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You are invited to attend the special meeting (the “Meeting”) of the unitholders and special voting unitholders
(collectively, the “Unitholders”) of H&R Real Estate Investment Trust (the “REIT”) to be held on Monday, December 13,
2021 at 10:30 a.m. (Toronto time) as a virtualonly meeting via live audio webcast online at
www.virtualshareholdermeeting.com/HR2021Special.

November 5,2021

Dear fellow unitholder:

At the Meeting you will be asked to consider and, if thought advisable, pass a special resolution authorizing and
approvinga proposed plan of arrangement (the “Plan of Arrangement”) and related mattersinvolving the REIT and certain
other affiliated entities of the REIT. The Plan of Arrangement is intended to effect a tax-free spin-off of the REIT’s Primaris
assets, including all of the REIT’s enclosed malls, to a new stand-alone real estate investment trust as part of the REIT’s
repositioning strategy.

If the special resolution in respect of the Plan of Arrangement is passed without variation and the Plan of
Arrangement is implemented, it would, among other things and subject to certain conditions described in the attached
management information circular of the REIT dated November 5, 2021 (the “Circular”), result in Unitholders, through a
series of steps, receiving Series A units of a newly formed real estate investment trust to be called Primaris Real Estate
Investment Trust (“Primaris REIT”). After completion of the Plan of Arrangement, affiliates of Healthcare of Ontario
Pension Plan (“HOOPP”) will sell eight properties to Primaris REIT in consideration for units of Primaris REIT such that,
following the Plan of Arrangement and the HOOPP contribution of properties, Unitholders and HOOPP are expected to own
anapproximate 74% and 26% interest in Primaris REIT, respectively (on a partially diluted basis).

Unitholders who are unable to attend the Meeting are encouraged to vote online at www.proxyvote.com or by
telephone at 1-800-474-7493 (English) or 1-800-474-7501 (French), by entering their 16-digit control number printed on the
front of their form of proxy or voting instruction form and following the instructions provided. You may also complete, sign,
date and return the form of proxy or voting instruction form to Broadridge at Broadridge Investor Communications
Corporation, Attention: Data Processing Centre, P.O. Box 3700, STN Industrial Park, Markham, ON L3R 9Z9. In order to be
effective, proxies and voting instruction forms must be received no later than 10:30 a.m. (Toronto time) on December 9,2021
or, if the Meeting is adjourned or postponed, the last business day preceding the date of any adjournment or postponement
thereof.

Your vote is very important. Whether or not you plan to attend the Meeting, please submit your vote as soon as
possible to ensure your views are represented at the Meeting. You can vote using any one of the methods prescribed on the
applicable form of proxy or voting instruction form.

Thank you for your continued support of the REIT.

Sincerely,

ThomasJ. Hofstedter
Chief Executive Officer
H&R Real Estate Investment Trust
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H&R REAL ESTATE INVESTMENT TRUST
SUITE 500, 3625 DUFFERIN STREET, TORONTO, ONTARIO M3K 1N4

NOTICE OF SPECIAL MEETING OF UNITHOLDERS

NOTICE IS HEREBY GIVEN that the special meeting (the “Meeting”) of the unitholders (the “REIT
Unitholders™) and special voting unitholders (the “Special Voting Unitholders” and, together with the REIT Unitholders,
the “Unitholders™) of H&R Real Estate Investment Trust (the “REIT”) will be held as a virtual-only meeting via live audio
webcast online at www.virtualshareholdermeeting.com/HR2021Specialon Monday, December 13,2021 atthe hourof 10:30
a.m.(Toronto time) forthe following purposes:

(a)

(b)

©

in accordance with the interim order of the Court of Queen’s Bench of Alberta dated November 5, 2021 (the
“Interim Order”), to consider and, if deemed advisable, to pass, with or without variation, a special resolution,
substantially in the form attached as Schedule A to the accompanyingmanagement information circular dated
November 5, 2021 (the “Circular”), among other things, (i) ratifying, authorizing, confirming, approving and
adopting a plan of arrangement under the Business Corporations Act (Alberta) (the “Plan of Arrangement”),
(i1) ratifying, authorizing, confirming, approving and adopting an arrangement agreement, (iii) authorizing the
trustees of the REIT to enter into an amended and restated REIT Declaration of Trust (as defined in the
Circular), to give effect to the Plan of Arrangement and as a consequence of the Plan of Arrangement or
otherwise as contemplated in the Circular, together with such minor or clerical amendments to the REIT
Declaration of Trust as they, in their sole discretion, approve, (iv) approving the issuance of up to 26,140,914
units of Primaris Real Estate Investment Trust (“Primaris REIT”) (representing approximately 26% of the
issued and outstanding units of Primaris REIT (the “Primaris REIT Units”) on a partially diluted basis
following completion of the Plan of Arrangement and the other transactions described in the accompanying
Circular and assuming the Primaris REIT Units are consolidated on a 4:1 basis pursuant to the Plan of
Arrangement) to affiliates of Healthcare of Ontario Pension Plan, or as they may direct, as further described in
the accompanying Circular, and (v) authorizing any trustee or officer of the REIT to enter into, to execute or
cause to be executed on behalf of the REIT or to prepare and deliver or cause to be prepared and delivered all
such documents, agreements and instruments, including the amended and restated REIT Declaration of Trust
and any other documents, agreements and instruments involving the REIT, and cause to be done all such other
acts and things as such trustee or officer shall determine to be necessary or desirable in order to carry out the
intent of the foregoing resolution and the matters authorized thereby, such determination to be conclusively
evidenced by the execution or preparation and delivery of such document,agreement or instrument or thedoing
of any such act or thing;

if the Arrangement Resolution (as defined in the Circular) is passed, to consider and, if deemed advisable, to
pass, with or without variation, an ordinary resolution (the “Equity Plans Resolution”), the full text of which is
set forth in Schedule B to the accompanying Circular, approving, on behalf of Primaris REIT and the holders of
Series A units of Primaris REIT (the “Primaris REIT Units, Series A”) (i) the incentive unit plan and unit
option plan, respectively, of Primaris REIT, (ii) the reservation for issuance of up to 1,250,000 Primaris REIT
Units, Series A (assuming the Primaris REIT Units are consolidated on a 4:1 basis pursuant to the Plan of
Arrangement) for issuance underthe incentive unit plan, and (iii) thereservation for issuance of up to 3,000,000
Primaris REIT Units, Series A (assuming the Primaris REIT Units are consolidated on a 4:1 basis pursuant to
the Plan of Arrangement) for issuance under the unit option plan all as further described in the accompanying
Circular; and

to actupon such other mattersasmay properly come before the Meeting or any adjournment orpostponement
thereof.

The Circular provides additionalinformation relating to the mattersto be dealt with atthe Meeting and forms part of
this Notice. The trustees of the REIT have fixed November 2, 2021 as the Record Date for determining those Unitholders
entitled to receive notice of and vote atthe Meeting.



The board of trustees and management of the REIT have continued to actively monitor developments related to
COVID-19, including the directives from public health and government agencies. To mitigate risks to the health and safety of
the REIT’s communities, Unitholders, employees and other stakeholders, the Meeting will be held in a virtual-only format by
way of live audio webcast. Unitholders will need to visit www.virtualshareholdermeeting.com/HR2021Special to participate
in the Meeting, and log-in using the 16-digit control number included either on their proxy form or voting instruction form, as
applicable. The Meeting platform is fully supported across browsers and devices running the most updated version of
applicable software plug-ins. You should ensure you have a strong, preferably high-speed, internet connection wherever you
intend to participate in the Meeting. The Meeting will begin promptly at 10:30 a.m. (Toronto time) on December 13, 2021.
Online check-in will begin 15 minutes prior, at 10:15 a.m. (Toronto time). You should allow ample time for online check-in
procedures. For any technical difficulties experienced during the check-in process or during the Meeting, please call 1-800-
586-1548 (Canadaand U.S.) or 303-562-9288 (international) forassistance.

The webcast Meeting allows registered Unitholders and duly appointed proxyholders to attend the Meeting live,
submit questions by typing them into the “Ask a Question” text box and submit their vote while the Meeting is being held if
they have not done so in advance of the Meeting. Unitholders are reminded to retain their form of proxy and/or voting
instruction form, as your 16-digit control number is listed therein and provides access to the Meeting, to vote and ask
questions. Guests will be able to attend the Meeting through the live webcast only, by joining the webcast at
www.virtualshareholdermeeting.com/HR202 1Specialas a guest. Guests will not be able to submit questions or vote.

In accordance with the REIT’s sustainability policy, in connection with the Meeting, the REIT will be using the
Canadian Securities Administrators’ “notice-and-access” delivery model which allows the REIT to furnish the Circularand
the accompanying proxy-related materials (collectively, the “Meeting Materials™) to Unitholders over the Intemet resulting
in lower costs and a reduction in the environmental impact of the Meeting. Under notice-and-access, Unitholders will
continue to receive a proxy or voting instruction form enabling them to vote atthe Meeting, however instead of a papercopy
of the Meeting Materials, including the Circular, Unitholders will receive a notice with information on how they may access
the Meeting Materials, including the Circular, electronically. On or about November 12, 2021, the REIT intends to mail
Unitholders of record as of November 2, 2021 a notice with information about the notice-and-access process and voting
instructions, as well as a proxy or voting instruction form containing instructions on how to access the Meeting Materials.
UNITHOLDERS ARE REMINDED TO REVIEW THE CIRCULAR PRIOR TO VOTING. Unitholders with
questions about notice-and-access can call TSX Trust Company toll free at 1-888-433-6443. The Meeting Materials can be
viewed online at the following internet address: www.meetingdocuments.com/astca/hr. Please note that if you requesta paper
copy of the Circular, you will not receive a new form of proxy or voting instruction form, so you should retain these forms
sent to you in order to access the webcast Meeting, vote and ask questions accordingly through the 16-digit control number
assigned therein. Please note that only registered Unitholders and duly appointed proxyholders have the ability to vote at the
Meeting.

Unitholders who are unable to attend the Meeting are encouraged to vote online at www.proxyvote.com or by
telephone at 1-800-474-7493 (English) or 1-800-474-7501 (French), by entering their 16-digit control number printed on the
front of their form of proxy or voting instruction form and following the instructions provided. You may also complete, sign,
date and return the form of proxy or voting instruction form to Broadridge at Broadridge Investor Communications
Corporation, Attention: Data Processing Centre, P.O. Box 3700, STN Industrial Park, Markham, ON L3R 9Z9. In order to be
effective, proxies and voting instruction forms must be received no later than 10:30 a.m. (Toronto time) on December 9, 2021
or, if the Meeting is adjourned or postponed, the last business day preceding the date of any adjournment or postponement
thereof.

DATED at Toronto, Ontario this 5" day of November, 2021.

BY ORDER OF THE TRUSTEES OF
H&R REAL ESTATE INVESTMENT TRUST

—

e

ALEX AVERY
Executive Vice President, Asset Management & Strategic Initiatives
H&R Real Estate Investment Trust
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GLOSSARY
The following lists certain terms that shall have the meanings set forth below when used in this management
information circular (the “Circular”). These defined terms are not always used in and may not conform exactly to the
defined terms used in the schedules to this Circular or any agreements referred to therein.

“ABCA” meansthe Business Corporations Act (Alberta), asamended, including the regulations promulgated thereunder;

“allowable capital loss” hasthe meaningprovided under “Certain Canadian FederalIncome Tax Considerations—Taxation
of Holders Resident in Canada— Taxation of Capital Gains and Losses”;

“Arrangement” means the proposed arrangement under Section 193 of the ABCA on the terms and conditions set out in the
Plan of Arrangement, and any amendments, modifications or supplements thereto made in accordance with the terms thereof;

“Arrangement Agreement” means the arrangement agreement dated as of October 26, 2021, between the REIT and PRR
Investments, asamended, modified or supplemented from time to time;

“Arrangement Resolution” meansthe special resolutions of Unitholders authorizing and approvingthe Arrangement;

“Articles of Arrangement” means the articles of arrangement in respect of the Arrangement required under subsection
193(10) of the ABCA to be filed with the Registrar afterthe Final Order hasbeen madeto give effect to the Arrangement;

“Broadridge” means Broadridge Investor Communications Corporation or Broadridge Financial Solutions, Inc.;
“Business Day” meansa day which is nota Saturday, Sunday orstatutory holiday in the Province of Alberta or the Province
of Ontario, on which the principal commercialbanksin downtown Calgary and downtown Toronto are generally open for the

transaction of commercialbankingbusiness;

“CDS” means CDS Clearing and Depository Services Inc. or its nominee (which is, at the date hereof, CDS & Co.), together
with its successors from time to time;

“Certificate” means the certificate(s) or other confirmation(s) of filing to be issued by the Registrar pursuant to subsection
193(11) of the ABCA giving effect to the Arrangement;

“CIBC” means CIBC World MarketsInc., financialadvisor to the REIT;

“Code” meansthe InternalRevenue Code (United States), as in effect from time to time;

“Consideration” means the price payable by Primaris REIT to HOOPP (or as HOOPP may direct) pursuant to the Purchase
and Sale Agreement, consisting of some combination (at the election of HOOPP) of Primaris REIT Units, Series A and/or
Primaris REIT Non-Voting Units, Series B, collectively representing approximately 26% of the total issued and outstanding
Primaris REIT Units (on a partially diluted basis taking into account New Primaris Master LP Exchangeable Units and
Primaris REIT Incentive Units) and a non-interest bearing promissory note in an amount equal to approximately $200.21
million;

“Court” meansthe Court of Queen’s Bench of Alberta;

“CRA” meansthe CanadaRevenue Agency;

“CRA Ruling” hasthe meaningprovided under“Summary of Transactions”;

“CRAL Limited” means CRAL Class B Limited, an affiliate of Canadian Realty Advisors Limited (formerly H&R Property
Management Ltd.);

“Depositary” means TSX Trust Company, in its capacity as depositary for the Arrangement, or such other person chosen by
the REIT to actas depositary forthe Arrangement;



“Distribution” means the delivery of all of the then issued and outstanding Primaris REIT Units, Series A to the REIT
Unitholders pursuant to the Plan of Arrangement;

“Effective Date” meansthe date shown on the Certificate issued by the Registrar giving effect to the Arrangement;

“Effective Time” means 12:01 a.m. (Toronto time) on the Effective Date or such other time on the Effective Dateas may be
specified in the Notice of Determination;

“Equity Plans Resolution” means the ordinary resolution of the Unitholders to approve, on behalf of Primaris REIT and the
holders of Primaris REIT Units, Series A, the equity-based compensation plans, as further described in this Circular, for
Primaris REIT;

“Existing REIT Option” meansa REIT Option outstandingas of the Effective Time;

“Fairness Opinion” has the meaning provided under “The Arrangement — Fairness Opinion”, a copy of which is attached as
Schedule E;

“Final Order” meansthe final order to be made by the Court approvingthe Plan of Arrangementto be applied for following
the Meeting pursuant to the provisions of Section 193 of the ABCA, assuch order may beaffirmed,amended ormodified by
any court of competent jurisdiction;

“H&R Class B Units” meansthe HRMSLP Class B Units and the Portfolio LP Class B Units;
“Holder” hasthe meaningprovided under “Certain Canadian FederalIncome Tax Considerations”;

“HOOPP” means, collectively, HOOPP Realty Inc., Lansdowne Mall Inc. and Lansdowne Industrial Inc., affiliates of
Healthcare of Ontario Pension Plan, each of which is arm’s length to the REIT;

“HOOPP Contribution” means the indirect sale by HOOPP of the HOOPP Properties to Primaris REIT, as described under
“Purchaseand Sale Agreement”;

“HOOPP Properties” means the properties to be indirectly acquired by Primaris REIT pursuant to the Purchase and Sale
Agreement, asmore particularly described in Schedules G, I, and L;

“HRMSLP Class B Units” means the Exchangeable GP Units of H&R REIT Management Services Limited Partnership, a
limited partnership formed under the laws of the Province of Manitoba and a subsidiary partnership of the REIT entitling
holders to cash distributions from H&R REIT Management Services Limited Partnership determined by reference to the cash
distributions on a REIT Unit and which are exchangeable in accordance with their terms for REIT Units (as well as a nominal
amount of cash);

“Incentive Units” means incentive units granted under the REIT Incentive Unit Plan which was established in 2013, as
amended, modified or supplemented from time to time, which are to be settled, upon vesting, in cash, REIT Units, or any
combination thereof;

“Initial Primaris REIT Unit” means the Primaris REIT Unit, Series A to be issued to the REIT on formation of Primaris
REIT;

“Initial Primaris Subscription Note” means a demand promissory note in the principal amount of $10.00 to be issued by
the REIT to Primaris REIT on the formation of Primaris REIT;

“Initial Primaris Trustee” means the CEO of the REIT, or such other person as may be appointed by the REIT in
accordance with the Primaris REIT Declaration of Trust;

“Interim Order” means the interim order of the Court with respect to the Arrangement under subsection 193(4) of the
ABCA, dated November 5, 2021, confirming, among other things, the calling and holding of the Meeting and the voting
thereat, as such order may be affirmed, amended or modified by any court of competent jurisdiction, a copy of which is
included at Schedule C to this Circular;



“Intermediary” means with respect to REIT Units, an intermediary with whom a Non-Registered Unitholder deals in respect
of REIT Units;

“Legacy PRR Limited Partnerships” means the limited partnerships specified in the Notice of Determination in which PRR
Trust holds a substantial interest inmediately before the Qualifying Disposition and in which the REIT also directly holds a
nominallimited partnerinterest;

