000

Fund Metrics

Assets under management $296,512,000 $236,643,000

Total loans (including line of credit) $148,527,000 $103,297,000

Debt to gross book value 50.1% 43.7%

Interest coverage ratio 2.3 2.8

Debt service coverage ratio 1.44 1.52

Weighted average interest rate 3.34% 2.90%

K E Y  P E R FO R M A N C E  I N D I CATO R S

A year of steady growth. 
All Island REIT delivered strong performance across its key operating and 
financial metrics in 2025, reflecting continued progress in executing its strategy 
of disciplined growth, operational improvement, and long-term value creation. 

Growth in rental revenue and net operating income was driven by a 
combination of portfolio expansion, improved occupancy, and higher rental 
rates on suite turnover. At the same time, All Island REIT maintained a focus on 
capital discipline, balancing growth with a prudent approach to leverage.
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A B O UT  A L L  I S L A N D  R E IT

Investing in communities 
where people want to live. 
All Island REIT is a private real estate investment trust focused on 

owning and operating income-producing properties in lifestyle-driven 

communities across British Columbia.

Our primary objective is to deliver stable, tax-

efficient income, and long-term capital appreciation 

through disciplined investment in residential and 

select commercial real estate. We achieve this by 

combining local market expertise with hands-on asset 

management and a long-term ownership mindset.

Founded in 2017, All Island REIT was created to 

provide investors with access to high-quality rental 

housing in markets that have historically been 

underserved by institutional capital. What began as a 

seed portfolio in the Comox Valley has grown into a 

diversified portfolio of more than 1,000 units across 

Vancouver Island and the Okanagan Valley.

We focus on communities where people choose 

to live, work, and build their lives. These “lifestyle 

markets” benefit from strong population growth, 

limited housing supply, and long-term demand. By 

concentrating our efforts in these regions, we are able 

to operate more effectively, identify opportunities 

others may overlook, and create lasting value.

Our approach is grounded in three principles:

� Focus on Lifestyle Communities
Investing in communities that provide lifestyle 

benefits (work, play, access to natural amenities, 

desirable town centres). Vancouver Island and 

its wealth of lifestyle-driven communities are 

experiencing long-term demographic shifts: 

retirees seeking quality of life, families seeking 

affordability, and remote workers seeking balance. 

� Local Knowledge & Relationships
Leveraging our deep presence on Vancouver 

Island to source, evaluate, and manage 

opportunities that larger or non-local institutions 

often overlook.

� Embracing Unique Opportunities 
Seeking opportunities to enhance property value 

through active management, targeted capital 

improvements, and partnerships with landowners 

to unlock redevelopment potential.

Today, All Island REIT manages a portfolio 

approaching $300 million in assets and continues to 

grow through a combination of internal optimization 

and selective acquisitions in its core markets.
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ACQ U I S IT I O N  H I G H L I G HT S

Growing our presence in 
core communities. 
In 2025, All Island REIT continued to execute on its strategy of disciplined, 

market-focused growth through the acquisition of high-quality assets in 

its core Vancouver Island markets.

CO U RTE N AY,  B C

1600 Riverside Lane 

92 Units | Multifamily | Acquired 2025

The acquisition of 1600 Riverside Lane represents a cornerstone addition to the portfolio and a significant step 

forward in expanding our presence in the Comox Valley. The property consists of a 92-unit apartment complex, 

including a newly constructed 50-unit building completed in 2024 and a 42-unit building that was substantially 

renovated in 2021. This combination of new construction and improved existing units provides both immediate 

stability and long-term growth potential. Strategically located in central Courtenay, the property benefits from 

proximity to key amenities and strong rental demand.
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CO M OX ,  B C

2187 Comox Avenue 
(Seascape) 

74 Units | Multifamily | Acquired 2025

The acquisition of 2187 Comox Avenue further 

strengthened our position in the Comox Valley. This 

74-unit property is centrally located in Comox and

offers a mix of one- and two-bedroom suites, many

with ocean views. At acquisition, the property was

fully occupied and characterized by in-place rents at

approximately 35% below market levels, providing a

clear path to future revenue growth.
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1   As at December 31, 2025

W H Y  A L L  I S L A N D  R E IT

A differentiated approach to real 
estate investing. 
All Island REIT provides investors with exclusive access to income-producing real estate 

in Vancouver Island’s high-quality, supply-constrained markets, with a focus on delivering 

stable cash flow and long-term value creation. The following highlights the key reasons 

investors choose All Island REIT.

01
Exclusive Access to a Unique Market 

Purest and most diversified exposure to 

Vancouver Island multifamily real estate—an 

undersupplied, high-demand region with limited 

institutional competition in our core markets.

04
Operational Excellence with Purpose 

Efficient, disciplined execution combined with 

a genuine focus on community well-being and 

resident experience.

02
Hyper-Local Expertise

Deep roots and intimate market knowledge 

provide a sourcing advantage and unlock 

opportunities missed by national players.

03
Strong Performance Track Record

8+ years of consistent positive returns with low 

volatility. Class F DRIP annualized return since 

inception: 10.85%1
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1   As at December 31, 2025

05
Stable Income &  
Long-Term Growth

$0.1606 per Unit quarterly cash distribution 

(cash or DRIP) with total return targeting 8–12% 

per year.

07
Tax-Efficient, RRSP/TFSA Eligible

Distributions are normally 100% return of capital 

for tax purposes and eligible for registered plans 

(RRSP, TFSA, RRIF).

09
Conservative,  
Prudent Financials

50% Loan-to-Value with long-term CMHC 

(Canadian Mortgage Housing Corporation) 

financing at attractive fixed rates (weighted 

average: 3.34%).

06
Strategic  
Growth Optionality

Multiple value levers: repositioning, 

redevelopment, rent optimization, and 

accretive acquisitions.

08
Proprietary Deal Flow

Consistent pipeline of off-market and 

relationship-driven opportunities in core regions.

10
Institutional-Grade Scale, 
Boutique Execution

All Island REIT allows investors to participate 

in large-scale, income-producing real estate 

managed by a nimble, locally focused team with 

institutional grade expertise.
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P O RTFO L I O  H I G H L I G HT S

Performance in action.

Assets Under Management ($M)

Return Summary  
(Class F DRIP1)

Since Inception  
(Annualized) 

10.85%
Trailing 1 Year 

10.14%
Trailing 3 Year  
(Annualized) 

9.48%
Trailing 5 Year  
(Annualized) 

10.77%

1   As at December 31, 2025

Growth of $10,000 Invested in Class F DRIP Units Since Inception
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Vancouver Island

Campbell River 
129 units (11%)

Comox 
197 units (17%)

Victoria 
131 units (14%)

Penticton 
108 units (9%)

Courtenay 
345 units (39%)

Kelowna 
135 units (10%)

Okanagan Valley

46 
Individual  
Properties

94% 
Multifamily1

1,045 
Multifamily Units

58,177 
Commercial Sq. Ft.

6% 
Commercial

1   As a percentage of asset value as at December 31, 2025

Rooted in Lifestyle  
Communities
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F I N A N C I A L  H I G H L I G HT S

Growth backed by results.
The following sections provide a detailed overview of All Island 

REIT’s financial performance for the year ended December 

31, 2025, and should be read in conjunction with the audited 

financial statements.
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Rental Revenue

Rental revenue increased significantly in 2025 on a portfolio-wide basis, driven primarily by acquisitions 

completed during the year, along with leasing momentum and stabilized occupancy in the second half.

On a same-property basis, rental revenue growth was driven by improved occupancy and higher rental rates 

achieved on suite turnover. The Trust continued to capture the spread between in-place and market rents, 

generating organic growth across the existing portfolio. These results reflect the strength of All Island REIT’s 

operating platform and its focus on assets with embedded rental upside.

Total Portfolio Same-Property

31-Dec-25 31-Dec-24 31-Dec-25 31-Dec-24

Comox Valley $8,576,000 $5,833,000 $6,294,000 $5,833,000

Campbell River $2,094,000 $1,969,000 $2,094,000 $1,969,000

Victoria $536,000 $495,000 $536,000 $495,000

Okanagan Valley $3,714,000 $3,668,000 $3,714,000 $3,668,000

Residential Revenue $14,920,000 $11,965,000 $12,638,000 $11,965,000

Leasehold Rental 
Revenue $1,844,000 $1,649,000 $1,844,000 $1,649,000

Commercial Revenue $1,786,000 $1,633,000 $1,786,000 $1,633,000

Total $18,550,000 $15,247,000 $16,268,000 $15,247,000

See appendix A for definitions.
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Occupancy 

During the first half of the year, the Comox Valley experienced lower occupancy due to high rates of turnover in 

the portfolio and the lease-up of the new acquisitions. In the second half of 2025, occupancy stabilized in the 

region. 

We are now seeing a similar pattern in the Okanagan, where occupancy softened during the year due to 

increased supply in the region. We expect this to stabilize over the next year as units are absorbed and market 

conditions normalize.

On a same-property basis, occupancy improved to 96.8%, reflecting strong underlying demand across the 

existing portfolio, including our commercial properties. 