“Legacy Retail Liabilities” means the liabilities of the REIT associated with the Legacy Retail Transferred Properties, if
any,asset outin the Notice of Determination;

“Legacy Retail Transferred Properties” means the Canadian retail properties, if any, held directly by the REIT as of the
Effective Time and identified assuch in the Notice of Determination;

“Legacy Retail Transferred Properties Consideration” means the issuance of the limited partnership interests of Primaris
LP specified as such in the Notice of Determination and the assumption by Primaris LP of the Legacy Retail Liabilities;

“Meeting” means the special meeting of Unitholders to be held on December 13, 2021 including any adjournment(s) or
postponement(s) thereof, to consider and (i) to vote upon the Arrangement Resolution, (ii) subject to the approval of the
Arrangement Resolution, to vote upon the Equity Plans Resolution, and (iii) to act upon such other matters as may properly
come before the Meeting or any adjournment or postponement thereof;

“New Primaris Master GP Trust” means New Primaris Master GP Trust, a unit trust to be formed under the laws of the
Province of Ontario prior to the Effective Time, with the REIT asthe sole beneficiary;

“New Primaris Master LP” means New Primaris Master LP, a new limited partnership to be formed under the laws of the
Province of Ontario, with the REIT as the sole limited partnerand New Primaris Master GP Trust as the sole general partner;

“New Primaris Master LP Exchangeable Units” means Class B exchangeable limited partnership units of New Primaris
Master LP entitling holders to cash distributions from New Primaris Master LP determined by reference to the cash
distributions on a Primaris REIT Unit and which are exchangeable in accordance with their terms for Primaris REIT Units;

“New Primaris Master LP Note” means a non-interest bearing, demand promissory note, issued by New Primaris Master
LP pursuant to the Plan of Arrangement and having a principal amount equal to the fair market value of the New Primaris
Master LP Exchangeable Units to be issued to the REIT pursuant to the Plan of Arrangement, as specified in the Notice of
Determination;

“New REIT Option” means a REIT Option issued in exchange for an Existing REIT Option pursuant to the Plan of
Arrangement;

“Nominal REIT Distribution” means the distribution to be paid by the REIT pursuant to step 14 of the Plan of
Arrangement;

“Nominee Corporations” means the corporations that own bare legal title to the real properties indirectly held by the REIT
through the Retail Segment Property as of immediately prior to the Qualifying Disposition, as specified for greater certainty
in the Notice of Determination;

“Non-Registered Unitholder” means a beneficial holder of REIT Units or Special Voting Units, as applicable, that holds its
Units or Special Voting Units, as applicable, through an Intermediary;

“Non-Resident Holder” hasthe meaningprovided under “Certain Canadian FederalIncome Tax Considerations— Taxation
of Holders Not Resident in Canada”;

“Notice” meansthe notice of the Meeting accompanyingthe Circular;
“Notice of Appearance” means a notice of appearance that must be served and filed by the REIT securityholder or other

person who wishes to appear, or to be represented, and to present evidence or arguments at the hearing in respect of the Final
Order;



“Notice of Determination” means a notice to be executed by the parties to the Arrangement two Business Days prior to the
Effective Date specifying: (i) the Effective Time; (ii) the Legacy Retail Transferred Properties; (iii) the Legacy Retail
Transferred Properties Consideration; (iv) the Legacy PRR Limited Partnerships; (v) the Legacy Retail Liabilities; (vi) the
principal amount of the New Primaris Master LP Note; (vii) the Post-Plan Trustees; (viii) the Nominee Corporations; (ix) the
Primaris Master LP Property; (x) the limited partnership units of Primaris LP included in the Primaris Property; (xi) the
Primaris Redemption Price; (xii) the PRR Trust Payables; (xiii) the PRR Trust Receivables; (xiv) the Spin-out Primaris REIT
Units; (xv) the Spin-out Primaris Subscription Amount; (xvi) the respective interests in Primaris Master LP held by the REIT
and Old Primaris GP Trust immediately prior to Step 3 of the Plan of Arrangement; (xvii) the amount of the distribution to be
paid by PRR Trust in Step 5 of the Plan of Arrangement; (xviii) the additional limited partnership interests in New Primaris
Master LP to be issued to the REIT pursuant to Step 9 of the Plan of Arrangement; (xix) the number of Primaris REIT
Options for which each REIT Option held by an employee of Primaris REIT (or any of its subsidiaries) will be exchanged
pursuantto Step 19 ofthe Plan of Arrangement; (xx) the numberof REIT Options for which each Primaris REIT Option held
by an employee of the REIT (or any of its subsidiaries) will be exchanged pursuant to Step 20 of the Plan of Arrangement;
(xxi) the number of Primaris REIT Units, Series A to be receivable on the settlement of the Primaris REIT Incentive Units
received in exchange for Incentive Units pursuant to Step 21 of the Plan of Arrangement, for each REIT Unit and Primaris
REIT Unit, Series A receivable on the settlement of such Incentive Units immediately before such exchange; (xxii) the
number of New Primaris Master LP Exchangeable Units to be subscribed for by the REIT in Step 23 of the Plan of
Arrangement and the subscription price payable therefor; (xxiii) the ratio by which the Primaris REIT Units will be
consolidated or split in Step 25 of the Plan of Arrangement; and (xxiv) such other mattersas may be agreed upon between the
parties;

“Old Primaris GP Trust” means Primaris Master GP Trust, an inter vivos trust formed under the laws of the Province of
Ontario;

“Plan of Arrangement” means the plan of arrangement under Section 193 of the ABCA, as set forth in Schedule D to this
Circular, and any amendment, modification orsupplement made in accordance with the terms thereof;

“Portfolio LP” means H&R Portfolio Limited Partnership, a limited partnership formed under the laws of the Province of
Manitoba and a subsidiary partnership of Portfolio LP Trust;

“Portfolio LP Class B Units” means Class B limited partnership units of Portfolio LP entitling holders to cash distributions
from Portfolio LP determined by reference to the cash distributions on a REIT Unit and which are exchangeable in
accordance with their terms for REIT Units (as well as a nominalamount of cash);

“Portfolio LP Trust” means H&R Portfolio LP Trust, a unit trust formed under the laws of the Province of Ontario and a
subsidiary trust of the REIT;

“Post-Plan Trustees” means the individuals specified in the Notice of Determination to be the trustees of Primaris REIT
upon the completion of the Plan of Arrangement, which individuals must be permissible as trustees of Primaris REIT in
accordance with the Primaris REIT Declaration of Trust;

“Primaris GP Trust” means Primaris GP Trust, a unit trust to be formed under the laws of the Province of Ontario prior to
the Effective Time, with the REIT as the sole beneficiary;

“Primaris LP” means Primaris Limited Partnership, a limited partnership to be formed under the laws of the Province of
Ontario prior to the Effective Time, with the REIT as the sole limited partner and Primaris GP Trust as the sole general
partner;

“Primaris Master LP” means Primaris Master Limited Partnership, a limited partnership formed under the laws of the
Province of Ontario, the sole general partner of which is Old Primaris GP Trust and the sole limited partner of which is the
REIT;

“Primaris Master LP Property” means all of the properties held by Primaris Master LP as of the Effective Time, as
specified in the Notice of Determination;

“Primaris Property” means (i) all of the limited partnership units of Primaris LP, other than a nominal interest, as specified
in the Notice of Determination; (i) all of the units of Primaris GP Trust; and (iii) the PRR Trust Receivables;



“Primaris Property Purchase Agreement” means the purchase agreement to be entered into between the REIT and New
Primaris Master LP for the acquisition of the Primaris Property by New Primaris Master LP atthe time specified therein;

“Primaris Redemption Price” meansthe redemption price payable forfractionalunits of Primaris REIT pursuantto Step 25
of'the Plan of Arrangement, as specified in the Notice of Determination;

“Primaris REIT” meansan unincorporated open-ended unit trust to be established under the laws of the Province of Ontario
to participate in the Plan of Arrangement, called Primaris Real Estate Investment Trust;

“Primaris REIT Declaration of Trust” means the Declaration of Trust of Primaris REIT, as amended, modified or
supplemented from time to time;

“Primaris REIT Incentive Unit Plan” means an incentive unit plan to be adopted by Primaris REIT providing for the
granting of incentive units which may be settled, upon vesting, in cash, Primaris REIT Units, Series A, or a combination of
the two;

“Primaris REIT Incentive Units” means incentive units to be issued by Primaris REIT under the Primaris REIT Incentive
Unit Plan;

“Primaris REIT Non-Voting Units, Series B” means non-voting units of participating interest in Primaris REIT designated
in the Primaris REIT Declaration of Trust as “Series B units”, each such unit representing an equal undivided beneficial

interest, together with the Primaris REIT Units, Series A, in Primaris REIT;

“Primaris REIT Option Plan” means the option plan to be adopted by Primaris REIT providing for the granting of options
exercisable for Primaris REIT Units, Series A;

“Primaris REIT Options” means options to be issued by Primaris REIT under the Primaris REIT Option Plan which will be
exercisable for Primaris REIT Units, Series A;

“Primaris REIT Units” means the Primaris REIT Units, Series A and the Primaris REIT Non-Voting Units, Series B, or any
ofthem as the context may require, but for the avoidance of doubt doesnotinclude Primaris Special Voting Units;

“Primaris REIT Units, Series A” means units of participating interest in Primaris REIT designated in the Primaris REIT
Declaration of Trust as “Series A units”, each such unit representing an equal undivided beneficial interest, together with the
Primaris REIT Non-Voting Units, Series B, in Primaris REIT;

“Primaris Special Voting Units” means non-participating special voting units of Primaris REIT, which will not entitle the
holder to any distribution from, or property of, Primaris REIT and which may be created in accordance with the provisions of

the Primaris REIT Declaration of Trust;

“Primaris Spin-out Properties” means the properties to be acquired by Primaris REIT pursuant to the Plan of Arrangement,
asmore particularly described in Schedules F, H, and L;

“Primaris Trusteeco” means Primaris Trustee Inc., a corporation to be formed under the laws of the Province of Alberta
prior to the Effective Time, with the REIT as the sole shareholder;

“Primaris Voting Units” means, collectively, the Primaris REIT Units, Series A and Primaris Special Voting Units;
“PRR Investments” means PRR InvestmentsInc.,a corporation existing under the laws of the Province of Alberta;
“PRR Trust” means PRR Trust, a unit trust formed under the laws of the Province of Ontario;

“PRR Trust Payables” means certain intercompany debts owing by the REIT to PRR Trust as described in the Notice of
Determination;

“PRR Trust Receivables” means certain intercompany debts owing by PRR Trust to the REIT as described in the Notice of
Determination;



“Purchase and Sale Agreement” means the purchase and sale agreement dated October 26, 2021 between the REIT,
HOOPP, and the otherparties thereto, assuch agreement may be amended, modified or supplemented in accordance with its
terms, providing forthe sale of the HOOPP Properties indirectly by HOOPP to Primaris REIT;

“Qualifying Disposition” hasthe meaningprovided under “The Arrangement— Steps Effectingthe Arrangement”;
“Record Date” meansNovember2,2021;

“Registered Unitholder” means a registered holder of REIT Units or Special Voting Units, as applicable, as recorded in the
unitholder register forUnits or Special Voting Units, asapplicable;

“Registrar” means the registrar appointed under Section 263 of the ABCA;

“REIT” means H&R Real Estate Investment Trust, a unit trust formed under the laws of the Province of Ontario, or, where
the context so requires, the trustees of H&R Real Estate Investment Trust acting in their capacity as trustees;

“REIT Declaration of Trust” meansthe Declaration of Trust of the REIT dated November4, 1996, asamended and restated
as of August 8, 1997, May 27,1999, May 24,2001, July 21,2005, June 23,2006, May 18,2007, October 1,2008, May 15,
2009, August 12,2010, August 11, 2011, June 25, 2012, June 28, 2013, July 10, 2014, June 24, 2016, June 27,2017 and
August 31, 2018, governed by the laws of the Province of Ontario, pursuant to which the REIT was created, as further
amended, supplemented oramended and restated from time to time;

“REIT Exception” has the meaning provided under “Certain Canadian Federal Income Tax Considerations — Status of the
REIT, Primaris REIT and Subsidiaries — SIFT Rules”;

“REIT Incentive Unit Plan” meansthe incentive unit plan of the REIT, asamended, modified or supplemented from time to
time;
“REIT Option Plan” meansthe option plan of the REIT providing forthe granting of options exercisable for REIT Units;

“REIT Options” meansoptionsissued by the REIT under the REIT Option Plan which are exercisable for REIT Units;

“REIT PSUs” has the meaning provided under “The Arrangement — Steps Effecting the Arrangement — Effect of the
Arrangement on Incentive Units”;

“REIT RSUs” has the meaning provided under “The Arrangement — Steps Effecting the Arrangement — Effect of the
Arrangement on Incentive Units”;

“REIT Transfer Percentage” means the quotient, expressed as a percentage, obtained by dividing (a) the amount by which
the fair market value of a REIT Unit is reduced as a result of the Qualifying Disposition, by (b) the fair market value of a
REIT Unit immediately before the Qualifying Disposition;

“REIT Trustees” means the individuals who act as trustees of the REIT in accordance with and subject to the provisions of
the REIT Declaration of Trust;

“REIT Unitholders” meanstheholders of the REIT Units, and “REIT Unitholder” meansany one of them;

“REIT Units” means units of participating interest in the REIT, each such unit representing an equal undivided beneficial
interest in the REIT, but, for the avoidance of doubt,doesnotinclude Special Voting Units;

“Resident Holder” has the meaning provided under “Certain Canadian Federal Income Tax Considerations — Taxation of
Holders Resident in Canada”;

“Retail Segment Property” means the following property held by the REIT immediately prior to the Qualifying Disposition:
(i) the REIT’s limited partnership interest in New Primaris Master LP; (ii) the units of New Primaris Master GP Trust; (iii)
the REIT’s remaining limited partnership interest in Primaris LP; (iv) the units of PRR Trust; (v) the REIT’s remaining
limited partnership interests in the Legacy PRR Limited Partnerships in which the REIT has a direct interest; (vi) the shares



of Primaris Management Inc.; (vii) the shares of Primaris Trusteeco; and (viii) the shares of any Nominee Corporations held
by the REIT immediately before the Qualifying Disposition;

“SIFT Rules” has the meaning provided under “Certain Canadian Federal Income Tax Considerations - Status of the REIT,
Primaris REIT and Subsidiaries — SIFT Rules™;

“Special Voting Unitholders” means the holders of the Special Voting Units, and “Special Voting Unitholder” means any
one of them;

“Special Voting Units” means, collectively, the units of the REIT designated as “Special Voting Units” under the REIT
Declaration of Trust, and “Special Voting Unit” meansany one of them;

“Spin-out Primaris REIT Units” means a number of Primaris REIT Units, Series A equal to the number of REIT Units
outstandingasof'the Effective Time asset out, for reference, in the Notice of Determination;

“Spin-out Primaris Subscription Amount” meansthe amountsetoutassuch in the Notice of Determination;

“Spin-out Primaris Subscription Note” means the demand promissory note to be issued by the REIT to Primaris REIT
pursuantto Step 10 of the Plan of Arrangement, in a principal amount equalto the Spin-out Primaris Subscription Amount;

“Tax Act” meansthe Income Tax Act (Canada)and the regulations thereunder, asamended;
“Tax Proposals” hasthe meaningprovided under “Certain Canadian FederalIncome Tax Considerations”;

“taxable capital gain” hasthe meaningprovided under “Certain Canadian FederalIncome Tax Considerations— Taxation of
Holders Resident in Canada — Taxation of Capital Gains and Losses”;

“Transfer Agent” means TSX Trust Company, in its capacity as transfer agent for the REIT Units or the Primaris REIT
Units, Series A, asapplicable;

“TSX” meansthe Toronto Stock Exchange;

“Unitholders” means the holders of REIT Units and Special Voting Units (as the context may require), and “Unitholder”
meansany one of them;

“Units” meansthe REIT Units and the Special Voting Units (as the context may require);

“U.S. Securities Act” means the United States Securities Act of 1933, as amended, and the rules and regulations
promulgated thereunder; and

“Voting Agreement” means an agreement between the REIT and the holders of HRMSLP Class B Units, to be entered into
in accordance with Step 24 of the Plan of Arrangement, providing for the REIT to exercise the voting rights with respect to
Primaris Special Voting Units held by the REIT in accordance with directions from such holders, subject to the terms thereof.



NOTICE TO SECURITYHOLDERS IN THE UNITED STATES

THE SECURITIES ISSUABLE IN CONNECTION WITH THE ARRANGEMENT HAVE NOT BEEN
APPROVED OR DISAPPROVED BY THE U.S. SECURITIES AND EXCHANGE COMMISSION (“SEC”) OR
SECURITIES REGULATORY AUTHORITIES IN ANY STATE, NOR HAS THE SEC OR THE SECURITIES
REGULATORY AUTHORITIES IN ANY STATE PASSED UPON THE FAIRNESS OR MERITS OF THE
ARRANGEMENT OR UPON THE ADEQUACY OR ACCURACY OF THE INFORMATION CONTAINED IN THIS
CIRCULAR. ANY REPRESENTATION TO THE CONTRARY IS A CRIMINAL OFFENCE.

THIS CIRCULAR DOES NOT CONSTITUTE AN OFFER TO SELL, OR A SOLICITATION OF AN OFFER TO
PURCHASE, THE SECURITIES TO BE ISSUED UNDER THE ARRANGEMENT, OR THE SOLICITATION OF A
PROXY, IN ANY JURISDICTION, TO OR FROM ANY PERSON TO WHOM IT IS UNLAWFUL TO MAKE SUCH AN
OFFER, SOLICITATION OF AN OFFER OR PROXY SOLICITATION IN SUCH JURISDICTION. ANY
RESPONSIBILITY OF THE REIT FOR ANY THIRD PARTY’S NON-COMPLIANCE WITH THE LAWS IN SUCH
JURISDICTION IS EXPRESSLY DISCLAIMED.

Issuance of the Primaris REIT Units, Series A pursuant to the Plan of Arrangement is exempt from the registration
requirements of the U.S. Securities Act. Any offers to resell or resales of the Primaris REIT Units received pursuant to the
Plan of Arrangement by persons who, immediately prior to the Arrangement, were “affiliates” (as defined under the U.S.
Securities Act) ofthe REIT are subject to restrictions under the U.S. Securities Act.

The REIT is an unincorporated trust created by the REIT Declaration of Trust under, and governed by, the laws of
the Province of Ontario. The solicitation of proxies and the transactions contemplated in this Circular involve securities of a
Canadian issuer and are being effected in accordance with Canadian corporate and securities laws. Unitholders should be
aware that disclosure requirements under Canadian securities laws are different from requirements under U.S. securities laws.
The financial statements in the schedules to this Circular were prepared in accordance with IFRS as issued by the
International Accounting Standards Board, which differs in certain respects from U.S. GAAP.

The enforcement by investors of civil liabilities under U.S. federal securities laws may be affected adversely by the
factthatthe REIT is an unincorporated trust created by the REIT Declaration of Trust under, and governed by, the laws of the
Province of Ontario, that some of their officers and trustees are not residents of the U.S., that their auditors are not residents
ofthe U.S. and thata substantial portion of their respective assets are located outside the U.S. You may notbe ableto sue the
REIT or their officers or trustees, or enforce judgments of a U.S. court, in a Canadian court for violations of U.S. securities
laws.

This Circular does not address the U.S. tax consequences of the Arrangement for Unitholders who are U.S.
taxpayers. Such persons are urged to consult their own tax advisors regarding the U.S. tax consequences of the Arrangement.

FORWARD-LOOKING STATEMENTS

Certain information in this Circular contains forward-looking information within the meaning of applicable
securities laws (also known as forward-looking statements) including, among others, statements relating to the Arrangement
(including the proposed terms of, and matters relating to, the Arrangement; the expected benefits of the Arrangement to, and
resulting treatment of, Unitholders and holders of options and incentive units; the anticipated effects of the Arrangement; the
satisfaction of the conditions precedent or receipt of consents, exemptions, approvals and rulings required for the
Arrangement; the tax treatment of the Arrangement; and the expected timing of the Arrangement); the anticipated approval of
the Arrangement and the Equity Plans Resolution by Unitholders and the Court, as applicable; the receipt of any required
regulatory approvals and consents (including the conditional and final approval of the TSX); statements relating to the
objectives of the REIT; strategies to achieve those objectives, including the REIT’s strategic repositioning plan and the
distributions expected to be payable by the REIT and Primaris REIT, respectively, following the Arrangement; the REIT’s
beliefs, plans, estimates, projections and intentions; similar statements concerning anticipated future events, results,
circumstances, performance orexpectations thatare not historical facts; and the forecasted financialresults of Primaris REIT,
including the assumptions contained in such forecast, for the period set out in Schedule K to this Circular.

EEINNT3 LTINS

Forward-looking statements generally can be identified by words such as “outlook”, “objective”, “may”, “will”,
“expect”, “intend”, “estimate”, “anticipate”, “believe”, “should”, “plans”, “project”, “budget” or “continue” or similar
expressions suggesting future outcomes or events. Such forward-looking statements reflect the REIT’s current beliefs and are

based on information currently available to management.



Forward-looking statements are provided for the purpose of presenting information about management’s current
expectations and plansrelating to the future and readers are cautioned that such statements may notbe appropriate for other
purposes. These statements are not guarantees of future performance and are based on the REIT’s estimatesand assumptions
that are subject to risks and uncertainties, including those described herein under “Risk Factors” and those discussed in the
REIT’s materials filed with the Canadian securities regulatory authorities from time to time, which could cause the actual
results and performance of the REIT to differ materially from the forward-looking statements contained in this Circular. The
REIT expects such risks and uncertainties would also apply to the REIT, Primaris REIT, the REIT Units and the Primaris
REIT Units, after completion of the Arrangement. Those risks and uncertainties include, among other things, risks related to:
the satisfaction of conditions precedent or receipt of consents, exemptions, approvals and rulings required for the
Arrangement not being obtained; the potential benefits of the Arrangement not being realized; the risk of tax liabilities as a
result ofthe Arrangement; the delay in completing the Arrangement; the failure to complete the Arrangement for any reason;
the business of the REIT (COVID-19; real property ownership; current economic environment; credit risk and tenant
concentration; lease rollovers; interest rates and debt; construction; currency; liquidity; cyber-security; financing credit;
environmental and climate change matters; co-ownership interest in properties; joint arrangements and investments;
dependence on key personnel; failure to complete acquisitions; competition for real property investments; and potential
conflicts of interest) and securities of the REIT and Primaris REIT (prices of the REIT’s and Primaris REIT’s securities;
availability of cash for distributions; credit ratings; ability to access capital markets; tax; tax applicable to Unitholders and
holders of Primaris REIT Units; dilution; liability of Unitholders and holders of Primaris REIT Units; the right to redeem
REIT Units and Primaris REIT Units; investment eligibility of REIT Units or Primaris REIT Units; debentures of the REIT;
inability of the REIT to purchase debentures of the REIT on a change of control; and statutory remedies available to
Unitholders and holders of Primaris REIT Units).

Material factors or assumptions that were applied in drawing a conclusion or making an estimate set out in the
forward-looking statements include that the general economy is gradually recovering as a result of the COVID-19 pandemic,
the extent and duration of which is unknown; debt markets continue to provide access to capital at a reasonable cost,
notwithstanding the ongoing economic downturn; the assumptions made in connection with the anticipated benefits of the
Arrangement; the anticipated approval of the Arrangement by Unitholders and the Court; the anticipated receipt of any
required consents, exemptions, approvalsand rulings; the expectation thatthe parties to the Arrangement Agreement and the
Purchase and Sale Agreement will comply with its terms and conditions; the expectation that no event, change or other
circumstance will occur that could give rise to the termination of the Arrangement Agreement or the Purchase and Sale
Agreement; and assumptions concerming currency exchange and interest rates. The REIT cautions that this list of factors is
notexhaustive. Although the forward-looking statements contained in this Circular are based upon whatthe REIT believe are
reasonable assumptions, there can be no assurance that actual results will be consistent with these forward-looking
statements.

Readers are also urged to examine the REIT’s materials filed with the Canadian securities regulatory authorities
from time to time as they may contain discussions on risks and uncertainties which could cause the actual results and
performance of the REIT and, after completion of the Arrangement, Primaris REIT to differ materially from the forward-
looking statements contained in this Circular. Neither Primaris REIT nor any of its respective trustees or officers in their
capacity as such, assumes any responsibility for the completeness of the information contained in the REIT’s materials filed
with the Canadian securities regulatory authorities or for any failure of the REIT or its trustees or officers to disclose events
or facts which may have occurred or which may affect the significance or accuracy of any such information.

All forward-looking statements in this Circular are qualified by these cautionary statements. These forward-looking
statements are made only as of November 5, 2021 and neither of the REIT nor Primaris REIT, except as required by
applicable Canadian law, assumes any obligation to update or revise them to reflect new information or the occurrence of
future events or circumstances.

REPORTING CURRENCIES AND ACCOUNTING PRINCIPLES

Unless otherwise indicated, all references to “$” or “dollars” in this Circular refer to Canadian dollars and all
references to “US$” or “U.S. $” in this Circular refer to U.S. dollars.

NON-GAAP FINANCIAL MEASURES

This Circular includes references to the REIT’s funds from operations (“FFO”) and the net operating income
(“NOI”) from the Primaris properties, which are non-Generally Accepted Accounting Principles (“GAAP”) information that
should not be construed as an alternative to comprehensive income (loss) or cash provided by operations as prescribed by
GAAP, and may not be comparable to similar measures presented by other issuers as there is no standardized meaning of
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FFO or NOI under GAAP. Management believes FFO and NOI are meaningful measures of operating performance.
Unitholders are encouraged to refer to the REIT’s combined Management’s Discussion and Analysis for the year ended
December 31,2020 available on SEDAR atwww.sedar.com for further discussion ofthe REIT’s FFO as presented herein.
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INTRODUCTION

This Circular is furnished in connection with the solicitation of proxies by and on behalf of the management
of the REIT for use at the Meeting to be held on December 13, 2021 and any adjournment or postponement thereof
for the purposes set forth in the accompanying Notice. It is expected that the solicitation will be primarily by mail, but
proxies may also be solicited by telephone, online or other personal contact by employees of the REIT. The costs of
solicitation will be borne by the REIT. The REIT may also engage a proxy solicitation firm on market terms to solicit proxies
in favour of the resolutions described herein. The information contained herein is given as at November 5, 2021, except
where otherwise indicated.

GENERAL INFORMATION

The Meeting will be held in a virtual-only format by way of live audio webcast. Unitholders will need to visit
www.virtualshareholdermeeting.com/HR2021Special to participate in the Meeting, and log-in using the 16-digit control
number included either on your proxy form or voting instruction form, as applicable. You must retain your control number
located on the proxy form and/or voting instruction form in order to access the webcast Meeting, vote and ask
questions. The Meeting platform is fully supported across browsers and devices running the most updated version of
applicable software plug-ins. Unitholders should ensure they have a strong, preferably high-speed, internet connection
wherever they intend to participate in the Meeting. The Meeting will begin promptly at 10:30 a.m. (Toronto time) on
December 13, 2021. Online check-in will begin starting 15 minutes prior, at 10:15 a.m. (Toronto time). Unitholders should
allow ample time for online check-in procedures. For any technical difficulties experienced during the check-in process or
during the Meeting, please call 1-800-586-1548 (Canadaand U.S.) or 303-562-9288 (international) forassistance.

The webcast Meeting allows Registered Unitholders and duly appointed proxyholders to attend the Meeting live,
submit questions by typing them into the “Ask a Question” text box and submit their vote while the Meeting is being held if
they have not done so in advance of the Meeting. Non-Registered Unitholders will have the ability to access the Meeting
through the live webcast and ask questions. Guests will be able to attend the Meeting through the live webcast only, by
joining the webcast at www.virtualshareholdermeeting.com/HR2021Special as a guest. Guests will not be able to submit
questions or vote.

In accordance with the REIT’s sustainability policy, the REIT is utilizing the Canadian Securities Administrators’
notice-and-access delivery model for distribution of this Circular to Registered Unitholders and Non-Registered Unitholders.
Notice-and-access is a set of rules that allows issuers to post electronic versions of proxy-related materials (such as proxy
circulars) on-line, via the SEDAR website at www.sedar.com and one other website, rather than mailing paper copies of such
materials to Unitholders.

Notice-and-access directly benefits the REIT through a substantial reduction in both postage and printing costs and
also promotes environmental responsibility by decreasing the large volume of paper documents generated by printing proxy-
related materials.

Itis anticipated that copies of proxy-related materials will be distributed to Registered Unitholders and Non-Registered
Unitholders on or about November 12, 2021 pursuant to the notice-and-access regime. It is anticipated that a notice with
information about the notice-and-access process and voting instructions as well as a proxy or voting instruction form
(collectively, the “meeting materials”) will be distributed to Unitholders on or about November 12,2021.

Registered Unitholders and Non-Registered Unitholders with questions about notice-and-access can call the REIT’s
Transfer Agent, TSX Trust Company,tollfree at 1-888-433-6443.

Registered Unitholders and Non-Registered Unitholders may obtain paper copies of this Circular by postal delivery
at no cost to them. Requests may be made up to one year from the date the Circular was filed on www.sedar.com by
contacting TSX Trust Company toll free at 1-888-433-6443 or via e-mail to fulfilment@astfinancial.com.In ordertoreceive
the Circular in sufficient time to allow for review and return of the proxy by no later than 10:30 a.m. (Toronto time) on
December 9, 2021, a request for paper copies should be sent so that it is received by TSX Trust Company no later than the

end of business on November 29,2021.
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PROXY MATTERS
Appointment and Revocation of Proxies

If you are a Registered Unitholder, a form of proxy is enclosed with the meeting materials and, if it is not your
intention to attend and vote at the Meeting, you are asked to complete and return the form of proxy in the envelope provided.
The proxy must be executed by the Registered Unitholder or the attorney of such Registered Unitholder, duly authorized in
writing. Proxies may be voted online at www.proxyvote.com or by telephone at 1-800-474-7493 (English) or 1-800-474-
7501 (French), by entering the 16-digit control number printed on the front of the proxy and following the instructions
provided. Proxies may also be deposited with Broadridge by mail to Broadridge Attention: Data Processing Centre, P.O. Box
3700, STN Industrial Park, Markham, ON L3R 9Z9. In order to be effective, proxies must be received no later than 10:30
a.m. (Toronto time) on December 9, 2021 or, if the Meeting is adjourned or postponed, the last Business Day preceding the
date of any adjournment or postponement thereof.

The persons named in the enclosed form of proxy are trustees or officers of the REIT. A Registered Unitholder
may appoint a proxyholder (who is not required to be a Unitholder), other than any person designated in the form of
proxy, to attend and act on such Registered Unitholder’s behalf at the Meeting, either by inserting such other desired
proxyholder’s name in the blank space provided on a form of proxy or by substituting another proper form of proxy.
Registered Unitholders are encouraged to appoint such other person (other than the named proxyholders) online at
www.proxyvote.com as this will reduce the risk of any mail disruptions in the current environment and will allow the
Registered Unitholder to easily share the appointee information they have created with the person they have appointed to
represent them atthe Meeting. Ifa Registered Unitholder does not designate the appointee information when completing their
form of proxy or doesnot provide the exact appointee identification numberand appointee name to the person who has been
appointed to accessand vote atthe Meeting on such Registered Unitholder’s behalf, their appointee will notbe able to access
the Meeting and vote on such Registered Unitholder’s behalf.

Registered Unitholders MUST provide their appointee with the EXACT NAME and EIGHT CHARACTER
APPOINTEE IDENTIFICATION NUMBER to access the Meeting. Appointees can only be validated at the Meeting
using the EXACT NAME and EIGHT CHARACTER APPOINTEE IDENTIFICATION NUMBER that is entered by a
Registered Unitholder. IF A REGISTERED UNITHOLDER DOES NOT CREATE AN EIGHT CHARACTER
APPOINTEE IDENTIFICATION NUMBER, THEIR APPOINTEE WILL NOT BE ABLE TO ACCESS THE
MEETING.

A Registered Unitholder who hasgiven a proxy pursuant to this solicitation may revokeit as to any matteron which
a vote has not already been cast by voting again on the internet or by phone or by any other means permitted by law.
Registered Unitholders who are unable to revoke their proxy on the internet or by phone, may revoke their instructions by an
instrument in writing executed by the Registered Unitholder or by the attorney of such Registered Unitholder authorized in
writing or, if REIT Units or Special Voting Units are held by a corporation, under the corporation’s corporate seal or by an
officer or attorney of the corporation duly authorized. The written instrument must be submitted by email to the Manager —
Corporate Development of the REIT at gdavis@hr-reit.com before the last Business Day preceding the date of the Meeting or
any adjournment or postponement thereof at which the proxy is to be used.

Non-Registered Unitholders

In many cases, REIT Units or Special Voting Units beneficially owned by a Non-Registered Unitholder are
registered either:

(a) in the name of an Intermediary that the Non-Registered Unitholder deals with in respect of the REIT Units
or Special Voting Units, such as, among others, banks, trust companies, securities dealers or brokers and
trustees or administrators of self-administered RRSPs, RRIFs, RESPs, RDSPs, TFSAs and similar plans; or

(b) in thename ofa clearing agency (such as CDS) of which the Intermediary is a participant.

In accordance with the requirements of National Instrument 54-101 — Communication with Beneficial Owners of

Securities of a Reporting Issuer, the REIT has distributed copies of the “notice-and-access” meeting materials to the clearing

agencies and Intermediaries for onward distribution to Non-Registered Unitholders.

Intermediaries are required to forward meeting materials to Non-Registered Unitholders unless a Non-Registered
Unitholder has waived the right to receive them. Typically, Intermediaries will use a service company (such as Broadridge) to
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forward the meeting materials to Non-Registered Unitholders. The REIT is a “Participating Issuer” under Broadridge’s
Electronic Delivery Procedures. Non-Registered Unitholders who have enrolled in Broadridge’s Electronic Delivery
Procedures (at www.investordelivery.com or www.proxyvote.com) will have received from Broadridge an email notification
that the meeting materials are available electronically, which notification includes a hyperlink to the page on the Internet
where the meeting materials can be viewed. Generally, Non-Registered Unitholders who have not waived the right to receive
meeting materials willbe given a voting instruction form which must be completed and signed by the Non-Registered
Unitholder in accordance with the directions on the voting instruction form; voting instruction forms sent by Broadridge
permit the completion of the voting instruction form by telephone or through the Internet at www.proxyvote.com, by entering
the 16-digit control numberprinted on the front of the voting instruction form and following the instructions provided.