Total Portfolio Same-Property

31-Dec-25 31-Dec-24 31-Dec-25 31-Dec-24

Comox Valley 95.6% 96.4% 97.3% 96.4%

Campbell River 97.4% 97.7% 97.4% 97.7%

Victoria 97.5% 95.6% 97.5% 95.6%

Okanagan Valley 95.1% 97.9% 95.1% 97.9%

Residential Average 95.8% 97.0% 96.7% 97.0%

Leasehold Rental 
Average 96.1% 95.7% 96.1% 95.7%

Commercial Average 99.1% 94.0% 99.1% 94.0%

Portfolio Average 96.0% 96.7% 96.8% 96.7%

See appendix A for definitions.
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Property Operating Expenses

Property operating expenses increased in 2025, primarily due to the newly acquired properties. Higher costs 

were also driven by leasing activity, repairs and maintenance, and general inflationary pressures across utilities, 

insurance, and property services.

On a same-property basis, expense growth was moderate with inflationary pressure on operating expenses 

(3.2%) lagging same-property rental growth (6.7%). While certain cost categories increased, these were largely 

offset by operational efficiencies and active cost management across the portfolio.

Overall, expense growth remained low relative to revenue, contributing to the improvement in NOI margins and 

reflecting the strength of the Trust’s operating platform.

Total Portfolio Same-Property

31-Dec-25 31-Dec-24 31-Dec-25 31-Dec-24

Repairs & 
Maintenance $2,049,000 $1,686,000 $1,747,000 $1,686,000

Property Taxes $1,310,000 $1,100,000 $1,133,000 $1,100,000

Utilities $1,122,000 $965,000 $982,000 $965,000

Caretaking $805,000 $828,000 $721,000 $828,000

Property  
Management Fee $789,000 $653,000 $695,000 $653,000

Insurance $635,000 $580,000 $565,000 $580,000

Rent Incentives 
& Leasing Fees $163,000 $20,000 $82,000 $20,000

Other $321,611 $358,628 $462,000 $358,628

Total $7,194,611 $6,190,628 $6,387,000 $6,190,628

See appendix A for definitions.
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Net Operating Income

Net operating income (“NOI”) increased significantly in 2025, reaching $11.4 million, driven by a combination of 

newly acquired properties and improved operating performance.

On a same-property basis, NOI growth was supported by higher rental rates and improved operating efficiency 

across the existing portfolio. Revenue growth outpaced increases in property operating expenses, resulting in an 

improvement in NOI margins.

Overall, the growth in NOI reflects the Trust’s ability to drive both internal and external value creation, supported 

by strong demand for well-located rental housing and disciplined expense management.

Total Portfolio Same-Property

31-Dec-25 31-Dec-24 31-Dec-25 31-Dec-24

Comox Valley $5,500,000 $3,587,000 $4,026,000 $3,587,000

Campbell River $1,093,000 $1,105,000 $1,093,000 $1,105,000

Victoria $330,000 $304,000 $330,000 $304,000

Okanagan Valley $2,229,000 $2,159,000 $2,229,000 $2,159,000

Residential $9,152,000 $7,155,000 $7,678,000 $7,155,000

Leasehold Rental $1,264,000 $1,035,000 $1,264,000 $1,035,000

Commercial $939,000 $866,000 $939,000 $866,000

Total $11,355,000 $9,056,000 $9,881,000 $9,056,000

See appendix A for definitions.
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Fund Expenses

Fund expenses increased in 2025 as the Trust continued to scale its platform and invest in future growth. These 

expenses include general and administrative costs, professional fees, and capital raising activities, each of which 

supports the ongoing operation and management of the Trust.

•	 Asset Management Fees are charged by 

the Manager of the Trust and cover asset 

management costs including salaries, systems, 

and day-to-day operating functions of the Trust. 

This fee is based on 0.50% of gross asset value 

and increases as the assets under management 

of All Island REIT increases.

•	 Capital raising costs represent an investment 

in the Trust’s ability to raise more capital to fund 

future growth including marketing, improved 

investor relations, and capital advisory work.  

31-Dec-25 31-Dec-24

Asset Management Fee $1,518,000 $1,205,000

Capital Raising Costs $421,000 $182,000

Directors Fees $132,000 $117,000

Property Appraisals $73,000 $65,000

Insurance (excluding property insurance) $35,000 $42,000

Advertising $32,000 $44,000

Other $217,000 $159,000

Administration Fees & Other Expenses $2,428,000 $1,814,000

Audit and Accounting $136,000 $131,000

Transfer Agent $70,000 $13,000

Legal $26,000 $62,000

Professional Fees $232,000 $206,000

A significant portion of these costs are one-

time fees and expected to be significantly 

lower in 2026.

•	 Professional fees include legal, audit, tax, and 

transfer agent associated with compliance, 

and reporting of the Trust. These expenses 

were higher in 2025 due to the additional 

costs associated with the implementation of 

Fundserv. These costs are anticipated to be 

offset by greater efficiency in managing the 

capital transactions of the trust.

See appendix A for definitions.
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Investment Properties/Value Creation

In addition to the acquisitions and capital additions, the value of the Trust’s investment properties increased in 

2025, driven primarily by growth in net operating income rather than changes in market capitalization rates. As 

rental revenue increased and operating performance improved across the portfolio, the resulting increase in NOI 

directly contributed to higher property valuations. Cap Rates remained relatively stable overall with increases 

(which result in fair value decreases) seen on specific assets, primarily in Victoria.

Capitalization rates remained relatively stable during the year, reflecting a more balanced transaction market 

following the volatility of prior periods. As a result, value creation was largely operational in nature, rather than 

driven by external market movements.

31-Dec-25 31-Dec-24

Investment Property

Balance at Beginning of Year $236,643,000 $222,423,000

Acquisitions $49,351,000 $1,262,000

Capital Additions $2,907,000 $4,187,000

Changes in Fair Value

     FV Change Due to NOI Growth $9,175,000 $10,688,000

     FV Change Due to Cap Rate ($1,565,000) ($1,917,000)

Balance at End of Year $296,511,000 $236,643,000

31-Dec-25 31-Dec-24

Cap Rate by Region

Comox Valley 4.52% 4.50%

Campbell River 4.56% 4.61%

Victoria 4.01% 3.91%

Okanagan Valley 4.63% 4.64%

Portfolio Average 4.45% 4.45%

See appendix A for definitions.

See appendix A for definitions.
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Debt Portfolio

The Trust’s debt portfolio increased in 2025 to support acquisitions and overall portfolio growth. Total 

borrowings rose in line with the expansion of investment properties, resulting in a higher leverage ratio 

compared to the prior year.

During the year, due to timing differences between the closing date and raising capital, the acquisitions were 

temporarily funded through the Trust’s line of credit. As a result, short-term borrowing levels were elevated. 

These costs are expected to be largely one-time in nature and are anticipated to decline meaningfully in 2026 

as permanent financing and equity capital are put in place.

The Trust continues to focus on maintaining a conservative and well-structured debt profile. A significant 

portion of the portfolio is financed with long-term, fixed-rate or CMHC-insured debt, providing stability in cash 

flows and reducing exposure to interest rate volatility.

Overall, the Trust’s approach to financing remains disciplined, with a focus on balancing growth with long-term 

financial stability and flexibility.

31-Dec-25 31-Dec-24

Interest Expense

Mortgage Interest $4,543,223 $2,999,359

Line of Credit Interest $359,219 $197,017

Total Interest Expense $4,902,441 $3,196,375

See appendix A for definitions.
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Funds from Operations
31-Dec-25 31-Dec-24

Net Income $10,542,088 $12,112,625

Non-cash Adjustments

     Fair Value (Gains) Losses ($7,451,895) ($8,729,720)

     Financing Cost Amortization $698,417 $478,851

Funds from Operations $3,788,610 $3,861,756

Normalizing Items

     Line of Credit Interest $359,219 $197,017

     Stabilized Vacancy Adjustment $102,986 ($49,532)

     Rent Incentives $113,016 —

     Capital Raising Costs $300,393 $145,896

Normalized Funds from Operations $4,664,223 $4,155,136

Weighted Average Number of Trust Units $7,403,225 $6,940,493

Normalized FFO per Unit $0.630 $0.599

The following normalizing items are included to better 

reflect the Trust’s underlying performance:

Line of Credit Interest

Interest expense on the line of credit increased in 

2025 as acquisitions were temporarily funded through 

short-term borrowings. These costs are expected to 

be one-time in nature.

Stabilized Vacancy Adjustment

This adjustment reflects the temporary impact of the 

increased vacancy experienced in the Comox Valley in 

the first half of the year as well as the stabilization of 

the newly acquired assets. This adjustment normalizes 

performance to reflect stabilized occupancy levels.

Rent Incentives

Rent incentives were used selectively during the year 

to support leasing activity, particularly in the new 

acquisitions. These incentives are not expected to be 

recurring.

Capital Raising Costs

These costs relate to investing in the capital raising 

platform to support growth in the portfolio. As noted 

previously, a significant portion of these costs is 

expected to be non-recurring.

Overall, the normalized FFO per Unit grew 5% from 

$0.599 to $0.630 reflecting both portfolio growth 

and improving performance across the Trust’s 

existing assets.

See appendix A for definitions.

Funds from operations ("FFO") totaled $3.8 million in 2025, consistent with the prior year. As discussed, 2025 

was a year of investment and stabilization which required certain non-recurring and timing-related expenses. 