The purpose of these procedures is to permit Non-Registered Unitholders to direct the voting of the Units they
beneficially own. Should a Non-Registered Unitholder who receives a voting instruction form wish to attend and vote at the
Meeting in person (or have another person attend and vote on behalf of the Non-Registered Unitholder), the Non-Registered
Unitholder should follow the corresponding instructions on the voting instruction form. Non-Registered Unitholders should
carefully follow the instructions of their Intermediaries and their service companies.

A Non-Registered Unitholder who wants to revoke his or her voting instructions must contact his or her
Intermediary in respect of such instructions and comply with any applicable requirements imposed by such Intermediary. An
Intermediary may notbe able to revoke such instructions if it receives insufficient notice of revocation.

The REIT will pay for an Intermediary to deliver proxy materials to objecting beneficial owners. The meeting
materials sent to non-objecting beneficial owners and objecting beneficial owners who have not waived the right to receive
the meeting materials will be accompanied by a voting instruction form. By returning the voting instruction form in
accordance with the instructions noted thereon, a beneficial owner is able to instruct the voting of the Units owned by it.
Voting instruction forms should be completed and returned in accordance with the specific instructions noted thereon. The
purpose of this procedure is to permit Non-Registered Unitholders to direct the voting of the Units which they beneficially
own.

Voting of REIT Units and Special Voting Units

REIT Units and Special Voting Units represented by proxies will be voted or withheld from voting in accordance
with the instructions of the Unitholder and, if the Unitholder specifies a choice with respect to any matter to be acted upon at
the Meeting, such REIT Units and Special Voting Units represented by properly executed proxies will be voted accordingly.
Registered Unitholders may vote online atthe Meeting by following the instructions provided when accessing the Meeting.

If no specification is made to vote the said REIT Units and/or Special Voting Units against the Arrangement
Resolution and the Equity Plans Resolution, a proxyholder will vote the REIT Units and/or Special Voting Units IN
FAVOUR OF the Arrangement Resolution and, subject to the approval of the Arrangement Resolution, IN FAVOUR
OF the Equity Plans Resolution.

Broadridge will serve asindependentscrutineer atthe Meeting and will tabulate allvotes atthe Meeting.
Exercise of Discretion by Proxy

The enclosed form of proxy confers discretionary authority upon the persons named therein with respect to
amendments to matters identified in the Notice and with respect to such other matters as may properly come before the
Meeting or any adjournment or postponement thereof. At the date of this Circular, management of the REIT is not aware of
any amendments or other matters to come before the Meeting other than the matters referred to in the Notice. With respect to
amendments to matters identified in the Notice or other matters that may come before the Meeting, REIT Units and Special
Voting Units will be voted by the persons so designated in their discretion.

Voting at Meeting and Quorum

On November 2, 2021, 288,431,251 REIT Units and 9,500,000 Special Voting Units were issued and outstanding.
Each REIT Unit and each Special Voting Unit entitles its holder to one vote at the Meeting. REIT Unitholders and/or Special
Voting Unitholders of record at the close of business on November 2, 2021, the Record Date established for determining
Unitholders entitled to receive notice of and vote at the Meeting, will be entitled to vote at the Meeting, or any adjournment
or postponement thereof, either in person or by proxy.
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To be approved, the Arrangement Resolution must be approved by the affirmative vote of not less than two-thirds of
the votes cast at the Meeting by REIT Unitholders and Special Voting Unitholders, voting together. Other than the
Arrangement Resolution, and unless otherwise required by law or the REIT Declaration of Trust, every question coming
before the Meeting or any adjournment or postponement thereof (including the Equity Plans Resolution) shall be decided by
the majority of the votes cast at the Meeting by REIT Unitholders and Special Voting Unitholders, voting together, on the
question. The quorum at the Meeting or any adjournment or postponement thereof shall consist of at least two individuals
present in person, each of whom is a holder of REIT Units or Special Voting Units or a proxyholder representing such holder
of REIT Units or Special Voting Units, and who hold or represent by proxy not less than 25% of the combined total number
of outstandingREIT Units and Special Voting Units as atthe Record Date for the Meeting.

QUESTIONS AND ANSWERS
Q: What am I voting on?

A: Unitholders are voting on the Arrangement Resolution and, subject to the approval of the Arrangement
Resolution, the Equity Plans Resolution, all as set outin further detail herein.

Q: What is the purpose of the Arrangement?

A: The Arrangement is intended to effect a tax-free spin-off of the REIT’s Primaris properties, including all of
the REIT’s enclosed malls, to Primaris REIT as part of the REIT’s strategic repositioning plan. If the
Arrangement Resolution is passed without variation and the Plan of Arrangement is implemented, this
would, among other things and subject to certain conditions described in this Circular, result in
Unitholders, through a series of steps, receiving one Primaris REIT Unit, Series A for each four REIT Units
(assuming a 4:1 consolidation pursuant to the Plan of Arrangement) they hold at the Effective Time. After
completion of the Arrangement, HOOPP will sell eight properties to Primaris REIT in consideration for
Primaris REIT Units such that, following the Arrangement and the HOOPP Contribution, REIT
Unitholders and HOOPP are expected to own an approximate 74% and 26% interest in Primaris REIT,
respectively.

Who is entitled to vote?

Unitholders as of the close of business on the Record Date (being November 2,2021) are entitled to vote.
Each REIT Unit entitles the holder to one vote on those items of business as identified in the Notice and
each Special Voting Unit entitles the holder to one vote on those items of business as identified in the
Notice. If you acquired your REIT Units or Special Voting Units after the Record Date, please refer to the
answer to the question “What if ownership of REIT Units or Special Voting Units hasbeen transferred a fter

the Record Date?”.
Q: How do I vote?
A: There are two ways you can vote your REIT Units and Special Voting Units if you are a Registered

Unitholder. You may vote at the Meeting by following the instructions provided online at the Meeting, or
youmay complete the form of proxy appointingthe named persons or some otherperson you choose, who
need not be a Unitholder, to represent you as proxyholder and vote your REIT Units or Special Voting
Units at the Meeting. If your Units are held in the name of a nominee, please refer to the answer to the
question “If my Units are not registered in my name but are held in the name of a nominee (a bank, trust
company, securities broker, trustee or other), how do I vote my Units?” to determine how you may vote
your Units. Proxies may be voted online at www.proxyvote.com or by telephone at 1-800-474-7493
(English) or 1-800-474-7501 (French), by entering the 16-digit control number printed on the front of the
form of proxy and following the instructions provided. Proxies to be used at the Meeting may also be
deposited with Broadridge by mail to Broadridge Investor Communications Corporation, Attention: Data
Processing Centre, P.O. Box 3700, STN Industrial Park, Markham, ON L3R 9Z9. In order to be effective,
proxies must be received no later than 10:30 a.m. (Toronto time) on December 9,2021 or, if the Meeting is
adjourned or postponed, the last Business Day preceding the date of any adjournment or postponement
thereof.
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What if I plan to access the Meeting and vote online during the Meeting?

If you are a Registered Unitholder and plan to access the Meeting and wish to vote your REIT Units or
Special Voting Units online during the Meeting, do not complete or return the form of proxy. You MUST
retain your 16-digit control number located on your form of proxy. You may vote online during the
Meeting and your vote will be counted at the Meeting. If your Units are held in the name of a nominee and
you wish to access the Meeting, please refer to the answer to the question “If my Units are not registered in
myname butare held in thename of a nominee (a bank, trust company, securities broker, trustee or other),
how do I vote my Units?” forvoting instructions.

Who is soliciting my proxy?

Your proxy is being solicited by management and the associated costs will be borne by the REIT. It is
expected that the solicitation will be primarily by mail, but proxies may also be solicited by telephone or
other personal contact by employees of the REIT. The REIT may also engage a proxy solicitation firm on
market terms to solicit proxies in favourofthe resolutions described herein.

What if I sign the form of proxy that has been mailed to me?

Signing the form of proxy gives authority to Mr. Thomas J. Hofstedter, the President and Chief Executive
Officer (the “CEO” or “Chief Executive Officer”) of the REIT or failing him, Mr. Larry Froom, the Chief
Financial Officer (the “CFO” or “Chief Financial Officer”) of the REIT, or to another person you have
appointed, to vote your REIT Units or your Special Voting Units atthe Meeting.

Can I appoint someone other than these representatives to vote my REIT Units or Special Voting
Units?

Yes. Write the name of this person, who need not be a Unitholder, in the blank space provided in the form
of proxy. You are encouraged to appoint such other person (other than the named proxyholders) as your
proxyholder online at www.proxyvote.com as this will reduce the risk of any mail disruptions in the current
environment and will allow you to easily sharethe appointee information you have created with the person
you have appointed to represent you at the Meeting. If you do not designate the appointee information
when completing your form of proxy or do not provide the exact appointee identification number and
appointee name to the person (other than the named proxyholders) who has been appointed to access and

vote at the Meeting on your behalf, your appointee will not be able to access the Meeting and vote on your
behalf.

You MUST provide your appointee with the EXACT NAME and EIGHT CHARACTER APPOINTEE
IDENTIFICATION NUMBER to access the Meeting. Appointees can only be validated at the Meeting
using the EXACT NAME and EIGHT CHARACTER APPOINTEE IDENTIFICATION NUMBER
that is entered by you. IF YOU DO NOT CREATE AN EIGHT CHARACTER APPOINTEE
IDENTIFICATION NUMBER, YOUR APPOINTEE WILL NOT BE ABLE TO ACCESS THE
MEETING.

What do I do with my completed proxy?

For Registered Unitholders, you may vote your proxy online at www.proxyvote.com or by telephone at 1-
800-474-7493 (English) or 1-800-474-7501 (French), by entering the 16-digit control number printed on
the front of the form of proxy and following the instructions provided. Proxies to be used at the Meeting
may also be deposited with Broadridge by mail to Broadridge Investor Communications Corporation,
Attention: Data Processing Centre, P.O. Box 3700, STN Industrial Park, Markham, ON L3R 9Z9. In order
to be effective, proxies must be received no later than 10:30 a.m. (Toronto time) on December 9, 2021 or, if
the Meeting is adjourned or postponed, the last Business Day preceding the date of any adjournment or
postponement thereof. This will ensure that your vote is recorded. For Non-Registered Unitholders who
receive materials through their broker or other Intermediary, such Non-Registered Unitholder should
complete and return the voting instruction form in accordance with the instructions provided by their broker
or other Intermediary.
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If I change my mind, can I take back my proxy once I have given it?

Yes. If you change your mind and wish to revoke your proxy, you may revoke your proxy by voting again
on the internet or by phone or by any othermeans permitted by law. If you are unable to revoke your proxy
on the internet or by phone, youmay prepare a written statement revokingyour proxy. The statementmust
be signed by you or your attorney as authorized in writing or, if REIT Units or Special Voting Units are
held by a corporation, under the corporation’s corporate seal or by an officer or attorney of the corporation
duly authorized. The written instrument must be submitted by email to the Manager — Corporate
Development of the REIT at gdavis@hr-reit.com before the last Business Day preceding the date of the
Meeting or any adjournment or postponement thereof at which the proxy is to be used.

How will my REIT Units and/or Special Voting Units be voted if I give my proxy?

REIT Units and/or Special Voting Units represented by proxies will be voted or withheld in accordance
with the instructions of the holder thereof at the Meeting. If the Unitholder specifies a choice with respect
to any matter to be acted upon at the Meeting, such Unitholder’s REIT Units and/or Special Voting Units
represented by properly executed proxies will be voted accordingly.

With respect to the Arrangement Resolution and the Equity Plans Resolution, REIT Unitholders and/or
Special Voting Unitholders have the option of voting their REIT Units and/or Special Voting Units either
IN FAVOUR OF or AGAINST such resolutions. If no specification is made to vote the said REIT Units
and/or Special Voting Units AGAINST such resolutions, a proxyholder will vote such REIT Units and/or
Special Voting Units IN FAVOUR OF these resolutions.

What if amendments are made to these matters or other matters are brought before the Meeting?

The form of proxy confers discretionary authority upon the persons named therein with respect to
amendments to matters identified in the Notice and with respect to such other matters as may properly
come before the Meeting or any adjournment or postponement thereof. At the date of this Circular,
management of the REIT is not aware of any amendments or other matters to come before the Meeting
other than the matters referred to in the Notice. With respect to amendments to matters identified in the
Notice or other matters that may come before the Meeting, REIT Units and Special Voting Units will be
voted by the persons so designated in their discretion.

How many REIT Units and Special Voting Units are entitled to vote?

As of the Record Date, November 2,2021, there were 288,431,251 REIT Units outstanding and 9,500,000
Special Voting Units outstanding. Each holder of REIT Units and/or Special Voting Units has one vote for
each REIT Unit and/or Special Voting Unit held atthe close of business on the Record Date atthe Meeting.

What if ownership of REIT Units or Special Voting Units has been transferred after the
Record Date?

The REIT Declaration of Trust provides that only a holder of REIT Units or Special Voting Units of record
at the close of business on the Record Date is entitled to vote at the Meeting, even where such Unitholder
has since that date disposed of his or her REIT Units or Special Voting Units, and no Unitholder becoming
such after the Record Date will be entitled to receive notice of and vote at the Meeting or any adjournment
or postponement thereof.

How will the votes be counted?

Broadridge will serve asindependent scrutineer atthe Meeting and will tabulate allvotes atthe Meeting.

If my Units are not registered in my name but are held in the name of a nominee (a bank, trust
company, securities broker, trustee or other), how do I vote my Units?

Generally, Non-Registered Unitholders who have not waived the right to receive meeting materials will be
given a voting instruction form which must be completed and signed by the Non-Registered Unitholder in
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accordance with the directions on the voting instruction form; voting instruction forms sent by Broadridge
permit the completion of the voting instruction form by telephone or through the Internet at
www.proxyvote.com, by entering the 16-digit control number printed on the front of the voting instruction
form and following the instructions provided.

The purpose of these procedures is to permit Non-Registered Unitholders to direct the voting of the REIT
Units or Special Voting Units they beneficially own. Should a Non-Registered Unitholder who receives a
voting instruction form wish to access and vote at the Meeting (or have another person attend and vote on
behalf of the Non-Registered Unitholder), the Non-Registered Unitholder should follow the corresponding
instructions on the voting instruction form. In either case, Non-Registered Unitholders should carefully
follow the instructions of their Intermediaries and their service companies. Please refer to “Proxy Matters —
Non-Registered Unitholders” above in this Circular.

Q: Why is the Arrangement being proposed?

With a view to enhancing Unitholder value, the REIT is proposing to effect a tax-free spin-off of the
REIT’s Primaris properties, including all of the REIT’s enclosed malls, to Primaris REIT as part of the
REIT’s repositioning strategy. The REIT Trustees are recommending that Unitholders vote IN FAVOUR
OF the Arrangement Resolution authorizing the Plan of Arrangement for the following reasons (among
others):

o The spin-out of Primaris REIT is expected to provide management of the REIT and Primaris REIT
with a sharper business focus for execution of short-term and long-term strategic plans and to enhance
the ability of each of the REIT and Primaris REIT to pursue its independent strategic objectives.

e The Arrangement will provide Unitholders with ownership of two separate investments, each of which
is primarily focused on different objectives. The REIT Trustees believe that the creation of a new real
estate investment trust will provide Unitholders with additional investment flexibility with respect to
exposure to each type of investment, as they will hold a separate direct interest in each of the two
publicly-traded trusts.

e The Arrangement and operational focus resulting from the Arrangement are expected to allow
investors and analysts to more accurately compare and evaluate the REIT and Primaris REIT on a
stand-alone basis against appropriate peers, benchmarks and performance criteria specific to that
particular business. It is expected that the separate publicly-traded trusts will, in the aggregate, achieve
a higher valuation compared to the valuation that would be accorded if all of the REIT’s properties
continued to be held within the same publicly-traded trust.

See “The Arrangement — Reasons for the Arrangement” and “The Arrangement — Background to the
Transaction”.

PRINCIPAL HOLDERS OF REIT UNITS AND SPECIAL VOTING UNITS

To the knowledge of the trustees and officers of the REIT, no person or company beneficially owns, or controls or
directs, directly or indirectly, REIT Units carrying 10% or more of the votes attached to the outstanding REIT Units. CRAL
Limited beneficially owns 9,500,000 Special Voting Units, representing 100% of the Special Voting Units, or 3.2% of the
totalcombined REIT Units and Special Voting Units eligible to vote atthe Meeting.
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SUMMARY OF TRANSACTIONS

In accordance with the Interim Order, (a) REIT Unitholders and Special Voting Unitholders are being asked to
consider and, if thought fit, to pass, with or without variation, the Arrangement Resolution, substantially in the form attached
as Schedule A to this Circular, authorizing and approving the Plan of Arrangement. If the Arrangement Resolution is passed
without variation, and the Plan of Arrangement is implemented, it would result in the completion of certain transactions in
the course of which the following would occur:

(1) each holder of REIT Units will receive one Primaris REIT Unit, Series A for every four REIT Units held
(assuming a 4:1 consolidation of, and subject to any differing consolidation or split of, such Primaris REIT
Units, Series A pursuant to the Plan of Arrangement as described below), such that REIT Unitholders will
continue to hold their REIT Units and will also hold Primaris REIT Units, Series A representing the same
proportionate interest in each of the REIT and Primaris REIT immediately following completion of the
Arrangement;

(i1) Primaris REIT would indirectly acquire, through a series of transactions and by way of a “qualifying
disposition” pursuant to the Tax Act, the Primaris retail assets and business of the REIT;

(iii) the amendment and restatement of the REIT Declaration of Trust as may be necessary or desirable to give
effect to the Plan of Arrangement and as a consequence of the Plan of Arrangement, or as otherwise
contemplated in this Circular; and

(iv) a simplification of the REIT’s structure by eliminating certain subsidiaries of the REIT, including Primaris
Master LP, Old Primaris GP Trust, and PRR Investments.

See “The Arrangement — Steps Effecting the Arrangement” for a more detailed description of the Plan of
Arrangement.

In addition, subject to the terms of the Purchase and Sale Agreement, following completion of the Arrangement, it is
expected that the HOOPP Properties will be sold to Primaris REIT for the Consideration, which includes Primaris REIT
Units. Following closing of the Arrangement and the HOOPP Contribution, the REIT Unitholders and HOOPP are expected
to own an approximate 74% and 26% interest in Primaris REIT, respectively (on a partially diluted basis taking into account
the New Primaris Master LP Exchangeable Units and the Primaris REIT Incentive Units). Following these transactions, it is
expected that Primaris REIT would own, indirectly, 35 properties encompassing 11.4 million square feet of gross leasable
area, at Primaris REIT’s ownership share. See “Purchase and Sale Agreement”. The Primaris REIT Non-Voting Units, Series
B will not be included in the denominator fordilution calculation purposes of the TSX going-forward.

See Schedule L for disclosure relating to the Primaris Spin-out Properties and related business and the HOOPP
Properties, Schedule F and H for combined carve-out financial statements for the Primaris Spin-out Properties and related
business and related management’s discussion and analysis, and Schedule G and I for combined carve-out financial
statements for the HOOPP Properties and related management’s discussion and analysis. See Schedule J for pro forma
financialstatements of Primaris REIT.

These transactions are part of the REIT’s strategic repositioning plan, announced on October27,2021,to transform
from being a diversified real estate investment trust into a simplified, growth-oriented real estate investment trust, with
increased multi-residential and industrial exposure, surfacing value through its significant development pipeline.

Immediately following completion of the Plan of Arrangement, Unitholders will continue to hold their REIT Units
and/or Special Voting Units, as applicable, and holders of REIT Units will also hold Primaris REIT Units, Series A. The
REIT Units will continue to trade on the TSX under the ticker symbol “HR.UN” and Primaris REIT Units, Series A are
expected to trade on the TSX under the ticker symbol “PMZ.UN”, subject to TSX approval.

The REIT has applied for an advance income tax ruling (the “CRA Ruling”) from the CRA in connection with the
Arrangement. The REIT will not complete the Arrangement without receiving a favourable CRA Ruling. Provided that a
favourable CRA Ruling is obtained, the REIT believes that the Arrangement will occur on a tax-deferred basis for Canadian
federalincome tax purposes.
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The text of the Arrangement Resolution is found at Schedule A to this Circular. The Arrangement Resolution must
be approved by at least two-thirds of the votes cast by holders of REIT Units and Special Voting Units, voting together,
present in person or by proxy at the Meeting. Unless the REIT Unitholder or Special Voting Unitholder, as applicable,
specifies in the applicable form of proxy that persons named therein are to vote against the Arrangement Resolution,
such persons intend to vote IN FAVOUR OF the Arrangement Resolution authorizing the Plan of Arrangement. The
REIT Trustees recommend that REIT Unitholders and Special Voting Unitholders vote IN FAVOUR OF the
Arrangement Resolution authorizing the Plan of Arrangement.
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THE ARRANGEMENT
Reasons for the Arrangement

On October27,2021,the REIT announced thatthe REIT Trustees, acting with the advice and assistance of financial
and legal advisors, had carefully evaluated the Arrangement and thatthe REIT Trustees: (i) determined thatthe Arrangement
is fair to Unitholders; (i) determined that the Arrangement is in the best interests of the REIT; (iii) recommended that
Unitholders vote in favour of the Arrangement Resolution; and (iv) authorized the entering into by the REIT of the
Arrangement Agreement and the Purchase and Sale Agreement. In reaching these determinations, the REIT Trustees
considered, amongother things, the following factors:

® Jmproved Market Understanding and Unitholder Value — The Arrangement and operational focus resulting from the
Arrangement are expected to allow investors and analysts to more accurately compare and evaluate the REIT and
Primaris REIT on a stand-alone basis against appropriate peers, benchmarks and performance criteria specific to that
particularbusiness. It is expected that the separate publicly-traded trusts will, in the aggregate, achieve a higher valuation
compared to the valuation that would be accorded if all of the REIT’s properties continued to be held within the same
publicly-traded trust.

®  Focused Investment Decision — The Arrangement will provide Unitholders with ownership of two separate investments,
each of which is primarily focused on different objectives. The REIT Trustees believe that the creation of a new real
estate investment trust will provide Unitholders with additional investment flexibility with respect to exposure to each
type of investment, as they will hold a separate direct interest in each of the two publicly-traded trusts. The REIT will
have greater exposure to higher growth multi-residential and industrial assets, with reduced exposure to retail and office
assets, as well as an enhanced major market presence in the Greater Toronto Area and high growth U.S. sunbelt and
gateway cities, with less exposure to Alberta. Primaris REIT will have a high-quality national portfolio comprised of
dominant shopping centre properties located in primary and secondary Canadian markets and will be well positioned to
take advantage of market opportunitiesata unique time in the evolution of the Canadian retail property landscape andto
grow and benefit from the expected economic recovery.

®  Strategic Business Focus — The spin-out of Primaris REIT is expected to provide management of the REIT and Primaris
REIT with a sharper business focus for execution of short-term and long-term strategic plans and to enhance the ability
of each of the REIT and Primaris REIT to pursue its independent strategic objectives. The REIT will have an improved
pro forma balance sheet that will enhance financial flexibility for it to fund its significant multi-residential and industrial
development pipeline and for select acquisitions in prime locations in Toronto, Montreal, Vancouver, and high growth
U.S. sunbelt and gateway cities, while maintaining its current investment grade credit rating. Primaris REIT will have
substantial scale, a differentiated capital structure with leverage significantly below most Canadian REIT peers, and a
target payout ratio that is expected to initially provide significant retained annual cash flow to fund investments in
development and acquisition opportunities. Primaris REIT’s portfolio will also include several urban properties with
significant intensification potential.

® Focused Incentives for Employees — The Arrangement will provide new opportunities within both the REIT and Primaris
REIT for employees to take on new challenges and expand their expertise. Each of the REIT and Primaris REIT will
provide incentives to employees that closely align their interests with the performance of the business unit of the
business within which they are employed.

® FExperienced Leadership — The REIT will continue to, and Primaris REIT will, be led by experienced trustees and
executives who have demonstrated success building the REIT and who have the requisite experience and ability to grow
their respective real estate investment trusts.

® Independent Access to Capital — The REIT and Primaris REIT will have independent access to capital (equity and debt)
which management believes will result in more focused capital allocation practices including an appropriately focused
alignment of debt capacity with the individual cash generation profile and growth opportunities of each particular
business.

®  Fairness Opinion — CIBC provided the Fairness Opinion which concluded that, subject to the assumptions, limitations
and qualifications contained therein, (i) the Distribution to Unitholders pursuant to the Arrangement Agreement is fair,
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from a financial point of view, to the Unitholders, and (ii) the Consideration to be paid to HOOPP by Primaris REIT
pursuant to the Purchase and Sale Agreement is fair, from a financial point of view, to Primaris REIT.

®  Neutral Tax Treatment — The Arrangement will generally occur on a tax-deferred basis for Canadian federal income tax
purposes.

After considering all of the foregoing, the REIT Trustees have determined that the Arrangement is in the best
interests of the REIT and have approved the Arrangement and recommend that REIT Unitholders and Special Voting
Unitholders vote in favourofthe Arrangement Resolution. The foregoing summary of the information and factors considered
by the REIT Trustees is not, and is not intended to be, exhaustive. The REIT Trustees did not find it practical to, and did not,
quantify or otherwise attempt to assign any relative weight to each specific factor considered in reaching their conclusions
and recommendations. In addition, individual REIT Trustees may have assigned different weights to different factors.

Background to the Transaction

The REIT is one of Canada’s largest real estate investment trusts with total assets of approximately $13.1 billion at
June 30, 2021. The REIT currently has ownership interests in a North American portfolio of high-quality office, retail,
industrial and residential properties comprising over 40 million square feet.

Inrecent years, the REIT hasconsidered a numberof alternatives as part of a strategic repositioning effortto create
a simplified, higher-quality real estate investment trust, with increased multi-residential and industrial exposure, and an
emphasis on executing its significant development pipeline.

In particular, in January 2020, management of the REIT and the REIT Trustees began to consider a “spin-out”
transaction involving the distribution of the REIT’s Primaris retail assets into a separate publicly-traded entity. Over the
course of the ensuing 20 months, management and the REIT Trustees, together with the REIT’s legal advisors, considered
various structural alternatives to effect such a spin-out and engaged with certain third parties in connection with the creation
of' such new entity.

In April 2021, the REIT and HOOPP Realty Inc. entered into a non-binding letter of intent which contemplated the
REIT effecting a spin-out of its retail assets into a new real estate investment trust pursuant to a plan of arrangement
transaction and subsequent contribution of assets to such new trust by HOOPP in consideration for units of the new trust.

From May 2021 through October 2021, the REIT, together with its financial and legal advisors, considered the
specifics of the proposed transactions. Due diligence, including third party appraisals evaluating all properties on a consistent
basis, on all relevant properties of the REIT and of the properties to be contributed by HOOPP were conducted by each party.
The REIT and HOOPP negotiated the various terms and conditions of the transactions during this period.

The REIT Trustees met and discussed the proposed transaction on six separate occasions between May 2021 and
mid-October 2021.

At a meeting of the REIT Trustees on October 22, 2021, the REIT Trustees received presentations from
management of the REIT and each of the REIT’s financial and legal advisors and reviewed the terms of the draft
Arrangement Agreement and Purchase and Sale Agreement.

At a meeting of the REIT Trustees in the evening of October 26,2021, CIBC provided the REIT Trustees with their
oral opinion that, subject to the assumptions, limitations and qualifications contained therein, (i) the Distribution to
Unitholders pursuant to the Arrangement Agreement is fair, from a financial point of view, to the Unitholders, and (ii) the
Consideration to be paid to HOOPP by Primaris REIT pursuant to the Purchase and Sale Agreement is fair, from a financial
point of view, to Primaris REIT. The REIT Trustees then (i) determined that the Arrangement is fair to Unitholders; (ii)
determined thatthe Arrangement is in the best interests of the REIT; (iii) recommended that Unitholders vote in favourofthe
Arrangement Resolution; and (iv) authorized the entering into by the REIT of the Arrangement Agreement and the entering
into by the REIT of the Purchase and Sale Agreement. Mr. Thomas Hofstedter, as indirect holder of certain of the Portfolio
LP Class B Units, and Mr. Alex Avery, as proposed Chief Executive Officer of Primaris REIT, did not vote on any matters
relating to the Arrangement or the Purchase and Sale Agreement. Late in the evening of October 26,2021, the REIT entered
into the Arrangement Agreement with PRR Investments and the REIT and HOOPP entered into the Purchase and Sale
Agreement.

-22-



The REIT issued a press release regarding its strategic repositioning, including the transactions contemplated by the
Arrangement Agreement and Purchase and Sale Agreement on the morning of October 27,2021.

Fairness Opinion

The REIT retained CIBC pursuant to an engagement letter effective June 30, 2021 to act as the REIT’s financial
advisor with respect to the Arrangement. In connection with the engagement, CIBC, on October 26, 2021, rendered to the
REIT Trustees an oral opinion, subsequently confirmed by delivery of a written opinion, dated October 26, 2021 (the
“Fairness Opinion”), to the effect that, as of such date, and concluded that, subject to the assumptions, limitations and
qualifications contained therein, (i) the Distribution to Unitholders pursuant to the Arrangement Agreement is fair, from a
financial point of view, to the Unitholders, and (ii) the Consideration to be paid to HOOPP by Primaris REIT pursuant to the
Purchaseand Sale Agreement is fair, from a financialpoint of view, to Primaris REIT.

The full text of the Fairness Opinion, which sets forth, among other things, the assumptions made, matters
considered, and qualificationsand any limitations on the Fairness Opinion and the review undertaken by CIBC in connection
with rendering its opinion, is attached as Schedule E to this Circular. The summary of the Fairness Opinion set forth in this
Circular is qualified in its entirety by reference to the full text of the Fairness Opinion and the REIT Trustees urge
Unitholders to read the Fairness Opinion carefully and in its entirety.

The Fairness Opinion does not constitute a recommendation to any Unitholder as to how such Unitholder should
vote with respect to the resolutions to be considered by Unitholders at the Meeting or any other matter. The Faimess Opinion
was one of a number of factors taken into consideration by the REIT Trustees in making their determinations: (i) that the
Arrangement is fair to Unitholders and is in the best interests of the REIT; and (ii) in recommending that Unitholders vote in
favourofthe Arrangement Resolution.

CIBC acted as financial advisor to the REIT with respect to the Arrangement and will receive a fee from the REIT
for such services. In addition, the REIT has agreed to reimburse CIBC for its reasonable out of pocket expenses and to
indemnify CIBC for certain liabilities arising out of CIBC’s engagement. CIBC has provided financial advisory services to
the REIT in the past 24 months. CIBC and/or its affiliates may, in the future, in the ordinary course of its business, perform
financial advisory or investment banking services for the REIT, Primaris REIT or any of their respective associates, affiliates
or insiders (collectively, the “Interested Parties”). CIBC and its affiliates act as traders and dealers, both as principal and
agent, in major financial markets and, as such, may have and may in the future have positions in the securities of any
Interested Party and, from time to time, may have executed ormay execute transactionson behalf of any Interested Party or
other clients for which it may havereceived or may receive compensation. As an investment dealer, CIBC conductsresearch
on securities and may, in the ordinary course of its business, provide research reports and investment advice to its clients on
investment matters, including matters with respect to the Arrangement or the REIT.

The REIT Trustees urge Unitholders to read the Fairness Opinion carefully and in its entirety. See Schedule
E to this Circular for the full text of the Fairness Opinion.

Steps Effecting the Arrangement

Immediately following completion of the Arrangement, Unitholders will continue to hold their REIT Units or
Special Voting Units, as applicable, and holders of REIT Units will also hold Primaris REIT Units, Series A. The REIT Units
will continue to trade on the TSX under the ticker symbol “HR.UN” and Primaris REIT Units, Series A are expected to,
subject to the approvalofthe TSX, trade on the TSX under the ticker symbol “PMZ.UN”.

The steps effecting the Plan of Arrangement are as follows:

1. The REIT Declaration of Trust and the constating documents of each REIT subsidiary participating in the
transactions below, including PRR Trust, will be amended to the extent necessary to facilitate the Plan of
Arrangement and the steps and transactions contemplated therein. For greater certainty,such amendmentsshallnot

result in a termination or resettlement of the REIT or any REIT subsidiary;

2. The liabilities of Primaris Master LP, if any, will be assumed by the REIT as a contribution to the capital of Primaris
Master LP;
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10.

11.

12.

13.

14.

15.

Primaris Master LP will be liquidated and will distribute undivided interests in each Primaris Master LP Property
pro rata to its partners, being the REIT and Old Primaris GP Trust, in proportion to their respective interests in
Primaris Master LP asspecified in the Notice of Determination;

Old Primaris GP Trust will be dissolved and distribute all of its property to the REIT;

PRR Trust will pay out, as a distribution in cash, the amount, set out in the Notice of Determination, that is
determined by it prior to the Effective Time to be sufficient, together with prior distributions by PRR Trust in the
year, to distribute all of the taxable income of PRR Trust for its then current taxation year that accrued prior to the
Effective Date, provided for greater certainty that the amount of the distribution under this Step 5 may be zero;

PRR Investments will be removed as the sole trustee of PRR Trust and, simultaneously, Primaris Trusteeco will
become the sole trustee of PRR Trust;

PRR Investments will be liquidated and the remaining property and liabilities of PRR Investments will, upon
liquidation, be distributed to, and assumed by, the REIT, the sole shareholder of PRR Investments, and upon filing
of articles of dissolution and issuance of a certificate of dissolution by the Registrar under the ABCA (which, for
greater certainty, may occuron a date afterthe Effective Date), PRR Investments will be dissolved;

The REIT will transfer the Legacy Retail Transferred Properties, if any, to Primaris LP in consideration for the
Legacy Retail Transferred Properties Consideration;

Pursuant to and in accordance with the Primaris Property Purchase Agreement, the REIT will transfer the Primaris
Property to New Primaris Master LP in consideration for (a) the assumption by New Primaris Master LP of the PRR
Trust Payables, (b) the New Primaris Master LP Note, and (¢) additional limited partnership interests in New
Primaris Master LP asset forth in the Notice of Determination;

The REIT will subscribe for the Spin-out Primaris REIT Units for an aggregate subscription price equal to the Spin-
out Primaris Subscription Amount, with such subscription price satisfied by the issuance by the REIT to Primaris
REIT ofthe Spin-out Primaris Subscription Note;

The Initial Primaris REIT Unit will be redeemed for a redemption price of $10.00, which will be paid by way of set-
off against the amount owing under the Initial Primaris Subscription Note, in full and final satisfaction of each such
obligation;

Primaris REIT will adoptthe Primaris REIT Option Plan and the Primaris REIT Incentive Unit Plan;

The terms of the Incentive Units will be adjusted,amended oramended and restated asnecessary to provide for the
settlement, upon vesting, in cash, a number of REIT Units and Primaris REIT Units (in this step 13, “unit
consideration”) equal to the number of REIT Units issuable on settlement immediately prior to the step described in
this step 13, or any combination of cash and unit consideration;

The REIT will pay out, as a distribution of capital on the REIT Units, an aggregate cash amount equal to the Spin-
out Primaris Subscription Amount. The full amount of such distribution will be paid by the REIT to the Depositary
to be held for and on behalf of the REIT Unitholders pursuant to the Plan of Arrangement;

The REIT will sell and transfer the Spin-out Primaris REIT Units to the REIT Unitholders for an aggregate purchase
price equal to the Spin-out Primaris Subscription Amount. Each REIT Unitholder will purchase a number of Spin-
out Primaris REIT Units equal to their respective number of REIT Units, such that, following completion of the step
described in this Step 15, each REIT Unitholder holds the same number of REIT Units and Primaris REIT Units.
The purchase price payable by each REIT Unitholder will be equal to such REIT Unitholder’s share of the
distribution paidin Step 14 and will be satisfied from the fundsheld by the Depositary as agent for and on behalf of
the REIT Unitholders as a result of the transaction described in Step 14, which funds will thereupon be held by the
Depositary asagent forand on behalf of the REIT, and in respect of the foregoing:

a. the REIT shall cease to be the holder of such Spin-out Primaris REIT Units and to have any rights as holder
of such Spin-out Primaris REIT Units;
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16.