Once normalized for these items, FFO increased to $4.7 million, reflecting the growth of the portfolio and 

improved operating performance. 
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M A R K E T  A N A LYS I S

Insights from the coast.
Following several years of near-zero vacancy rates, national rental market 

conditions moderated in 2025. The average vacancy rate for purpose-built 

rental apartments across Canada’s largest census metropolitan areas rose 

to 3.1%, up from 2.2% in 2024, driven primarily by record levels of rental 

completions in major urban centres and a slowdown in non-permanent 

resident population growth following federal immigration policy changes.1

Critically, CMHC notes that the easing of vacancies 

has been heavily concentrated in newly constructed 

and luxury-tier units in Vancouver and other large 

urban centres. Legacy assets with below-market 

rent, the focus of All Island REIT’s investment 

strategy, continue to face materially tighter 

conditions, with the most affordable units remaining 

in high demand in virtually every  

Canadian market.1

This dynamic is central to the Trust’s investment 

thesis: while institutions allocated capital toward 

new-build developments, legacy, centrally located, 

below-market rent residential properties remain 

chronically undersupplied and attract durable, stable 

tenant demand across economic cycles.

Vancouver Island

Vancouver Island continues to demonstrate strong 

and stable fundamentals. The region’s population 

has grown steadily, driven by interprovincial 

migration, retirees, and remote workers seeking 

lifestyle-oriented communities.2 Employment 

remains diversified across healthcare, government, 

tourism, and military sectors, contributing to 

economic stability.

Across Vancouver Island, rental markets remain 

fundamentally steady despite modest increases in 

vacancy. Consistent with national trends, in 2025, 

vacancy rates increased in Greater Victoria, largely 

due to new supply entering the market. However, 

rental growth remained strong, driven by elevated 

tenant turnover and the ability to reset rents to market 

levels. In smaller markets, such as the Comox Valley 

and Campbell River, supply remains more constrained, 

and rental conditions continue to outperform broader 

provincial averages.3

Market Positioning

The Trust’s portfolio is positioned within a segment of 

the market that continues to demonstrate resilience. 

While certain large urban markets—particularly 

Vancouver and Toronto—have experienced 

headwinds in the condominium sector, including 

elevated inventory levels, declining pre-sales, and 

investor pullback, All Island REIT has no exposure to 

these segments.

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

2  Statistics Canada. Table 17-10-0153-01  Components of population change by census division, 2021 boundaries 
3  CMHC, Rental Market Survey Reliability Tables – Provincial Highlights, https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-	

and-research/housing-data/data-tables/rental-market/rental-market-report-data-tables
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O U R  TE A M

Leadership that delivers.
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E XE C UTI V E  TE A M

Brendan Sutton

C H I E F  E XE C UTI V E  O FF I C E R ,  TR U STE E 

Over 14 years of real estate management experience 

and has led All Island REIT since inception. Experience 

in property management, asset management, and 

corporate development. Holds a Master’s of Urban 

Planning from Dalhousie University.

Heather Kerry

C H I E F  F I N A N C I A L  O FF I C E R

Former VP Finance at University of Victoria Properties. 

Brings deep experience in asset management, 

finance, and risk management. CPA, CA with a Master 

of Professional Accounting from the University of 

Saskatchewan.

Andrew Martin

C H I E F  CA P ITA L  O FF I C E R

Former Director at QuadReal, overseeing $9B AUM. 

Led restructuring of $4B in development assets. CPA, 

CA with a Bachelor of Commerce from Concordia 

University.
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TR U STE E  B OA R D

Shelley Legin

I N D E P E N D E NT  TR U STE E 

Held senior roles at Vancouver Island University, City of Nanaimo, and Crown Investment 

Corporation. Expert in strategy and transformation.

Garth Busch

I N D E P E N D E NT  TR U STE E 

Retired Regional Managing Partner at MNP. 40+ years in accounting, tax, and real estate 

investment.

Dave Hammond

I N D E P E N D E NT  TR U STE E 

Former partner at HB Real Estate Group, with experience in residential and commercial 

development across Vancouver Island.

Mackenzie Kyle

I N D E P E N D E NT  TR U STE E 

Management consultant with 35+ years’ experience in strategic planning, organizational 

performance, and large-scale change across multiple industries worldwide.

Don McRae

I N D E P E N D E NT  TR U STE E 

Former MLA for Comox Valley and provincial cabinet minister, educator, and real estate 

professional with deep roots in the Comox Valley community.
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A P P E N D IX  A

A guide to non-IFRS 
financial measures. 
Certain financial measures used in this report are 
not defined under International Financial Reporting 
Standards (“IFRS”) and are considered non-IFRS 
measures. These measures are commonly used 
in the real estate industry to evaluate operating 
performance, financial condition, and cash flow.

These measures do not have standardized meanings 
under IFRS and may not be comparable to similar 
measures presented by other issuers.
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Measure Definition Purpose

Occupancy Percentage of rental revenue, net of 
vacancy allowance over the gross 
potential rent (rental revenue if 100% of 
the units were occupied during the year).

Measures portfolio utilization and demand.

Same-Property Includes only properties owned for a full 
year in both the current year and prior 
year (removes acquisitions, dispositions, 
developments etc.).

Allows for better comparability of the 
current results to prior year by excluding 
recent transactions (an “apples to apples” 
approach).

Net Operating 
Income (NOI)

Rental revenue less property operating 
expenses (property tax, utilities, 
maintenance etc).

NOI is used to evaluate the operating 
performance of the Trust’s properties.

NOI Margin Net Operating Income divided by rental 
revenue.

Measures the efficiency and profitability 
of property operations.

Funds From  
Operations (FFO)

Net income adjusted for items such as 
fair value gains or losses on investment 
properties, and other non-cash or non-
recurring items.

Provides a measure of recurring operating 
performance of the Trust.

Interest Coverage 
Ratio

NOI divided by interest expense. Measures the Trust’s ability to meet its 
interest obligations.

Debt Service Coverage 
Ratio (DSCR)

NOI divided by total debt service (interest 
and principal payments).

Assesses the Trust’s ability to service its 
debt obligations.

Debt to Gross 
Book Value

Total debt divided by gross book value of 
assets.

Indicates the level of leverage and 
financial risk.

Capitalization Rate 
(Cap Rate)

NOI divided by the property value. Used to estimate the expected return on 
a real estate investment and to assess 
property valuations. Lower cap rates 
generally indicate higher valuations and 
stronger demand for assets, while higher 
cap rates reflect lower valuations and/or 
higher perceived risk.

Dividend Reinvestment 
Plan (DRIP)

A Dividend Reinvestment Plan allows 
investors to automatically use dividends 
to purchase additional shares of the same 
investment.

It helps grow an investment over time 
through automatic reinvestment and 
compounding, without requiring manual 
trades.
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A P P E N D IX  B

Our portfolio 
at a glance.

CO U RTE N AY/CO M OX

Hycroft 
R E S I D E N T I A L

1835 Cliffe Avenue 
Courtenay, BC 
33 units

Blue Jay Apartments 
R E S I D E N T I A L

450 19th Street 
Courtenay, BC 
17 units

Seascape 
R E S I D E N T I A L

2187 Comox Avenue 
Courtenay, BC 
74 units

Riverside 
R E S I D E N T I A L

1600 Riverside Lane 
Courtenay, BC 
92 units

The Pines 
R E S I D E N T I A L

1055 10th Street 
Courtenay, BC 
33 units

Greenbrier 
R E S I D E N T I A L

750 Eighth Street 
Courtenay, BC 
16 units

Westwater 
R E S I D E N T I A L

60 Anderton Avenue 
Courtenay, BC 
42 units

Edgewater 
R E S I D E N T I A L

355 Anderton Avenue 
Courtenay, BC 
23 units

Villa Montecito 
R E S I D E N T I A L

1331 England Avenue 
Courtenay, BC 
12 units
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Sonoma 
R E S I D E N T I A L

1049 Stewart Avenue 
Courtenay, BC 
10 units

Cedar Manor 
R E S I D E N T I A L

463 12th Street 
Courtenay, BC 
7 units

Belvedere 
R E S I D E N T I A L

1170 Fitzgerald Avenue 
Courtenay, BC 
3 units

Carriage House 
R E S I D E N T I A L

1155 England Avenue 
Courtenay, BC 
10 units

Oakcrest 
R E S I D E N T I A L

1155 Stewart Avenue 
Courtenay, BC 
10 units

Berkshire Manor 
R E S I D E N T I A L

825 Harmston Avenue 
Courtenay, BC 
9 units

Fairmont 
R E S I D E N T I A L

432 11th Street 
Courtenay, BC 
6 units

Tradewinds 
R E S I D E N T I A L

1600/1610 Comox Avenue 
Comox, BC 
68 units

Capri 
R E S I D E N T I A L

1081 Steward Avenue 
Courtenay, BC 
10 units

Brandywine 
R E S I D E N T I A L

675 Cumberland Road 
Courtenay, BC 
8 units

Briarwood 
R E S I D E N T I A L

720 Eighth Street 
Courtenay, BC 
4 units

Glenshee 
R E S I D E N T I A L

1800 Comox Avenue 
Comox, BC 
25 units
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780 Grant 
C O M M E R C I A L 
780 Grant Avenue 
Courtenay, BC 
7,622 leasable square feet

777 Fitzgerald 
C O M M E R C I A L 
777 Fitzgerald Avenue 
Courtenay, BC 
5,977 leasable square feet

Sandpiper South 
R E S I D E N T I A L 
1650 Comox Avenue 
Comox, BC 
15 units

Sandpiper North 
R E S I D E N T I A L 
1650A Comox Avenue 
Comox, BC 
15 units

Fitzgerald Centre 
C O M M E R C I A L 
635 Fitzgerald Avenue 
Courtenay, BC 
7,444 leasable square feet