17.

18.

19.

20.

21.

22.

23.

b. the REIT’s name shall be removed as holder of such Spin-out Primaris REIT Units from the registers of
Primaris REIT Units maintained by oron behalf of Primaris REIT;

c. the REIT Unitholders shall be deemed to be the transferees of such Spin-out Primaris REIT Units (free and
clear of all encumbrances) and shall be entered as holders of such Spin-out Primaris REIT Units in the
registers of Primaris REIT Units maintained by oron behalf of Primaris REIT; and

d. the Spin-out Primaris REIT Units so acquired shall be non-transferrable, and no holder of Spin-out Primaris
REIT Units shall be permitted to transfer such Spin-out Primaris REIT Units, until the conclusion of the
steps contemplated herein;

Concurrently with the step described in Step 15, pursuant to and in accordance with the terms and conditions of the
H&R Class B Units, the exchange rights under the H&R Class B Units will be adjusted to provide that on an
exchange of such units, in addition to the REIT Units (and nominal amount of cash) for which such units are
exchangeable, the holder thereof will be entitled to receive an equivalent number of Primaris REIT Units, Series A
subject to the terms and conditions of the H&R Class B Units;

The REIT will transfer all of the Retail Segment Property to Primaris REIT for no consideration by way of a
“qualifying disposition” (as defined in subsection 107.4(1) of the Tax Act (the “Qualifying Disposition™));

Concurrently with the transfer described in Step 17, each Existing REIT Option will be exchanged for one New
REIT Option and one Primaris REIT Option. The aggregate exercise price of the New REIT Option and the Primaris
REIT Option immediately after the exchange will be equal to the exercise price of the Existing REIT Option
immediately before the exchange. The exercise price of the Existing REIT Option will be apportioned between the
New REIT Option and the Primaris REIT Option pro rata based on the post-Qualifying Disposition fair market
values of the REIT Units and the Primaris REIT Units, as determined by the REIT Trustees in accordance with the
REIT Option Plan and the Primaris REIT Option Plan;

Each REIT Option held by an employee of Primaris REIT (or any of its subsidiaries) will be exchanged for a
number of Primaris REIT Options having equivalent value to the exchanged REIT Options, as specified in the
Notice of Determination, provided for greater certainty that (a) the amount,if any, by which the fairmarketvalue of
the Primaris REIT Units receivable on the exercise of such Primaris REIT Options immediately after such exchange
exceeds the total exercise price payable therefor shall not exceed (b) the amount, if any, by which the fair market
value of the REIT Units receivable on the exercise of the exchanged REIT Option immediately before the exchange
exceeds the totalexercise price that was payable thereforunderthe exchanged REIT Option;

Each Primaris REIT Option held by an employee of the REIT (or any of its subsidiaries) will be exchanged for a
number of REIT Options having equivalent value to the exchanged Primaris REIT Options, as specified in the
Notice of Determination, provided for greater certainty that (a) the amount, if any, by which the fairmarket value of
the REIT Units receivable on the exercise of such REIT Options immediately after such exchange exceeds the total
exercise price payable therefor shall not exceed (b) the amount, if any, by which the fair market value of the
Primaris REIT Units receivable on the exercise of the exchanged Primaris REIT Option immediately before the
exchange exceedsthe totalexercise price that waspayable thereforunderthe exchanged Primaris REIT Option;

The Incentive Units held by employees of Primaris REIT (or any of its subsidiaries) will be exchanged for Primaris
REIT Incentive Units having equivalent value to the exchanged Incentive Units as specified in the Notice of
Determination, provided for greater certainty that (a) the fair market value of the Primaris REIT Units, Series A
receivable on the settlement of such Primaris REIT Incentive Units immediately after such exchange (net of the
amount payable for such Primaris REIT Units, Series A, if any) shall not exceed (b) the aggregate fair market value
of the REIT Units and Primaris REIT Units, Series A receivable on the settlement of the Incentive Units
immediately before the exchange;

The terms of the Incentive Units held by employees of the REIT (or any of its subsidiaries) will be further adjusted,
amended or amended and restated as necessary to provide for the settlement, upon vesting, in cash, REIT Units, or
any combination thereof;

The REIT will subscribe for a number of New Primaris Master LP Exchangeable Units equal to the aggregate
number of Primaris REIT Units which would be required to be delivered to the holders of H&R Class B Units on the
exchange of such units for REIT Units and Primaris REIT Units, which number shall be specified in the Notice of
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Determination. The subscription price payable by the REIT for such units shall be set-off against the amount owing
to the REIT by New Primaris Master LP under the New Primaris Master LP Note, in full and final satisfaction of
each such obligation;

24. Simultaneously with the step described in Step 23, Primaris REIT will issue an equal number of Primaris Special
Voting Units to the REIT for no additional consideration, in accordance with the Primaris REIT Declaration of
Trust, and the REIT will enter into the Voting Agreement with the holders of HRMSLP Class B Units;

25. The Primaris REIT Units shall be consolidated or split, if and as specified in the Notice of Determination. Any
fractional Primaris REIT Units resulting from such a consolidation will be redeemed by Primaris REIT for an
amount in cash equalto such fraction multiplied by the Primaris Redemption Price;

26. The REIT will pay the amount owing under the Spin-out Primaris Subscription Note, with such payment to be made
from the fundsheld by the Depositary as agent for and on behalf of the REIT asa result of the transaction described
in Step 15, and the Initial Primaris Subscription Note will thereupon be cancelled; and

27. The Post-Plan Trustees will be appointed astrustees of Primaris REIT, in replacement of the Initial Primaris Trustee.

The foregoing summary is qualified in its entirety by the full text of the Plan of Arrangement, which is found at
Schedule D to this Circular.

Canadian Securities Law and Stock Exchange Considerations

The Primaris REIT Units, Series A to be issued and distributed pursuant to the Plan of Arrangement will be issued
and distributed in reliance on exemptions from the prospectus requirements of applicable Canadian securities laws and the
Primaris REIT Units, Series A will generally be “freely tradeable” (other than pursuant to certain “control distributions”)
under applicable Canadian securities laws.

The Arrangement is not subject to the requirements of Multilateral Instrument 61-101 — Protection of Minority
Security Holders in Special Transactions (“MI 61-101") because it is not a “business combination” or a “related party
transaction” within the meaningof MI61-101.

The REIT Units are currently listed on the TSX under the ticker symbol “HR.UN”. Following the Effective Time,
the REIT Units will remain listed and posted for trading on the TSX under the ticker symbol “HR.UN”. The REIT has
applied for listing of the Primaris REIT Units, Series A to be issued or to become issuable pursuant to the Plan of
Arrangement, as well as the Primaris REIT Units, Series A to be issued to HOOPP (or as it may direct) or to be issuable to
HOOPP (or as it may direct) upon conversion of Primaris REIT Non-Voting Units, Series B on the TSX under the symbol
“PMZ.UN”. Listing is subject to the approval of the TSX in accordance with its original listing requirements. The TSX has
not conditionally approved the REIT’s listing application on behalf of Primaris REIT and there is no assurance that the TSX
will approve the listing application. However, closing of the Arrangement is conditional upon the Primaris REIT Units,
Series A being approved forlisting on the TSX subject to the satisfaction of the customary listing requirements of the TSX.

Pursuant to the Purchase and Sale Agreement, HOOPP will receive a totalof25.68381% of the outstanding Primaris
REIT Units, on a partially diluted basis taking into account New Primaris Master LP Exchangeable Units and Primaris REIT
Incentive Units, which is currently estimated to be 26,140,914 Primaris REIT Units (assuming that the Primaris REIT Units
are consolidated on a 4:1 basis pursuant to the Plan of Arrangement). HOOPP will have the right to elect to receive a mix of
Primaris REIT Units, Series A and Primaris REIT Non-Voting Units, Series B. Assuming the exchange of all Primaris REIT
Non-Voting Units, Series B received by HOOPP for Primaris REIT Units, Series A, HOOPP will have a voting percentage
equalto 25.73% of all Primaris Voting Units.

Accordingly, pursuant to Section 604(a)(i) of the TSX Company Manual, as HOOPP will be deemed to materially
affect control of Primaris REIT, and pursuant to Section 611(c) of the TSX Company Manual, because the number of
Primaris REIT Units to be issued to HOOPP exceeds 25% of the Primaris Voting Units, approval of the Unitholders is
required in connection with the HOOPP Contribution, which approval will be obtained pursuant to the Arrangement
Resolution for the issuance of the 26,140,914 Primaris REIT Units to HOOPP. The TSX will generally not require further
Unitholder (or approval of the holders of Primaris REIT Units) for the issuance of an additional 6,535,228 Primaris REIT
Units to HOOPP (such number being 25% of the number of Primaris REIT Units being approved by Unitholders), in the
event that at the time of closing of the Arrangement and the HOOPP Contribution, 25.68381% of the outstanding Primaris
REIT Units would exceed 26,140,914 Primaris REIT Units.
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U.S. Securities Law Considerations

Issuance of the Primaris REIT Units, Series A pursuant to the Plan of Arrangement is exempt from the registration
requirements of the U.S. Securities Act. Primaris REIT Units, Series A issued pursuant to the Plan of Arrangement to persons
thatarenotaffiliates of the REIT or Primaris REIT will be “freely tradeable” underthe U.S. Securities Act.

Effect of the Arrangement on REIT Unitholders

Under the Arrangement, each REIT Unitholder will receive a number of Primaris REIT Units, Series A equalto the
numberof REIT Units held atthe Effective Time (subject to any consolidation or split pursuant to the Plan of Arrangement).

Effect of the Arrangement on Distributions

The REIT currently pays cash distributions on a monthly basis of $0.0575 per REIT Unit, or $0.69 per annum. It is
anticipated that, following the Effective Time, the REIT will declare distributions of $0.0433 per REIT Unit on a monthly
basis, or $0.52 per REIT Unit per annum and that Primaris REIT will initially declare distributions of $0.0667 per Primaris
REIT Unit on a monthly basis, or $0.80 per Primaris REIT Unit per annum, assuming that the Primaris REIT Units are
consolidated ona 4:1 basis pursuant to the Plan of Arrangement. As all distributions will remain subjectto declaration by the
REIT Trustees and Post-Plan Trustees, respectively, there is no assurance that the actual distributions declared will be as
currently anticipated.

Effect of the Arrangement on REIT Options

The aggregate number of REIT Units that may be issued pursuant to grants under the REIT Option Plan may not
exceed 17,723,110 (representing 6.14% of the REIT Units and 5.95% ofthe total Units outstandingasof November5, 2021).
As of November 5, 2021, there were 9,841,469 REIT Options outstanding (representing 3.41% of the REIT Units and 3.30%
of'the totalUnits outstandingas of thatdate)and up to 7,881,641 REIT Units available for grants of optionsunder the REIT
Option Plan without any annual limitation (other than as required by the TSX rules (representing 2.73% of the REIT Units
and 2.65% of the total Units outstandingasofthatdate)). Under these REIT Options, the exercise price per REIT Unit ranges
from $18.98 to $23.18, with a weighted average exercise price of $20.50. The REIT did not grant any REIT Options in 2017,
2018, 2019, 2020 and 2021 and has no present intention of granting further REIT Options. Under the REIT Option Plan,
REIT Options may be granted to any independent REIT Trustee, officer or employee of the REIT or any subsidiary of the
REIT and any permitted assign of such person. The REIT Option Plan provides that if at any time after the grant of a REIT
Option and prior to the expiration of such REIT Option, REIT Units are reclassified, reorganized or otherwise changed, the
holder of the REIT Options shall be entitled to receive upon the subsequent exercise of his or her REIT Option in accordance
with the terms of the REIT Option Plan and shall accept in lieu of the number of REIT Units to which he or she was
theretofore entitled upon such exercise but for the same aggregate consideration payable therefor, the aggregate number of
securities of the appropriate class and/or other consideration from the REIT, if on the record date of such reclassification,
reorganization, other change or distribution in REIT Units, he or she had been the registered holder of the number of REIT
Units to which he or she was theretofore entitled upon such exercise.

Under the Arrangement, each Existing REIT Option will initially be exchanged for one New REIT Option and one
Primaris REIT Option. For purposes of the REIT Option Plan and the Primaris REIT Option Plan, the New REIT Options
and the Primaris REIT Options, respectively, shall be deemed to be a continuation of the Existing REIT Option for which
they are exchanged, as opposed to a new grant of options. The aggregate exercise price of the New REIT Option and the
Primaris REIT Option immediately after the exchange will be equal to the exercise price of the Existing REIT Option
immediately before the exchange. The exercise price of the Existing REIT Option will be apportioned between the New
REIT Option and the Primaris REIT Option pro rata based on the post-Qualifying Disposition fairmarketvaluesof the REIT
Units and the Primaris REIT Units, as determined by the REIT Trustees in accordance with the REIT Option Plan and the
Primaris REIT Option Plan.

Thereafter, under the Arrangement, each New REIT Option held by an employee of Primaris REIT (or any of its
subsidiaries) will be exchanged for Primaris REIT Options having equivalent value to the exchanged New REIT Options, as
specified in the Notice of Determination and each Primaris REIT Option held by an employee of the REIT (or any of its
subsidiaries) will be exchanged for New REIT Options having equivalent value to the exchanged Primaris REIT Options, as
specified in the Notice of Determination.

Ifthe Arrangement Resolution is approved,based on the appraised value of the properties less the debt transferred to
Primaris REIT by the REIT, as compared to the remaining Unitholders equity of the REIT, it is currently estimated that REIT
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Options entitling the holders thereof to acquire 12,416,164 REIT Units will be outstanding following the Arrangement
(representing approximately 4.30% of the REIT Units and 4.16% of the total Units estimated to be outstanding immediately
following completion of the Arrangement) ata weighted average exercise price of $14.96.

The Primaris REIT Option Plan is expected to be in substantially the same form as the REIT’s existing option plan.
Participation in the Primaris REIT Option Plan is restricted to eligible individuals and their permitted assigns. The aggregate
number of Primaris REIT Units, Series A to be reserved for issuance pursuant to grants under the Primaris REIT Option Plan
may not exceed 3,000,000 (representing 3.98% of the Primaris Voting Units and 3.05% of the Primaris REIT Units estimated
to be outstandingimmediately following completion of the Arrangement and the HOOPP Contribution and assuming thatthe
Primaris REIT Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement). The number of Primaris REIT
Units, Series A issuable pursuant to all options granted to any one optionee under the Primaris REIT Option Plan, together
with any Primaris REIT Units, Series A reserved for issuance to such optionee under any other unit compensation
arrangement, cannot exceed 5% of the Primaris REIT Units, Series A outstanding at the date of the grant of the option.
Further, except with the approval of the unitholders of Primaris REIT, no options can be granted under the Primaris REIT
Option Plan to an optionee if such grant could result, at any time, in: (i) the number of Primaris REIT Units, Series A issuable
to insiders pursuant to options granted under the Primaris REIT Option Plan and under all other unit compensation
arrangements exceeding 10% of the number of Primaris REIT Units then issued and outstanding; (ii) the issuance of Primaris
REIT Units, Series A to insiders of Primaris REIT within a one-year period, exceeding 10% of the number of Primaris REIT
Units then issued and outstanding; or (iii) the issuance of Primaris REIT Units, Series A to any one insider and such insider’s
associates, within a one-year period, exceeding 5% of the number of Primaris REIT Units then issued and outstanding. The
options issued pursuant to the Primaris REIT Option Plan willhave a maximum term of 10 years and will be non-assignable,
except by an eligible individual to his or her permitted assign upon prior notice to Primaris REIT and approval by the
Primaris REIT Trustees. The Primaris REIT Option Plan’s amendment provisions will require the approval of Primaris REIT
Trustees, the unitholders of Primaris REIT and the TSX forcertain specified changes.

For a full description of the Primaris REIT Option Plan, see Schedule L to this Circular.