355 11th Street 
C O M M E R C I A L 
355 11th Street 
Courtenay, BC 
4,304 leasable square feet

Northgate Plaza 
C O M M E R C I A L 
470 Puntledge Road 
Courtenay, BC 
16,084 leasable square feet

Arbour Court 
C O M M E R C I A L 
467/491 Cumberland Road 
Courtenay, BC 
16,746 leasable square feet
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CA M P B E L L  R I V E R

Harbourview Manor 
R E S I D E N T I A L

490 9th Avenue 
Campbell River, BC 
13 units

778 Dogwood 
R E S I D E N T I A L

778 Dogwood Street 
Campbell River, BC 
4 units

Scenic View Manor 
R E S I D E N T I A L

710 Dogwood Street 
Campbell River, BC 
48 units

Creekside Terrace 
R E S I D E N T I A L

535 Rockland Road 
Campbell River, BC 
28 units

534 Cedar Street 
R E S I D E N T I A L

534 Cedar Street 
Campbell River, BC 
11 units

667 8th Avenue 
R E S I D E N T I A L

667 8th Avenue 
Campbell River, BC 
4 units

635 8th Avenue 
R E S I D E N T I A L

635 8th Avenue 
Campbell River, BC 
16 units

790/794 Dogwood 
R E S I D E N T I A L

790/794 Dogwood Street 
Campbell River, BC 
6 units
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V I CTO R I A

O K A N AGA N

Edgemont 
R E S I D E N T I A L 
909 Pendergast Avenue 
Victoria, BC 
41 units (22 Rental | 19 Leasehold*)

Arran House 
R E S I D E N T I A L 
2902 South Main Street 
Penticton, BC 
77 units

Villa Royale 
R E S I D E N T I A L 
964 Heywood Avenue 
Victoria, BC 
128 units (3 Rental | 125 Leasehold*)

Okanagan Place II 
R E S I D E N T I A L 
1950, 1955, 1960 Pacific Court 
Kelowna, BC 
108 units

El Mirador 
R E S I D E N T I A L 
777 Cook Street 
Victoria, BC 
65 units (48 Rental | 17 Leasehold*)

Malibu 
R E S I D E N T I A L 
1979 Pandosy Street 
Kelowna, BC 
27 units

Firwood 
R E S I D E N T I A L 
915 Cook Street 
Victoria, BC 
31 units 

Ocean Villa 
R E S I D E N T I A L 
20 Olympia Avenue 
Victoria, BC 
39 units (27 Rental | 15 Leasehold*)

City Gate 
R E S I D E N T I A L 
671 Martin Street 
Penticton, BC 
31 units

* See Offering Memorandum for more details on leasehold units.

https://allislandreit.ca/wp-content/uploads/2025/07/AIE-REIT-2025-Offering-Memorandum-with-FS-Conformed5371153.1.pdf


A P P E N D IX  C :  F I N A N C I A L  STATE M E NT S

Results that matter. 
Click here to view our 2025 audited 
financial statements.
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Independent Auditor’s Report 

To the Unitholders of 
All Island Equity REIT 

Opinion  
We have audited the consolidated financial statements of All Island Equity REIT (the “REIT”), which 
comprise the consolidated statement of financial position as at December 31, 2025, and the consolidated 
statements of income and comprehensive income, changes in net assets attributable to holders of 
redeemable units, and cash flows for the year then ended, and notes to the consolidated financial 
statements, including a summary of material accounting policies (collectively referred to as the “financial 
statements”).  

In our opinion, the accompanying consolidated financial statements present fairly, in all material respects, 
the financial position of the REIT as at December 31, 2025, and its financial performance and its cash 
flows for the year then ended in accordance with IFRS® Accounting Standards as issued by the 
International Accounting Standards Board (“IASB”).  

Basis for Opinion 
We conducted our audit in accordance with Canadian generally accepted auditing standards. Our 
responsibilities under those standards are further described in the Auditor’s Responsibilities for the Audit 
of the Financial Statements section of our report. We are independent of the REIT in accordance with the 
ethical requirements that are relevant to our audit of the consolidated financial statements in Canada, 
and we have fulfilled our other ethical responsibilities in accordance with these requirements. We believe 
that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.  

Other Matter 
The financial statements of the REIT for the year ending December 31, 2024, were audited by another 
auditor, who issued an unmodified audit opinion on those consolidated financial statements dated 
March 14, 2025.  

Responsibilities of Management and Those Charged with Governance for the 
Financial Statements  
Management is responsible for the preparation and fair presentation of the consolidated financial 
statements in accordance with IFRS® Accounting Standards as issued by the IASB, and for such internal 
control as management determines is necessary to enable the preparation of financial statements that 
are free from material misstatement, whether due to fraud or error.  

In preparing the consolidated financial statements, management is responsible for assessing the REIT’s 
ability to continue as a going concern, disclosing, as applicable, matters related to going concern and 
using the going concern basis of accounting unless management either intends to liquidate the REIT or to 
cease operations, or has no realistic alternative but to do so.  



Those charged with governance are responsible for overseeing the REIT’s financial reporting process. 

Auditor’s Responsibilities for the Audit of the Financial Statements  
Our objectives are to obtain reasonable assurance about whether the consolidated financial statements 
as a whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s 
report that includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee 
that an audit conducted in accordance with Canadian generally accepted auditing standards will always 
detect a material misstatement when it exists. Misstatements can arise from fraud or error and are 
considered material if, individually or in the aggregate, they could reasonably be expected to influence 
the economic decisions of users taken on the basis of these consolidated financial statements. 

As part of an audit in accordance with Canadian generally accepted auditing standards, we exercise 
professional judgment and maintain professional skepticism throughout the audit. We also: 

Identify and assess the risks of material misstatement of the consolidated financial statements,
whether due to fraud or error, design and perform audit procedures responsive to those risks, and
obtain audit evidence that is sufficient and appropriate to provide a basis for our opinion. The risk of
not detecting a material misstatement resulting from fraud is higher than for one resulting from
error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the
override of internal control.

Obtain an understanding of internal control relevant to the audit in order to design audit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the REIT’s internal control.

Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by management.

Conclude on the appropriateness of management’s use of the going concern basis of accounting
and, based on the audit evidence obtained, whether a material uncertainty exists related to events
or conditions that may cast significant doubt on the REIT’s ability to continue as a going concern. If
we conclude that a material uncertainty exists, we are required to draw attention in our auditor’s
report to the related disclosures in the consolidated financial statements or, if such disclosures are
inadequate, to modify our opinion. Our conclusions are based on the audit evidence obtained up to
the date of our auditor’s report. However, future events or conditions may cause the REIT to cease
to continue as a going concern.

Evaluate the overall presentation, structure and content of the consolidated financial statements,
including the disclosures, and whether the financial statements represent the underlying
transactions and events in a manner that achieves fair presentation.

Plan and perform the group audit to obtain sufficient appropriate audit evidence regarding the
consolidated financial information of the entities or business units within the REIT as a basis for
forming an opinion on the consolidated financial statements. We are responsible for the direction,
supervision and review of the audit work performed for the purposes of the group audit. We remain
solely responsible for our audit opinion.

We communicate with those charged with governance regarding, among other matters, the planned 
scope and timing of the audits and significant audit findings, including any significant deficiencies in 
internal control that we identify during our audits. 

Chartered Professional Accountants 
March 12, 2026 



All Island Equity REIT
Consolidated statement of financial position
As at December 31, 2025
(Expressed in Canadian dollars)

2025 2024 
Notes $ $

Assets
Non-current assets

Investment properties 4 296,511,728   236,643,274     
Derivative financial instruments 56,975 214,860            

296,568,703   236,858,134     

Current assets
Cash and cash equivalents 342,144          120,204            
Trade receivables and other 496,447          275,914            
Prepaid expenses and deposits 1,622,316       2,279,526         

2,460,907       2,675,644         
Total assets 299,029,610   239,533,778     

Liabilities
Non-current liabilities

Long-term portion of loans 5 121,006,784   99,474,532       

Current liabilities
Line of credit 5 3,707,516       1,469,977         
Trade payables and accrued liabilities 10 1,950,482       2,211,841         
Security deposits 948,622          734,904            
Deferred revenue 169,058          103,729            
Current portion of loans 5 23,812,731     2,352,835         

30,588,409     6,873,286         
Total liabilities 151,595,193   106,347,818     

Commitments 11

Net assets attributable to holders of 
redeemable units 6 147,434,417   133,185,960     

The accompanying notes are an integral part of the consolidated financial statements.

Approved on behalf of the Trustee of All Island Equity REIT

 Director

 Director
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All Island Equity REIT
Consolidated statement of income and comprehensive income
Year ended December 31, 2025
(Expressed in Canadian dollars)

2025 2024 
Notes $ $

Earnings from property operations
Rental revenue 18,549,982     15,246,555       
Property operating expenses (7,194,611)     (6,190,628)       

11,355,371     9,055,927         

Other expenses
Administration fees and other 10 2,428,051       1,813,991         
Professional fees 232,382          206,170            

2,660,433       2,020,161         

Financing expenses
Interest expense 4,902,441       3,196,375         
Amortization of deferred financing fees 698,417          478,851            
Other expense (income) 3,886 (22,365)            

5,604,744       3,652,861         

Operating income 3,090,194       3,382,905         

Other income (loss)
Unrealized gain on revaluation of 

investment properties 4 7,609,781       8,771,197         
Unrealized loss on revaluation of derivative

 financial instruments (157,886)        (41,477)            
7,451,895       8,729,720         

Net income and comprehensive income 10,542,089     12,112,625       

Weighted average number of units 7,403,225       6,940,493         

The accompanying notes are an integral part of the consolidated financial statements.
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All Island Equity REIT
Consolidated statement of changes in net assets attributable to holders
of redeemable units
Year ended December 31, 2025
(Expressed in Canadian dollars)

Class A Class F Class A Class F
PAY units PAY units DRIP units DRIP units Total units Total

Notes # # # # # $

Balance as at January 1, 2024 415,828    1,314,036    1,961,032     3,237,420     6,928,316    118,882,332    
Unit issuance – Raised 6 12,778      87,551        119,254       314,054       533,637       9,168,320        
Unit issuance – Distribution 6 — — 48,393         111,631       160,024       2,771,442        
Distribution – Paid — — — — — (1,490,127)       
Distribution – DRIP — — — — — (2,771,442)       
Unit redemptions 6 (18,544)     (100,566)     (72,577)        (105,506)      (297,193)      (5,093,030)       
Transfers between units (3,823)       318,038       (110,060)      (204,155)      — — 
Unit issuance costs — — — — — (394,160)         
Net income and comprehensive 

income — — — — — 12,112,625      
Balance as at December 31, 2024 406,239    1,619,059    1,946,042     3,353,444     7,324,784    133,185,960    

Class A Class F Class A Class F
PAY units PAY units DRIP units DRIP units Total units Total

# # # # # $

Balance as at January 1, 2025 406,239  1,619,059  1,946,042   3,353,444   7,324,784  133,185,960  
Unit issuance – Raised 6 16,619     25,393       117,235      317,125      476,372     8,696,257      
Unit issuance – Distribution 6 — — 43,374        125,356      168,730     3,109,988      
Distribution – Paid — — — — — (1,720,874)     
Distribution – DRIP — — — — — (3,109,988)     
Unit redemptions 6 (6,924)     (31,518)     (60,712)      (58,507)      (157,661)    (2,866,487)     
Transfers between units (10,713)   269,421     (366,473)    107,765      — — 
Unit issuance costs — — — — — (402,528)        
Net income and comprehensive

income — — — — — 10,542,089    
Balance as at December 31, 2025 405,220  1,882,356  1,679,466   3,845,182   7,812,224  147,434,417  

The accompanying notes are an integral part of the consolidated financial statements.

Number of 

Number of
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All Island Equity REIT
Consolidated statement of cash flows
Year ended December 31, 2025
(Expressed in Canadian dollars)

2025 2024 
$ $

Operating activities
Net income 10,542,089     12,112,625       
Items not affecting cash

Amortization of deferred financing fees 698,417          478,851            
Unrealized gain on revaluation of investment properties (7,609,781)     (8,771,197)       
Unrealized (gain) loss on derivative financial instruments 157,886          41,477 
Interest expense 4,902,441       3,196,375         

8,691,052       7,058,131         
Changes in non-cash working capital

Trade receivables and other (220,533)        (16,430)            
Prepaid expenses and deposits 657,210          (1,947,043)       
Trade payables and accrued liabilities (261,359)        1,138,610         
Security deposits 213,718          (57) 
Deferred revenue 65,329 70,503 

9,145,417       6,303,714         

Investing activities
Purchase of investment properties (49,351,187)   (1,262,408)       
Capital additions to investment properties (2,907,486)     (4,186,536)       

(52,258,673)   (5,448,944)       

Financing activities
Gross proceeds from issuance of units 8,696,257       9,168,320         
Cash distributions (1,720,874)     (1,490,127)       
Units redeemed (2,866,487)     (5,093,030)       
Unit issuance costs (402,528)        (394,160)          
Line of credit advances 2,237,539       1,469,977         
Loan proceeds received 46,513,675     445,000            
Financing fees paid (1,250,560)     (50,500)            
Repayment of loan principal (2,969,385)     (2,759,053)       
Interest paid (4,902,441)     (3,196,375)       

43,335,196     (1,899,948) 

Change in cash and cash equivalents 221,940          (1,045,178) 
Cash and cash equivalents, beginning of year 120,204          1,165,382         
Cash and cash equivalents, end of year 342,144          120,204            

Non-cash transactions
Distributions reinvested in units 3,109,988       2,771,442         

The accompanying notes are an integral part of the consolidated financial statements.
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All Island Equity REIT 
Notes to the consolidated financial statements 
December 31, 2025 
(Expressed in Canadian dollars) 

Page 7 

1. Nature of operations 
All Island Equity REIT (the “REIT”) is a limited purpose, unincorporated, open-ended investment 
trust, governed by the terms and conditions of a Declaration of Trust dated March 1, 2017, as 
amended on May 29, 2018, and July 19, 2022, and by the general laws of trusts and the laws of 
British Columbia, Canada. AIE Services Inc. acts as the trustee of the REIT (“Trustee”). The 
registered office of the Trustee is 19th Floor, 885 West Georgia Street, Vancouver, BC, V6C 3H4 
and the head office of the REIT in Victoria, BC. 

The REIT commenced operations on May 14, 2017. The principal activities of the REIT involve 
the indirect ownership and management of a diversified portfolio of primarily residential 
properties in British Columbia, through its wholly owned subsidiary, All Island Equity REIT 
Limited Partnership. 

2. Basis of presentation and statement of compliance 
(a) Statement of compliance 

These consolidated financial statements (the “financial statements”) have been prepared in 
accordance with IFRS® Accounting Standards as issued by the International Accounting 
Standards Board (“IASB”). 

These financial statements for the year ended December 31, 2025, were authorized for 
issue by the Board of Directors of the Trustee (the “Board”) on March 12, 2026. 

(b) Basis of measurement 

These financial statements have been prepared on a going concern basis, under historic 
cost convention, except for investment properties and derivative financial instruments 
which have been measured at fair value. 

The preparation of these financial statements requires the use of certain critical accounting 
estimates. It also requires management to exercise judgment in the process of applying 
the REIT’s accounting policies. Areas involving a higher degree of judgment or complexity, 
or areas where assumptions and estimates are significant to the financial statements are 
disclosed in Note 3(i). 

(c) Functional and presentation currency 

These financial statements are presented in Canadian dollars, which is the REIT’s functional 
currency. All amounts presented have been rounded to the nearest dollar. 

3. Material accounting policies 
The material accounting policies applied in the preparation of these financial statements are set 
out below: 

(a) Basis of consolidation 

The financial statements comprise the financial statements of the REIT and its subsidiaries, 
over which the REIT has control. Control exists when the REIT has the power to govern the 
financial and operating policies of an entity so as to obtain benefit from its activities. The 
financial statements of subsidiaries are consolidated from the date that control commences 
and continue to be consolidated until the date that control ceases. 



All Island Equity REIT 
Notes to the consolidated financial statements 
December 31, 2025 
(Expressed in Canadian dollars) 
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3. Material accounting policies (continued)
(a) Basis of consolidation (continued)

The financial statements reflect the financial position, results of operations and cash flows
of the REIT, its 100% owned subsidiary, All Island Equity REIT Limited Partnership
( the “Limited Partnership”), and all related bare trust nominees, or similar, companies.
Intra-group transactions and balances are eliminated in preparing the financial statements.

(b) Property acquisitions and business combinations

When investment properties are acquired, management considers the substance of the
agreement in determining whether the acquisition represents an asset acquisition or a
business combination. The basis of the judgment is set out in Note 3(i).

Where such acquisitions are not determined to be a business combination, they are treated
as an asset acquisition. The cost to acquire the property is allocated between the
identifiable assets acquired and liabilities assumed based on their relative fair values at the
acquisition date. Otherwise, acquisitions are accounted for as a business combination.

All acquisitions to date have been determined to be asset acquisitions.

(c) Investment properties

Investment properties comprise of properties held to earn rental revenue or for capital
appreciation or both. Investment properties are measured initially at cost, including directly
attributable expenditures. Subsequent to initial recognition, investment properties are
measured using the fair value model. The REIT defines fair value to be the value a third
party is willing to pay, in an arm’s length transaction, for an investment property.
Therefore, in the year of acquisition, the fair value of recently acquired investment
properties is the purchase price and subsequent year’s valuations form the new basis for
the fair value recorded for the investment properties. Gains or losses arising from changes
in fair values are included in the statement of income and comprehensive income in the
year which they arise.

(d) Classification of redeemable units

Financial Instruments: Presentation (“IAS 32”) requires that redeemable units of an entity
which include a contractual obligation for the issuer to repurchase or redeem them for cash
or another financial asset be classified as a financial liability when they meet the criteria
specified in IAS 32.

The REIT’s redeemable units do not meet the criteria in IAS 32 for classification as equity
as they involve contractual obligations on the part of the REIT. Therefore, the redeemable
units have been classified as financial liabilities and referred to as net assets attributable to
holders of redeemable units on the statement of financial position. The classification of the
units as financial liabilities with presentation as net assets does not alter the underlying
economic interest of the unitholders in the net assets and the net operating results
attributable to unitholders.