The Primaris REIT Options to be received by holders of Existing REIT Options pursuant to the Arrangement will be
granted pursuant to the Primaris REIT Option Plan and will reduce the number of Primaris REIT Units available for issuance
under the Primaris REIT Option Plan. The Primaris REIT Option Plan will take effect on the Effective Date as part of the
Plan of Arrangement. By approving the Arrangement Resolution (and whether or not the Equity Plans Resolution is
approved), Unitholders will be approving, among other things, the Primaris REIT Option Plan and the grant of the Primaris
REIT Options pursuant to the Plan of Arrangement and the subsequent exercise of any such Primaris REIT Options in
accordance with their terms and the terms of the Primaris REIT Option Plan. However, the TSX requires that the Primaris
REIT Option Plan be approved by holders of Primaris REIT Units before the exercise of any other Primaris REIT Options
(i.e., other than the Primaris REIT Options issued under the Arrangement) granted under the Primaris REIT Option Plan. This
TSX-required approval of the holders of Primaris REIT Units for the Primaris REIT Option Plan is being sought from the
Unitholders through the Equity Plans Resolution. If the Equity Plans Resolution is approved by Unitholders at the Meeting,
the TSX-required shareholder approvalforthe Primaris REIT Option Plan will be deemed to have been received.

Based on the appraised value of the properties less the debt transferred to Primaris REIT by the REIT, as compared
to the remaining Unitholders equity of the REIT, it is currently estimated (which estimates may be revised to reflect any
material changes arising between the date of this Circular and the completion of the Plan of Arrangement or as the REIT
otherwise determines is appropriate) that Primaris REIT Options entitling the holders thereof to acquire up to 720,045
Primaris REIT Units (assuming that the Primaris REIT Units are consolidated on a 4:1 basis pursuant to the Plan of
Arrangement) will be outstanding following the Arrangement (representing approximately 0.95% of the Primaris Voting
Units and 0.73% of the Primaris REIT Units estimated to be outstanding immediately following completion of the
Arrangement and the HOOPP Contribution) at a weighted average exercise price of $22.28 (assuming that the Primaris REIT
Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement). If the Equity Plans Resolution is approved,
Primaris REIT would be entitled to grant Primaris REIT Options to acquire up to an additional 2,279,955 Primaris REIT
Units following the Effective Date (representing approximately 3.02% of the Primaris Voting Units and 2.32% of the
Primaris REIT Units estimated to be outstanding immediately following completion of the Arrangement and the HOOPP
Contribution). If the Primaris REIT Option Plan is not approved, Primaris REIT will not be entitled to grant any additional
Primaris REIT Options following the Effective Date unless otherwise approved by holders of Primaris REIT Units.

Pursuant to the Arrangement, an aggregate of 777,654 Existing REIT Options will be cancelled, resulting in the
available pool of REIT Units issuable under the REIT Option Plan increasing to 8,659,295 REIT Units (representing 3.00%
ofthe REIT Units and 2.91% of the total Units outstandingas of November5, 2021).
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Effect of the Arrangement on Incentive Units

Up t0 5,000,000 Incentive Units may be issued in connection with the REIT Incentive Unit Plan, representing 1.73%
of the REIT Units and 1.68% of the total Units outstanding as of November 5,2021. As of such date, 213,474 REIT Units
have been issued pursuant to the REIT Incentive Unit Plan (0.07% of each of the REIT Units and total Units outstanding as
of that date), 220,913 REIT Units are currently issuable upon vesting of performance units of the REIT (“REIT PSUs”)
granted but not yet vested (0.08% of the REIT Units and 0.07% of the total Units issued and outstanding as of that date)
assuming vesting at 100% and 1,035,582 REIT Units are currently issuable upon vesting of restricted units of the REIT
(“REIT RSUs”) granted but not yet vested (0.36% of the REIT Units and 0.35% of the total Units issued and outstanding as
of that date). Accordingly, as of November 5, 2021, an aggregate of 1,256,495 REIT Units (0.44% of the REIT Units and
0.42% of'the total Units issued and outstandingasofthat date) were issuable under outstanding grants of Incentive Units and
3,530,031 REIT Units (1.22% of the REIT Units and 1.18% of the total Units issued and outstanding as of that date) were
reserved forissuance for potential future grants of Incentive Units pursuant to the REIT Incentive Unit Plan.

Incentive Units may be granted to certain REIT Trustees, officers, employees or consultantsof the REIT and related
entities of the REIT, and such other persons that are designated to be eligible to participate in the REIT Incentive Unit Plan
who spend a significant amount of time and attention on the affairs and business of the REIT. Incentive Units vest either after
the attainment of certain performance conditions (in the case of REIT PSUs) or after a continuous period of employment (in
the case of REIT RSUs). The specific vesting conditions for each Incentive Unit shall be determined by the REIT Trustees.

The REIT Incentive Unit Plan provides that, in the event of any change in the REIT Units by reason of any stock or
trust unit distribution, split, recapitalization, reclassification, amalgamation, arrangement, merger, consolidation,
combination, exchange or distribution of rights to holders of REIT Units or any other form of corporate or trust
reorganization whatsoever, a proportionate adjustment to reflect such change or changes shall be made with respect to the
number of Incentive Units outstanding under the REIT Incentive Unit Plan, or securities into which the Units are changed or
are convertible or exchangeable may be substituted for Units under the REIT Incentive Unit Plan, on a basis proportionate to
the number of Incentive Units in the participant’s Incentive Unit account or some other appropriate basis, all as determined
by the REIT Trustees in their sole discretion.

Under the Arrangement, the terms of the Incentive Units will be adjusted, amended or amended and restated as
necessary to provide for the settlement, upon vesting, in cash, a number of REIT Units and Primaris REIT Units, Series A
equal to the number of REIT Units issuable on settlement immediately prior to the Arrangement or any combination of cash
and unit consideration. Thereafter, under the Arrangement, the Incentive Units held by employees of Primaris REIT (or any
of its subsidiaries) will be exchanged for Primaris REIT Incentive Units and the terms of the Incentive Units held by
employeesof the REIT (or any of'its subsidiaries) will be further adjusted,amended oramended and restated asnecessary to
provide for the settlement, upon vesting, in cash, REIT Units, or any combination thereof.

Ifthe Arrangement Resolution is approved,based on the appraised value of the properties less the debt transferred to
Primaris REIT by the REIT, as compared to the remaining Unitholders equity of the REIT, it is currently estimated that REIT
RSUs entitling the holders thereof to acquire up to 1,149,800 REIT Units will be outstanding following the Arrangement
(representing approximately 0.40% of the REIT Units and 0.39% of the total Units estimated to be outstanding immediately
following completion of the Arrangement) and REIT PSUs entitling the holders thereof to acquire up to 282,880 REIT Units
(assuming vesting at 100%) will be outstanding following the Arrangement (representing approximately 0.10% of the REIT
Units and 0.09% ofthe total Units estimated to be outstandingimmediately following completion of the Arrangement).

The Primaris REIT Incentive Unit Plan is expected to be in substantially the same form as the REIT’s existing
incentive unit plan. Participation in the Primaris REIT Incentive Unit Plan is restricted to eligible individuals. Up to
1,250,000 Primaris REIT Units, Series A may be issued in connection with the Primaris REIT Incentive Unit Plan (assuming
thatthe Primaris REIT Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement), representing 1.66% of the
Primaris Voting Units and 1.27% of the Primaris REIT Units estimated to be outstanding immediately following completion
of the Arrangement and the HOOPP Contribution. No one participant may receive any grant under the Primaris REIT
Incentive Unit Plan which, together with all grants then held by such participant would permit such participant to be issued a
number of Primaris REIT Units, Series A which is greater than 1% of the total outstanding Primaris REIT Units. The number
of Primaris REIT Units, Series A issuable to insiders (as such term will be defined in the Primaris REIT Incentive Unit Plan)
of Primaris REIT at any time, under all security based compensation arrangements of Primaris REIT (including the Primaris
REIT Option Plan), shall not exceed 10% of the total outstanding Primaris REIT Units, and the number of Primaris REIT
Units, Series A issued to insiders, within any one year period, under all security based compensation arrangements of
Primaris REIT shall not exceed 10% of the total outstanding Primaris REIT Units. In addition, the total number of Primaris
REIT Units, Series A issuable to each of the Primaris REIT Trustees who are not employees or officers of Primaris REIT or
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any related entity of Primaris REIT, under all security based compensation arrangements of Primaris REIT, shall not exceed
1% of the total outstanding Primaris REIT Units, and the value of Primaris REIT Incentive Units or other units or options
granted to any one such Primaris REIT Trustee within each calendar year, under all security based compensation
arrangements of Primaris REIT, shall not exceed $150,000. The Primaris REIT Incentive Units issued will be non-assignable
except to certain permitted assigns. The Primaris REIT Incentive Unit Plan’s amendment provisions will require the approval
of'the unitholders of Primaris REIT and the TSX for certain specified changes.

For a description ofthe Primaris REIT Incentive Unit Plan, see Schedule L to this Circular.

The Primaris REIT Incentive Unit Plan will take effect on the Effective Date as part of the Plan of Arrangement. By
approving the Arrangement Resolution (and whether or not the Equity Plans Resolution is approved), Unitholders will be
approving, among other things, the Primaris REIT Incentive Unit Plan and the grant of the Primaris REIT Incentive Units
pursuant to the Plan of Arrangement and the subsequent settlement of any such Primaris REIT Incentive Units in accordance
with their terms and the terms of the Primaris REIT Incentive Unit Plan. However, the TSX requires that the Primaris REIT
Incentive Unit Plan be approved by holders of Primaris REIT Units before the settlement of any other Primaris REIT
Incentive Unit in Primaris REIT Units (i.e., other than the Primaris REIT Incentive Units issued under the Arrangement)
awarded under the Primaris REIT Incentive Unit Plan. This TSX-required approval of the holders of Primaris REIT Units for
the Primaris REIT Incentive Unit Plan is being sought from the Unitholders through the Equity Plans Resolution. If the
Equity Plans Resolution is approved by Unitholders at the Meeting, the TSX-required shareholder approval for the Primaris
REIT Incentive Unit Plan will be deemed to have been received.

Based on the appraised value of the properties less the debt transferred to Primaris REIT by the REIT, as compared
to the remaining Unitholders equity of the REIT, it is currently estimated (which estimates may be revised to reflect any
material changes arising between the date of this Circular and the completion of the Plan of Arrangement or as the REIT
otherwise determines is appropriate) that Primaris REIT Incentive Units entitling the holders thereof to acquire up to 194,995
Primaris REIT Units (assuming that the Primaris REIT Units are consolidated on a 4:1 basis pursuant to the Plan of
Arrangement and assuming vesting at 100% in respect of any Primaris REIT Incentive Units that are performance units) will
be outstanding following the Arrangement (representing approximately 0.26% of the Primaris Voting Units and 0.20% of the
Primaris REIT Units estimated to be outstanding immediately following completion of the Arrangement and the HOOPP
Contribution). If the Equity Plans Resolution is approved, Primaris REIT would be entitled to grant Primaris REIT Incentive
Units to acquire up to an additional 1,055,005 Primaris REIT Units following the Effective Date (representing approximately
1.40% of the Primaris Voting Units and 1.07% of the Primaris REIT Units estimated to be outstanding immediately
following completion of the Arrangement and the HOOPP Contribution). If the Primaris REIT Incentive Unit Plan is not
approved, Primaris REIT will not be entitled to grant any additional Primaris REIT Incentive Units following the Effective
Date unless otherwise approved by holders of Primaris REIT Units.

Effect of the Arrangement on H&R Class B Units

In connection with the Arrangement, pursuant to and in accordance with the terms and conditions of the H&R Class
B Units, the exchange rights under the H&R Class B Units will be adjusted to provide that on an exchange of such units, in
addition to the REIT Units (and nominal amount of cash) for which such units are exchangeable, the holder thereof will be
entitled to receive an equivalent number of Primaris REIT Units, Series A, and the rights to receive distributions on the H&R
Class B Units will be adjusted accordingly, subject to the right of the REIT Trustees to determine that such units shall instead
by exchangeable only for an economically equivalent number of REIT Units as described below (the “Gross-up Option™).
The Gross-up Option will be exercisable by the REIT Trustees in their discretion, to irrevocably elect that on an exchange of
each H&R Class B Unit, (i) the holder will receive such number of REIT Units as would have been deliverable on an
exchange of such H&R Class B Unit immediately before the exercise of the Gross-up Option plus an additional number of
REIT Units which the REIT Trustees determine on or before the Effective Date, in accordance with the terms and conditions
of the H&R Class B Units, to be economically equivalent to the Primaris REIT Units, Series A which would have been
deliverable on an exchange of such H&R Class B Unit immediately before the exercise of the Gross-up Option, and (ii) the
holder will receive no Primaris REIT Units, Series A. Such holders’ rights to distributions would also be adjusted accordingly
to reflect the underlying units into which the H&R Class B Units are exchangeable. The determination of economic
equivalence will be based on the appraised value of the properties less the debt transferred to Primaris REIT by the REIT, as
compared to the remaining Unitholders equity of the REIT and is currently expected to approximately result in an additional
0.37 of a REIT Unit being issued to a holder upon exercise of a H&R Class B Unit in lieu of any Primaris REIT Units, Series
A, though such estimate may be revised to reflect any material changes arising between the date of this Circular and the
completion of the Plan of Arrangement or as the REIT otherwise determines is appropriate.
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In order to facilitate the exchange of the H&R Class B Units into Primaris REIT Units, Series A, under the Plan of
Arrangement the REIT will subscribe for a number of New Primaris Master LP Exchangeable Units equal to the aggregate
number of Primaris REIT Units which would be required to be delivered to the holders of H&R Class B Units on the
exchange of such units for REIT Units and Primaris REIT Units and simultaneously with the foregoing, Primaris REIT will
issue an equalnumberof Primaris Special Voting Units to the REIT for no additional consideration.

In connection with the Arrangement, the REIT will enter into the Voting Agreement with CRAL Limited, the holder
of the 9,500,000 HRMSLP Class B Units, providing for the REIT to exercise the voting rights with respect to Primaris
Special Voting Units held by the REIT in accordance with directions from CRAL Limited, subject to the terms thereof.
CRAL Limited has agreed not to exercise any right to exchange the HRMSLP Class B Units (including if and after the
Gross-up Option hasbeen exercised by the REIT Trustees) for a period of twelve months from the Effective Date.

CRAL Limited is not a related party to the REIT or any trustee or officer of the REIT. No individual beneficially
owns, controls or directs, directly or indirectly, voting securities of CRAL Limited carrying more than ten percent of the
voting rights attached to alloutstanding voting securities of CRAL Limited.

It is currently anticipated that the REIT Trustees will exercise the Gross-up Option shortly following the completion
of the Arrangement. In the event that the Gross-up Option is exercised, the REIT will no longer be required to hold the New
Primaris Master LP Exchangeable Units (or the underlying Primaris REIT Units) in order to provide for the distribution and
exchange rights under the H&R Class B Units and will treat such units in a manner consistent with the REIT’s other liquid
assets. In addition, upon the exercise of the Gross-up Option, the Voting Agreement will terminate.

Assuming that the Gross-up Option is exercised, it is currently estimated that the 3,844,071 Portfolio LP Class B
Units would be exchangeable into 5,265,847 REIT Units (representing 1.83% of the REIT Units and 1.69% of the total Units
outstandingasof November 5, 2021, on a non-diluted basis but after giving effect to the Gross-up Option), and the 9,500,000
HRMSLP Class B Units would be exchangeable into 13,013,698 REIT Units (representing 4.51% of the REIT Units and
4.19% of the total Units outstanding as of November 5, 2021, on a non-diluted basis but after giving effect to the Gross-up
Option). The foregoing calculation is based on an estimate of the appraised value of the properties less the debt transferred to
Primaris REIT by the REIT, as compared to the remaining Unitholders equity of the REIT (which estimates may be revised
to reflect any material changes arising between the date of this Circular and the completion of the Plan of Arrangement or as
the REIT otherwise determines is appropriate).

Procedure for the Arrangement Becoming Effective

The Arrangement is proposed to be carried out pursuantto section 193 of the ABCA. The following procedural steps
must be taken forthe Arrangement to become effective:

a) the Arrangement Resolution must be approved by at least two-thirds of the votes cast by Unitholders voting, in
g pp y y g
person or by proxy, ata duly called meeting of Unitholders;

(b) the Arrangement must be approved by the Court in the manner described below under “— Court Approval of the
Plan of Arrangement”;

(c) the other conditions precedent to the Arrangement set out in the Arrangement Agreement must be satisfied or
waived by the appropriate parties to that agreement (a summary of which is included below under “— Conditions
Precedent to Completing the Plan of Arrangement”); and

(d) the Articles of Arrangement and all necessary related documents, in form and substance satisfactory to the REIT
and PRR Investments,actingreasonably,shall have been accepted for filing by the Registrar, together with the Final
Order, in accordance with Section 193 ofthe ABCA.

Timing of Completing the Plan of Arrangement

If the Meeting is held as scheduled and is not adjourned or postponed and the other necessary conditions at that
point in time are satisfied or waived, the REIT expects to apply for the Final Order approving the Arrangement. If the Final
Order has been obtained by December 15, 2021, in form and substance satisfactory to the REIT, and subject to satisfaction or
waiver of all conditions precedent to completing the Plan of Arrangement and any applicable TSX requirements, the REIT
currently anticipates that the Plan of Arrangement will be effected in late December 2021 or early 2022. It is not possible,
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however, to state with certainty when the Effective Date will occur, if at all. The REIT Trustees may, in their sole discretion,
decide not to proceed with the Plan of Arrangement.