(e) Revenue recognition

The REIT earns revenue from tenants primarily from base rent for the use of space leased,
and also from recoveries of property taxes and insurance and service revenue from utilities,
cleaning and property maintenance costs. Revenue from lease components is recognized as
revenue on a straight-line basis over the lease term subject to ultimate collection being
reasonably assured in accordance with IFRS 16.
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3. Material accounting policies (continued)
(e) Revenue recognition (continued)

Revenue related to the service component of the REIT’s leases is accounted for in
accordance with IFRS 15, Revenue from Contracts with Customers. These services consist
primarily of a recovery of utilities, cleaning and property maintenance costs for which the
revenue is recognized as the costs are incurred, which is when the services are rendered.

(f) Financial instruments

All financial instruments are initially measured at fair value with subsequent measurement
based on their respective classification. For financial assets, the subsequent measurement
is based on the REIT’s business model for managing the asset and the cash flow
characteristics of the asset. The REIT’s financial assets are held for collection of contractual
cash flows, where those cash flows represent solely payments of principal and interest and,
therefore, are measured at amortized cost. Interest income from these financial assets is
included in interest income using the effective interest rate method.

Financial asset/liability Measurement

Cash and cash equivalents Amortized cost
Derivative financial instruments Fair Value through Profit and loss
Trade and other receivables Amortized cost
Trade payables and accruals Amortized cost
Security deposits Amortized cost
Loans Amortized cost

For financial assets and liabilities subsequently measured at amortized cost using the 
effective interest method, estimated future cash receipts and payments for liabilities are 
discounted over the expected life of the financial asset or financial liability, or other 
appropriate period, to its net carrying value. Amortized cost is the amount at which the 
financial asset or financial liability is measured at initial recognition less principal 
repayments, plus or minus the cumulative amortization using the effective interest method 
or any difference between that initial amount and the maturity amount, and for financial 
assets, adjusted for any loss allowances. Net gains and losses from changes in fair value 
are recognized in profit (loss) upon derecognition or impairment.  

Impairment of financial assets 

Financial assets carried at amortized cost are assessed at each reporting date on whether 
they are credit impaired. A financial asset is ‘credit-impaired’ when one or more events that 
have a detrimental impact on the estimated future cash flows of the financial asset have 
occurred. 

The REIT applies the expected credit loss (“ECL”) approach in determining provisions for 
financial assets carried at amortized cost. The REIT has elected to measure loss allowances 
for trade and other receivables at an amount equal to lifetime ECLs. The approach that the 
REIT has taken for trade receivables is a provision matrix approach whereby lifetime 
expected credit losses are recognized based on aging characterization and credit 
worthiness of the tenants. Specific provisions may be used where there is information that 
a specific tenant’s expected credit losses have increased. The specific accounts are only 
written off once all the collection avenues have been explored or when legal bankruptcy 
has occurred.  
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3. Material accounting policies (continued)
(f) Financial instruments (continued)

When determining whether the credit risk of a financial asset has increased significantly
since initial recognition, the REIT considers reasonable and supportable information that is
relevant and available without undue cost or effort. This includes both quantitative and
qualitative information and analysis, based on the REIT’s historical experience and
informed credit assessment and including forward-looking information. The credit risk on a
financial asset is considered to have increased significantly if it is more than 90 days past
due.

Loss allowances for financial assets measured at amortized cost are deducted from the
gross carrying amount of the assets. Impairment losses related to trade and other
receivables, including contract assets, are presented separately in the consolidated
statement of income and comprehensive income.

(g) Income taxes

The REIT qualifies as a “mutual fund trust” under the Income Tax Act (Canada) and as a
Real Estate Investment Trust (“REIT”) eligible for the ‘REIT Exemption’ in accordance with
the rules affecting the tax treatment. Pursuant to the Declaration of Trust, the Board
intends to distribute or designate all taxable income to the unitholders of the REIT and to
deduct such distributions and designations for Canadian Income Tax purposes. Accordingly,
the REIT is not taxable on its income provided all of taxable income is designated to the
unitholders.

(h) Fair value

The fair value is the price that would be received to sell an asset or paid to transfer a
liability in an orderly transaction between market participants at the measurement date
under current market conditions. In certain circumstances, the initial fair value may be
based on other observable current market transactions, without modification or on a
valuation technique using market-based inputs.

Fair value measurements recognized in the consolidated statement of financial position are
categorized in accordance with the following levels:

Level 1: Quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2: Quoted prices in active markets for similar assets or liabilities or valuation
techniques where significant inputs are based on observable market data. 

Level 3: Valuation techniques for which any significant input is not based on observable 
market data. 

Each type of fair value is categorized based on the lowest level input that is significant to 
the fair value measurement in its entirety. 

The REIT measures investment properties at fair value at the end of each reporting period. 
Management estimates the fair value of its investment properties using the direct 
capitalization income method for most of its properties. For the REIT’s leasehold properties, 
management estimates the fair value using a combination of the direct capitalization 
income method and the direct comparison approach. For the direct capitalization income 
method, the fair value is determined by applying a capitalization rate to stabilized net 
operating income. The result is further adjusted for potential leasing costs, capital 
expenditures, and costs to stabilize income. Since significant adjustments may be made to 
key inputs, the REIT measures the fair value under level 3 of the fair value hierarchy. 
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3. Material accounting policies (continued) 
(i) Significant accounting judgments and estimates 

Judgments, estimates and assumptions that affect the application of accounting policies 
and the reported amounts of revenues, expenses, assets and liabilities are reviewed on an 
ongoing basis. Actual results may differ from these estimates. 

(i) Judgments 

In the process of applying the REIT’s accounting policies, management has made the 
following critical judgments, which have the most effect on the amounts recognized in 
the financial statements: 

Asset acquisitions 

The REIT periodically acquires individual investment properties. As disclosed in 
Note 2(b), at the time of acquisition, management considers whether or not the 
acquisition represents the acquisition of a business or an asset acquisition under  
IFRS 3, Business Combinations (“IFRS 3”). The determination is based on whether the 
investment property has an integrated set of activities acquired in addition to the 
property and the extent of ancillary services provided by the property. 

When the acquisition of a property does not represent a business, it is accounted for 
as an acquisition of a group of assets and liabilities.  

Lease contracts 

The REIT has entered into property leases on its investment property portfolio as the 
lessor. The REIT makes judgments in determining whether certain leases, in particular 
those leases with long contractual terms, are operating or finance leases. The REIT 
must assess each lease separately against land and building. The REIT has determined 
that all of its leases are operating leases as the REIT retained substantially all of the 
risks and benefits of ownership. 

Lessor entities 

The REIT incorporated two entities that act as lessors in their respective headleases. 
The REIT does not have power over the lessor entities nor exposure or rights to 
variable returns from its involvement in the lessor entities and, therefore, the entities 
are not consolidated under IFRS 10, Consolidated financial statements. 

(ii) Estimates 

The significant areas of estimation include the following: 

Valuation of investment properties 

The fair value of the investment properties is determined using recognized valuation 
techniques. Appraisals are performed annually for all properties, except for those 
acquired during the year, by accredited independent appraisers with recognized and 
relevant professional qualifications. Management reviews each appraisal and ensures 
that the assumptions used are reasonable and the final fair value amount reflects 
those assumptions used in the determination of the fair values of the investment 
properties. 
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3. Material accounting policies (continued) 
(i) Significant accounting judgments and estimates (continued) 

(ii) Estimates (continued) 

Valuation of investment properties (continued) 

The determination of the fair value of the investment properties requires the use of 
estimates such as future cash flows from assets (based on the review of anticipated 
cash flows involving assumptions relating to occupancy, rental rates and residual 
value, and overall repair and condition of the property) and capitalization rates 
applicable to those assets. These estimates are based on market conditions existing at 
the reporting date.  

The following approaches, either individually or in combination, are used by 
management, together with the appraisals, in their determination of the fair value of 
the investment properties:  

The Income Approach derives market value by estimating the future cash flows that 
will be generated by the investment property and then applying an appropriate 
capitalization rate or discount rate to those cash flows. This approach can utilize the 
direct capitalization method and/or the discounted cash flow analysis.  

The Direct Comparison Approach involves comparing or contrasting the recent sale, 
listing or optioned prices of properties comparable to the investment property and 
adjusting for any significant differences between them.  

Management reviews each third-party appraisal obtained and ensures the assumptions 
used by the appraisers are reasonable and the final fair value amount reflects those 
assumptions used in the various approaches above. Where an appraisal is not 
obtained at the reporting date, management reviews the approaches described above, 
for each investment property, and estimates the fair value.  

The significant assumptions used by management in estimating the fair value of 
investment property are set out in Note 4. 

Provisions 

Provisions are recognized by the REIT when: i) the REIT has a present legal or 
constructive obligation as a result of past events; ii) it is probable that an outflow of 
resources will be required to settle the obligation; and iii) the amount can be 
reasonably estimated. If the time value of money is material, provisions are 
discounted using a current rate that reflects the risk profile of the liability, and the 
increase to the provision due to the passage of time will be recognized as interest 
expense. 

(j) Standards, amendments and interpretations adopted 

There were no IFRS Accounting Standards as issued by the IASB adopted by the REIT in 
the current fiscal year that impacted the financial statements. 

At the date of authorization of the financial statements, the REIT has not applied the 
following revised IFRS Accounting Standards as issued by the IASB that have been issued 
but are not yet effective. 
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3. Material accounting policies (continued) 
(j) Standards, amendments and interpretations adopted (continued) 

IFRS 7 and IFRS 9 –Classification and Measurement of Financial Instruments 

In May 2024, the IASB issued Amendments to the Classification and Measurement of 
Financial Instruments – Amendments to IFRS 9 and IFRS 7. The amendments clarify the 
requirements related to the date of recognition and derecognition of financial assets and 
financial liabilities with an exception for derecognition of financial liabilities settled via an 
electronic transfer.  

The amendments are effective for annual reporting periods beginning on or after January 1, 
2026. 

IFRS 18, Presentation and Disclosure in the Financial Statements 

In April 2024, the IASB issued IFRS 18, Presentation and Disclosure in the Financial 
Statements (“IFRS 18”), which sets out the overall requirements for presentation and 
disclosures in the financial statements. The new standard will replace IAS 1, Presentation of 
Financial Statements (“IAS 1”). Although much of the substance of IAS 1 will be included in 
IFRS 18, the new standard incrementally will:  

 With a view to improving comparability amongst entities, require presentation in the 
statement of operations of a subtotal for operating profit and a subtotal for profit 
before financing and income taxes (both subtotals as defined in the new standard); 

 Enhance the requirements for aggregation and disaggregation of financial statement 
amounts; 

 Require limited changes to the statement of cash flows, including elimination of 
options for the classification of interest and dividend cash flows; and  

The standard is effective for annual reporting periods beginning on or after January 1, 
2027, with earlier adoption permitted. 

The REIT is assessing the impact of these future amendments but does not believe they 
will materially impact the financial statements. 

4. Investment properties 
The balance of the investment properties is as follows: 

2025 2024
$ $

Balance, beginning of year 236,643,274  222,423,133     
Purchase of new investment properties 49,351,187    1,262,408        
Capital additions 2,907,486       4,186,536        
Disposal of investment properties —                    —                    
Unrealized gain on revaluation of investment properties 7,609,781       8,771,197        

Balance, end of year 296,511,728  236,643,274      
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4. Investment properties (continued) 
The significant assumptions made to the fair value of the investment properties are: 

2025 2025
Weighted average Range

Capitalization rate (%) 4.45% 3.25% - 5.75%

2024 2024
Weighted average Range

Capitalization rate (%) 4.45% 3.50% - 5.75%  

Fair values are most sensitive to changes in the capitalization rates. An increase or decrease  
in the capitalization rate by 25 basis points would decrease or increase the fair value by  
$15.8 million or $17.7 million respectively.  

5. Loans 
Loans are secured by charges on the REIT’s investment properties which have a carrying value 
of $284,541,184. 

Weighted
average Weighted 2025

rate average Total
% term $

Fixed rate debt
CMHC insured fixed rate mortgages 3.03% 5.25 Years 115,032,965     
Fixed rate mortgages 3.86% 1.46 Years 31,948,141       

146,981,106     

Floating rate debt
Variable rate mortgages Prime + 0.55% 0.9 Years 1,196,481         

148,177,587     
Deferred financing costs (3,358,072)       

144,819,515     

As at December 31, 2025
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5. Loans (continued) 

Weighted
average Weighted 2024

rate average Total
% term $

Fixed rate debt
CMHC insured fixed rate mortgages 2.74% 6.27 Years 82,485,551         
Fixed rate mortgages 3.28% 2.04 Years 21,708,426         

104,193,977       

Floating rate debt
Non revolving term loans
Variable rate mortgages Prime + 0.5% 1.92 Years 439,318             

104,633,295       
Deferred financing costs (2,805,928)         

101,827,367       

As at December 31, 2024

 

2025 2024
$ $

Current portion of long term debt 24,617,741     2,829,693         
Current portion of unamortized mortgage 

transactions costs (805,010)        (476,858)          
Non current portion of long term debt 123,559,846   101,803,603     
Non current portion of unamortized mortgage 

transaction costs (2,553,062)     (2,329,071)       
144,819,515   101,827,367      

Scheduled principal repayments and maturities on loans for each of the next five years and 
thereafter are as follows: 

Scheduled
Principal Principal Total

payments maturities repayment
$ $ $

2026 3,509,319         21,108,422       24,617,741       
2027 2,854,360         5,437,192         8,291,552         
2028 2,483,678         19,660,729       22,144,407       
2029 2,323,535         14,227,417       16,550,952       
2030 1,987,535         18,004,021       19,991,556       
Thereafter 2,536,311         54,045,068       56,581,379       
Total 15,694,738       132,482,849     148,177,587      
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5. Loans (continued) 
The REIT had the following net finance costs during the year: 

2025 2024
$ $

Finance expense
Interest on

Line of credit 359,219          197,017            
Mortgages 4,543,222       2,999,358         

4,902,441       3,196,375         
Change in fair value of derivative financial instrument 157,886          41,477             
Deferred financing fees amortization expense 698,417          478,851            

Finance costs, net 5,758,744       3,716,703         

 

Line of credit 

The REIT has a line of credit of up to $8,500,000 ($12,000,000 in 2024), secured by certain 
investment properties, repayable on demand and bearing interest at the bank’s prime rate plus 
1.5% per annum.  

Under the terms of the loan agreements, the REIT is required to comply with certain loan 
covenants. As at December 31, 2025, all covenants were met.  

6. Unitholders’ equity 
Under the Declaration of Trust, the REIT is authorized to issue unlimited number of redeemable 
REIT units without par value. The Trustee has the power and authority, from time to time, for 
and on behalf of the REIT, to create one or more classes or series of units on such terms and 
conditions as may be determined by the Trustee.  

The REIT currently has two classes of units being Class A and Class F units. All Class A units 
allow for a trailer fee (an annual fee which may be paid by the REIT to registered securities 
dealers and exempt market dealers) of up to 1% of the Net Asset Value. Otherwise, all units of 
each class are entitled to participate equally with respect to distributions made. 

Unitholders can elect to either receive distributions in cash or participate in the Distribution 
Reinvestment Plan (“DRIP”). The DRIP allows holders to have cash distributions reinvested in 
additional units of the same class of units held. Unitholders can switch between receiving 
distribution in cash or participating DRIP at their discretion.  

(a) Unit issuance 

During the year, the REIT issued 476,372 (533,637 in 2024) units for gross proceeds of 
$8,696,257 ($9,168,320 in 2024).  



All Island Equity REIT 
Notes to the consolidated financial statements 
December 31, 2025 
(Expressed in Canadian dollars) 

 

Page 17 

6. Unitholders’ equity (continued) 
(b) Unit redemptions 

During the year, the REIT redeemed 157,661 (297,193 in 2024) units for total 
consideration of $2,866,487 ($5,093,030 in 2024). 

The total value of units tendered for redemption will be paid to a unitholder by way of a 
cash payment no later than the last day of the month following the calendar quarter in 
which the redemption request occurs, subject to the following limitations: 

(i) the total amount payable by the REIT by cash payment in respect of the redemption of 
units for the calendar quarter in which the redemption request occurs will not exceed 
$50,000; and 

(ii) the total amount payable by the REIT by cash payment in respect of the redemption of 
units in any twelve-month period ending at the end of the calendar quarter in which 
the redemption request occurs will not exceed 1/4 of 1% of the aggregate subscription 
price of all units that were issued and outstanding at the start of such twelve-month 
period. 

Notwithstanding the foregoing, the Trustee, in its sole discretion, may but will in no way be 
obligated, to make cash payments in excess of the limits set out in the Trust Declaration. 

To date, all units tendered for redemption have been paid by way of cash payment.  

(c) Payment of redemption price in specie 

If any of the conditions in (b)(i) and (b)(ii) above preclude the payment of the redemption 
request in cash, and the Trustee does not, in its sole discretion, waive such limitation in 
respect of all units tendered for redemption in any particular calendar quarter, the 
redemption amount shall be satisfied by way of any of the following methods to be selected 
by the Trustee, using its sole discretion: 

(i) the issuance of Trust Notes, equal to the redemption request; 

(ii) a distribution in specie to the unitholder of Limited Partnership units under the terms 
and conditions of the Limited Partnership Agreement, equal to the redemption 
request; or 

(iii) a distribution in specie to the unitholder of a number of debt securities equal to the 
redemption request. 

(d) Distributions 

During the year, the Trustee approved total distributions of $4,830,862 ($4,261,569 in 
2024) on the Class A and Class F units, of which $3,109,988 ($2,771,442 in 2024) was 
reinvested through the DRIP and $1,720,874 ($1,490,127 in 2024) was paid in cash.  

The distribution rate is determined by, among other considerations, the assessment of cash 
flows as determined using adjusted cash flows from operating activities and incorporating 
existing and anticipated circumstances of the REIT and ultimately approved by the Trustee, 
in its sole discretion. Distributions may be adjusted for amounts paid in prior periods if the 
actual adjusted cash flows from operating activities for those prior periods are greater or 
less than the estimates used for those prior periods. In addition, the Trustee may declare 
distributions out of the income and/or realized capital gains of the REIT to the extent such 
amounts have not already been paid, allocated or distributed. 



All Island Equity REIT 
Notes to the consolidated financial statements 
December 31, 2025 
(Expressed in Canadian dollars) 

 

Page 18 

7. Operating leases – REIT as Lessor 
The REIT has entered into leases with tenants on its investment property portfolio. The 
residential leases typically have initial lease terms of one year, then continue on a month-to-
month basis and the commercial tenants have initial lease terms ranging between one and five 
years with periodic upward revisions of the rental charge according to the prevailing market 
conditions. 

Future minimum lease payments for commercial tenants under non-cancellable operating leases 
in the aggregate and for each of the following periods are as follows: 

2025 2024
$ $

Within one year 1,058,649     1,005,758        
Two to five years 2,299,543     2,644,437        
Over five yeas —                    130,825           

3,358,192     3,781,020         

Victoria Leasehold Portfolio 

On November 16, 2021, the REIT purchased the freehold interest in a portfolio consisting of five 
properties in Victoria, BC. Four of the properties (the “Leasehold Properties”) have head leases 
registered on title that mature on 31 December 2073 (the “Leasehold Obligation”). 

These head leases are sub-leased to individual suites (the “Lessee Units”) in accordance with 
the terms and conditions of the leasehold contract. The contract allows the owners (the 
“Lessees”) of each sub-leased unit to occupy the Lessee Units until the maturity of the head 
lease. On maturity, the right to occupy the Lessee Units lapses and the Leasehold Obligation 
ceases. In aggregate, 276 Lessee Units are registered on title, of which, at December 31, 2025, 
the REIT owns 100 (95 in 2024) of the Lessee Units with the remaining 176 (181 in 2024) 
Lessee Units owned by third parties. 

Under the terms of the Leasehold Obligation, the Lessee Units do not pay rent but are 
responsible for their proportionate share of the costs incurred related to the respective 
Leasehold Properties, acting reasonably (the “Operating Costs”). Operating Costs include all 
amounts payable, including capital expenditures, and are paid monthly by the Lessees.  

The REIT recognizes any expenses incurred as it relates to the REIT’s ownership of the 100 
Lessee Units.  
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8. Capital management 
The REIT defines capital as the aggregate of unitholders’ equity and loans. The REIT’s objectives 
in managing capital are to maintain a level of capital that complies with investment and debt 
restrictions pursuant to the offering memorandum, complies with existing debt covenants, funds 
its business strategies and builds long-term unitholders’ value. The REIT’s capital structure is 
approved by the Board through its periodic reviews. The REIT is not subject to externally 
imposed capital requirements. 

9. Financial instruments 
For certain REIT financial instruments, including cash and cash equivalents, trade and other 
receivables, and trade payable and accruals, the carrying amounts approximate their fair values 
due to the immediate or short-term maturity of these financial instruments. 

The fair values of loans are determined by discounting the future contractual cash flow under 
current financing arrangements at discount rates that represent borrowing rates presently 
available to the REIT for loans with similar terms and maturity and measured under level 2 
fair value hierarchy. 

The following table presents the carrying amounts and fair values of the REIT’s financial 
instruments that are carried at amortized cost: 

 

Financial risk management 

The Board of the REIT has the overall responsibility for the establishment and oversight of the 
REIT’s risk management framework. The REIT’s risk management policies are established to 
identify and analyze the risks faced by the REIT, to set appropriate risk limits and controls, and 
to monitor risks and adherence to limits. Risk management policies and systems are reviewed 
regularly to reflect changes in market conditions and in response to the REIT’s activities.  

In the normal course of business, the REIT is exposed to several risks from its use of financial 
instruments. These risks, and the actions taken to manage them, are as follows:  

(a) Credit risk 

Credit risk is the risk of financial loss to the REIT if a tenant or counterparty to a financial 
instrument fails to meet its contractual obligations and arises principally from the REIT’s 
cash and cash equivalents and trade receivables from tenants. 

The REIT’s exposure to credit risk is influenced mainly by the individual characteristics of 
each tenant. The REIT minimizes the risk by checking tenants’ credit histories, requesting 
security deposits and initiating a prompt collection process. 

Carrying 2025    Carrying 2024   
amount Fair value amount Fair value 

$ $ $ $ 

Cash and cash equivalents 342,144     342,144    120,204   120,204   
Derivative financial instruments 56,975     56,975     214,860   214,860   
Trade and other receivables 496,447     496,447    275,913   275,913   
Trade payable and accruals 1,950,482    1,950,482     2,211,841   2,211,841    
Line of credit 3,707,516    3,707,516     1,469,977   1,469,977    
Loans 144,819,515     141,678,259  101,827,366     104,633,294   
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9. Financial instruments (continued) 
Financial risk management (continued) 

(a) Credit risk (continued) 

Trade and other receivables are comprised primarily of current balances owing and the 
REIT has not experienced any significant receivable write-offs. The REIT performs frequent 
reviews of its receivables and has determined there is no significant provision for doubtful 
accounts as at December 31, 2025 and 2024. 

The REIT places cash and cash equivalents with Canadian financial institutions with high 
credit ratings, and these financial institutions are expected to meet their obligations. 

(b) Interest rate risk 

Interest rate risk arises from the possibility that the value of, or cash flows related to, a 
financial instrument will fluctuate as a result of changes in market interest rates. The REIT 
is exposed to interest rate risk on the fixed rate loans should the REIT want to repay a loan 
prior to maturity due to changes in market interest rates. 

(c) Liquidity risk 

Liquidity risk is the risk that the REIT will not be able to meet its financial obligations as 
they fall due. Real estate property investments tend to be relatively illiquid, with the 
degree of liquidity generally fluctuating in relation to demand for and the perceived 
desirability of such investments. Such illiquidity may tend to limit the REIT’s ability to vary 
its portfolio promptly in response to changing economic or investment conditions. If the 
REIT was required to liquidate a real estate property investment, the proceeds to the REIT 
might be significantly less than the aggregate carrying value of such property. 

The REIT’s approach to managing liquidity is to ensure that it will have sufficient cash 
available to meet those liabilities which are not expected to be refinanced when they come 
due. As at December 31, 2025, the REIT reasonably expects that all mortgages with 
maturities in 2026 will be refinanced and has sufficient cash on hand to settle all other 
current liabilities. 

As disclosed in Note 6(c), the REIT is exposed to redemption risk. Should the REIT be 
precluded from paying the redemption request in cash, the payment will be made in specie.  

The following are the contractual maturities of financial liabilities as at December 31, 2025. 

Carrying Due in Over
amount 1 year 1 year

$ $ $

Trade payable and accruals 1,950,482     1,950,482     —                    
Line of credit 3,707,516     3,707,516     —                    
Loans 144,819,515 23,812,731   121,006,784  
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10. Related party transactions 
The REIT’s related parties consist of AIE Management Inc., directors, and key members of 
management. Transactions between the REIT and related parties were in the normal course of 
operations and were measured at fair value, which represented the amount of consideration 
established and agreed to by the related parties. 

Transactions with AIE Management Inc. (the “Manager”) 

The Manager is related to the REIT by virtue of having officers and directors in common with the 
REIT. The Manager is also the General Partner of the Limited Partnership. 

As of December 31, 2025, the Limited Partnership Agreement states that net income or loss of 
the Limited Partnership from the ordinary course of operations of the investment properties will 
be allocated as follows: 

 Firstly, 0.01% to the General Partner to a maximum of $100 per annum; and 

 Secondly, the balance of net income or loss shall be allocated to the REIT, as the sole 
Limited Partner. 

In connection with the services provided by the Manager under the Management Agreement 
(Note 11), the REIT incurred the following fees: 

2025 2024
$ $

Asset management fee 1,522,592     1,426,097        
Asset acquisition fee 503,738        15,776             
Financing fees 220,276        —                     
Repositioning fees 40,510           —                     

2,287,116     1,441,873         

In connection with the above fees, as at December 31, 2025, $84,055 ($31,088 in 2024) is 
included in accounts payable and accrued liabilities. 

Transactions with the Trustee  

The Trustee is related to the REIT by virtue of having officers and directors in common with the 
REIT. The Trustee has no business activities other than acting as Trustee of the REIT.  

During the years December 31, 2025 and 2024, there were no transactions with the Trustee.  

During the year ended December 31, 2025, the REIT incurred director fees of $131,771 
($112,500 in 2024).  
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11. Commitments 
Under terms of the Management Agreement between the REIT and the Manager, the REIT must 
pay the Manager:  

 An acquisition fee equal to 1.00% of the gross purchase price of each investment property 
purchased in the year; 

 An asset management fee up to 0.50% of the Gross Asset Value (defined as the fair 
market value of all assets of the REIT); 

 A disposition fee of 1.00% of the sales price of an investment property, provided that such 
fee will only be payable in the event that REIT must sell, transfer, assign or dispose of a 
property or interest therein to generate cash to satisfy redemptions of Limited Partnership 
units by the Trust; and 

 Re-positioning and financing fees if those services are provided by the Manager. 

Should the REIT or the Manager wish to terminate the Management Agreement under terms of 
the Management Agreement (the “Termination Event”) the REIT shall pay the Manager, in 
immediately available funds on the date of termination, an amount equal to the greater of:  
(1) twelve times the total amount of the asset management fee received and/or earned by the 
Manager during the most recently completed quarter on or prior to the termination date; and  
(2) $2,500,000, in each case, plus applicable taxes.  

The REIT shall not be required to pay the Manager the termination payment if the REIT 
terminates the Management Agreement for any other reason that does not constitute a 
Termination Event, including if the Manager is in breach of the contract, or is unable to 
discharge its duties thereunder. 
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