Post-Effective Time Procedures
Primaris REIT Units, Series A

On or after the Effective Date, subject to the conditions as described herein, Primaris REIT shall deliver or arrange
to be delivered to the Depositary certificates representing Primaris REIT Units, Series A, which certificates will be held by
the Depositary for distribution to Registered Unitholders in accordance with the Plan of Arrangement. Promptly following
such delivery, certificates will be delivered to Registered Unitholders at their most recent address in the records maintained
by the REIT’s Transfer Agent. It is not expected that new certificates will be issued for REIT Units or that any surrender of
REIT Unit certificates will be required.

No action is required by Non-Registered Unitholders to receive their Primaris REIT Units, Series A. Non-Registered
Unitholders should have their Primaris REIT Units, Series A credited to their account with their bank, broker or other
Intermediary. However, Non-Registered Unitholders should contact their Intermediary if they have any questions regarding
this process.

PRR Investments

On or after the Effective Date, subject to the conditions described herein, PRR Investments will file articles of
dissolution under the ABCA to effect its dissolution.

Unitholder Approval of the Plan of Arrangement

The approval of the Arrangement Resolution authorizing the Plan of Arrangement will require the affirmative vote
of at least two-thirds of the votes cast by REIT Unitholders and Special Voting Unitholders, voting together, present in
person or by proxy atthe Meeting.

The complete text of the Arrangement Resolution to be presented to the Meeting is set forth in Schedule A to this
Circular.

Court Approval of the Plan of Arrangement

An arrangement under the ABCA requires Court approval. Prior to the completion of this Circular, the REIT
obtained the Interim Order, which provides for the calling and holding of the Meeting and other procedural matters. A copy
of'the Interim Order is attached as Schedule C to this Circular.

Subject to approval of the Arrangement Resolution by REIT Unitholders and Special Voting Unitholders at the
Meeting, the hearing in respect of the Final Order is currently scheduled to take place on December 15, 2021 at 3:00 p.m.
(Calgary time) at the Calgary Courts Centre, 601-5™" Street S.W., Calgary, Alberta or as soon thereafter as is reasonably
practicable. Any REIT securityholder or other person who wishes to appear, or to be represented, and to present evidence or
arguments at that hearing may do so, subject to serving and filing a Notice of Appearance as set out in the notice of
originating application for the Final Order and satisfying any other requirements of the Court. The Court will consider,
among other things, the faimess and reasonableness of the Plan of Arrangement. The Court may approve the Plan of
Arrangement in any mannerthe Court may direct, subject to compliance with such terms and conditions, if any,asthe Court
deems fit. In the event thatthe hearing is postponed, adjourned orrescheduled then, subject to further order of the Court, only
those persons havingpreviously served a Notice of Appearance in compliance with the application and the Interim Order will
be given notice of the postponement, adjournment orrescheduled date.

TSX Approval

The REIT has applied for, but has not yet received, conditional approval for: (i) the listing on the TSX of the
Primaris REIT Units, Series A to be issued pursuant to the Arrangement, the Primaris REIT Option Plan, the Primaris REIT
Incentive Unit Plan (including the Primaris REIT Units, Series A which, as a result of the Arrangement, are issuable upon the
exercise of Primaris REIT Options and settlement of Primaris REIT Incentive Units) and the listing on the TSX of Primaris
REIT Units, Series A issuable on exchange of H&R Class B Units and Primaris REIT Non-Voting Units, Series B, under the
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symbol “PMZ.UN”, and (ii) the listing of additional REIT Units on exchange of the H&R Class B Units in the event the
Gross-up Option is exercised by the REIT Trustees. These listings and approvals are each a pre-condition to closing the
Arrangement and will be subject to the REIT or Primaris REIT, as applicable, fulfilling all of the applicable requirements of
the TSX. See “The Arrangement — Canadian Securities Law and Stock Exchange Considerations”.

Arrangement Agreement

The Arrangement is being effected pursuant to the Arrangement Agreement. The Arrangement Agreement contains
covenants of and from the REIT and the other parties, and conditions precedent to completion of the Arrangement. The
following is a summary of certain provisions of the Arrangement Agreement, but is not intended to be complete. Please refer
to the Arrangement Agreement for a full description of the terms and conditions thereof. The Arrangement Agreement may
be found on SEDAR at www.sedar.com.

Pursuant to the Arrangement Agreement, the REIT and PRR Investments have agreed to use commercially
reasonable efforts and to do all things reasonably required to complete the transactions contemplated in the Arrangement
Agreement. The Arrangement Agreement provides that the obligation of the REIT to complete the Arrangement is subject to
receipt of a numberof approvals and fulfillment of a numberof conditions described under “— Other Conditions Precedent to
Completing the Plan of Arrangement”. Notwithstanding fulfillment of all conditions and receipt of the contemplated
approvals, the REIT may decide at any time before or after the Meeting, but prior to the issue under the ABCA of the
Certificate giving effect to the Arrangement, to terminate the Arrangement Agreement and not to proceed with the
Arrangement without notice to or the approval of the other parties to the Arrangement Agreement or the Unitholders. The
REIT Trustees consider it appropriate to retain the flexibility not to proceed with the Arrangement should some event occur
after the Meeting and prior to the Effective Date which, in the opinion of the REIT Trustees, makes it inappropriate to
complete the Arrangement. The Arrangement Resolution also provides this discretion to the REIT Trustees.

Subject to applicable law and the terms of the Arrangement Agreement (including the Plan of Arrangement), the
Arrangement Agreement may, at any time and from time to time before and after the holding of the Meeting, but not later
than the Effective Date, be amended in respect of the Arrangement by written agreement of the REIT and PRR Investments
Inc., without, subject to applicable laws, further notice to or authorization on the part of the Unitholders. The Arrangement
Resolution also authorizes the REIT Trustees to amend the Arrangement Agreement to the extent permitted therein in any
mannernot inconsistent with the Interim Order or Final Order, without furthernotice to or approvalby the Unitholders.

The REIT hasno present intention to amend the Arrangement Agreement or the Plan of Arrangement. However, it is
possible that commercial, market or other factors or conditions could make it advisable to amend the Arrangement
Agreement or the Plan of Arrangement.

Other Conditions Precedent to Completing the Plan of Arrangement
The conditions precedent in the Arrangement Agreement include, without limitation:

(a) the Interim Order shall have been granted in form and substance satisfactory to the REIT and PRR Investments,
acting reasonably, not later than November5, 2021 or such later date asthe REIT and PRR Investmentsmay agree
and shall not have been set aside or modified in a mannerunacceptable to such parties on appealorotherwise;

(b) Primaris REIT shall have been formed ascontemplated in the Arrangement Agreement;

(c) the Arrangement Resolution shall have been approved by the requisite number of votes cast by the holders of REIT
Units and Special Voting Units at the Meeting, in accordance with the provisions of the Interim Order, the REIT
Declaration of Trust, and any applicable regulatory requirements;

(d) a Final Order approving the Plan of Arrangement shallhave been granted in form and substance satisfactory to the
REIT and PRR Investments, actingreasonably,not later than December 31,2021 or such later dateasthe REIT and
PRR Investmentsmay agree and shallnothave been set aside or modified in a mannerunacceptable to such parties

on appealorotherwise;

(e) the conditions to closing the purchase and sale transactions provided for in the Purchase and Sale Agreement (other
than those only capable of satisfaction at the time of such closing) shallhavebeen waived or satisfied;
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(f) TSX Trust Company,orsuch other person chosen by the REIT to actas Depositary for the Arrangement, shallhave
been retained and agreed to actas Depositary for the Arrangement;

(g) the Articles of Arrangementand all necessary related documents, in form and substance satisfactory to the REIT and
PRR Investments, acting reasonably, shall have been accepted for filing by the Registrar together with the Final
Order, in accordance with Section 193 of the ABCA,;

(h) the CRA Ruling shall have beenissued in form and substance satisfactory to the REIT, actingreasonably;

(i) no material action or proceeding shall be pending or threatened by any person, company, firm, governmental
authority, regulatory body or agency and there shall be no action taken under any applicable law or regulation, nor
any statute, rule, regulation or order which is enacted, enforced, promulgated, announced, proposed orissued by any
court, department, commission, board, regulatory body, government or governmental authority or similar agency,
domestic or foreign, that:

(i) makes or seeks to make illegal or otherwise directly or indirectly restrains, enjoins or prohibits, or seeks to
restrain, enjoin or prohibit the Arrangement or any other transactions contemplated in the Arrangement
Agreement or in the Plan of Arrangement;

(i) prohibits or ceases trading in, or imposes material limitations on the trading of, REIT Units or Primaris REIT
Units, or seeks to do any of the foregoing; or

(iii) results in or seeks a judgment or assessment of material damages directly or indirectly relating to the
transactions contemplated in the Arrangement Agreement or in the Plan of Arrangement;

(j) there shall not have occurred any change or proposed change in the income tax laws of Canada orthe U.S. or any
other jurisdiction, or the interpretation or administration thereof, which change would, as a consequence of the
completion of the Arrangement, be materialand adverse to the REIT or the Unitholders;

(k) no breach or default or event of default will result under material debt contracts or indentures or other material
agreements of the REIT or any of its respective subsidiary entities directly or indirectly relating to or as a result of
the transactions contemplated in the Arrangement Agreement or in the Plan of Arrangement;

(1) all material regulatory consents, exemptions and approvals considered necessary or desirable by the parties with
respect to the transactions contemplated under the Arrangement shall have been granted, completed or obtained
including consents, exemptions and approvals, if any, from applicable securities regulatory authorities with respect
to the REIT and from the TSX (including approval of the listing and posting for trading of the Primaris REIT Units,
Series A);

(m) all material third party consents, waivers, exemptions and approvals and/or agreements or amendments or
supplements to agreements or indentures, considered necessary or desirable by the parties with respect to the
transactions contemplated under the Arrangement, including with respect to outstanding securities that are
convertible into, or exercisable or exchangeable for, REIT Units, shall have been entered into, completed or
obtained prior to implementation of the Arrangement or will be entered into, completed or obtained concurrently
with implementation of the Arrangement; and

(n) the REIT Units shall remain listed on the TSX, subject only to customary conditions acceptable to the REIT, acting
reasonably.

In addition to the foregoing mutualconditions, the obligation ofthe REIT to complete the transactions contemplated

by the Arrangement Agreement is subject to the fulfillment or satisfaction, on or before the Effective Date, of each of the
following conditions, any of which may be waived by it without prejudice to its right to rely on any othercondition:
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(a) eachofthe covenants,actsand undertakings of PRR Investmentsto be performed or complied with on or before the
Effective Date pursuant to the terms of the Arrangement Agreement shall have been duly performed or complied
with; and

(b) the REIT Trustees shall not have determined, in their sole and absolute discretion, not to proceed with the
Arrangement.

Final Board Authority

The Arrangement Agreement and the Arrangement Resolution both provide that the Arrangement shall only be
effected upon the authorization of the REIT Trustees to file the Articles of Arrangement and that the timing for effecting the
Arrangement is in the sole and absolute discretion of the REIT. In addition, the Arrangement Resolution proposed for
consideration by the Unitholders authorizes the REIT Trustees, without further notice to or approval of such Unitholders, to
amend the Arrangement, to decide whether to proceed with the Arrangement and to revoke the Arrangement Resolution at
any time prior to the Arrangement becoming effective pursuant to the provisions of the ABCA. See Schedule A to this
Circular for the text of the Arrangement Resolution.

THE EQUITY PLANS RESOLUTION

At the Meeting, if the Arrangement Resolution is passed, Unitholders will be asked to consider and, if deemed
advisable, to pass, with or without variation, the Equity Plans Resolution, the full text of which is set forth in Schedule B to
this Circular, approving, on behalf of Primaris REIT and the holders of Primaris REIT Units, Series A, the equity-based
compensation plans (substantially as described in Schedule L to this Circular under the heading “Incentive Plan
Descriptions”) for Primaris REIT.

To be approved, the Equity Plans Resolution must be approved by the affirmative vote of a majority of the votes cast
atthe Meeting by REIT Unitholders and Special Voting Unitholders, voting together.

PURCHASE AND SALE AGREEMENT
Summary of the Purchase and Sale Agreement

The Purchase and Sale Agreement has been filed on SEDAR (www.sedar.com). The following is a summary of
certain provisions of the Purchase and Sale Agreement, but is not intended to be complete. Please refer to the Purchase and
Sale Agreement for a full description of the terms and conditions thereof. Capitalized terms used in this section “Summary of
the Purchase and Sale Agreement” butnot defined have the meanings given in the Purchase and Sale Agreement.

The HOOPP Contribution

Subject to the terms of the Purchase and Sale Agreement, following completion of the Arrangement, it is expected
that the HOOPP Properties will be indirectly sold to Primaris REIT for the Consideration. Following the closing of the
Arrangement and the Purchase and Sale Agreement, REIT Unitholders and HOOPP are expected to own an approximate 74%
and 26% interest in Primaris REIT, respectively (on a partially-diluted basis taking into account New Primaris Master LP
Exchangeable Units and Primaris REIT Incentive Units). In addition to the Primaris REIT Units, as partial consideration for
the HOOPP Contribution, HOOPP (or as it may direct), will receive a non-interest bearing promissory note in the face
amount of approximately $200.21 million, which, together with the Primaris REIT Units to be issued to HOOPP (or as it may
direct), represents aggregate consideration for the HOOPP Contribution of approximately $800.84 million. Such promissory
note will be repaid by Primaris REIT by way of drawdown on Primaris REIT’s new credit facility within three Business Days
of the completion of the Arrangement. The REIT will contribute twenty-seven properties with an appraised value of
approximately $2.4 billion and HOOPP will contribute eight properties with an appraised value of approximately $0.8
billion.

The Purchase and Sale Agreement also provides for certain net cash real property-related adjustment payments by

HOOPP to Primaris REIT in relation to the HOOPP Properties, and by Primaris REIT to HOOPP, in relation to the Primaris
Spin-out Properties, which are payable on closing of the transactions contemplated by the Purchase and Sale Agreement.
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See Schedule L for disclosure relating to the HOOPP Properties and Schedule G and I for carve-out financial
statements for the HOOPP Properties and related management’s discussion and analysis. See Schedule J for pro forma
financialstatements of Primaris REIT giving effectto the Arrangement and the HOOPP Contribution.

Representations and Warranties

The Purchase and Sale Agreement contains limited customary representations and warranties made by HOOPP to
the REIT and Primaris REIT with respect to, among other things, the HOOPP Properties, and limited customary
representations and warranties made by the REIT and/or Primaris REIT to HOOPP with respect to, among other things, the
Primaris Spin-out Properties, Primaris REIT, the Primaris REIT Units to be issued to HOOPP and the Arrangement
Agreement. The Purchase and Sale Agreement also contains a representation and warranty of the REIT that the Circular
complies in all material respects with all applicable securities laws, and that the Circular, other than information provided by
HOOPP in writing in respect of HOOPP or the HOOPP Properties for inclusion in the Circular, does not contain an untrue
statement of material fact or an omission to state a material fact required to be stated therein or necessary in order to make
any statement in the Circular (other than such information relating to HOOPP or the HOOPP Properties) not misleading in
light of the circumstances in which it was made. Those representations and warranties were made solely for the
purposes of the Purchase and Sale Agreement, were made as of specified dates and may be subject to contractual
standards of materiality different from what may be viewed as material to Unitholders. For the foregoing reasons,
Unitholders should not rely on the representations and warranties contained in the Purchase and Sale Agreement as
statements of factual information at the time they were made or otherwise.

The representations and warranties provided in the Purchase and Sale Agreement by each party with respect to itself,
any applicable nominees and the beneficial owners of the applicable properties (as the case may be) relate to: organization
and status, authority, no bankruptcy, no breach of constating documents, applicable Laws or certain contracts, required
consents, pre-emptive rights and enforceability of obligations. The Purchase and Sale Agreement provides that except forthe
representations and warranties set forth therein, Primaris REIT is acquiring the HOOPP Properties on an “as is, where is”
basis and that HOOPP is entering into the transactions contemplated by the Purchase and Sale Agreement on an “as is, where
is” basis.

The representations and warranties in the Purchase and Sale Agreement survive for 12 months following closing of
the Arrangement and are subject to a deductible of $5,000,000 (subject to certain exceptions) and a cap on liability of
$50,000,000 (subject to certain exceptions). If the Arrangement becomes effective, Primaris REIT will become liable for all
liabilities of the REIT under the Purchase and Sale Agreement, including indemnity obligations. Should a valid claim be
made by HOOPP against Primaris REIT underthe Purchase and Sale Agreement, any damage awards are to be grossed-up by
a factorbased on its percentage interest in Primaris REIT atthe applicable time.

Conditions

The Purchase and Sale Agreement contains certain customary conditions to the completion of the indirect sale of the
HOOPP Properties to Primaris REIT, including that: (i) the Purchase and Sale Agreement shall not have been terminated in
accordance with its terms; (ii) the Arrangement has been completed; (iii) required approvals under the Competition Act
(Canada) have been obtained; (iv) the terms of the Purchase and Sale Agreement to be complied with or performed by the
other party have been complied with or performed in all material respects; (v) all representations and warranties of the other
party are true and correct in all material respects; and (vi) the Primaris REIT Units, Series A will be listed and posted for
trading on the TSX. Each condition may be waived, in whole or in part, by a party.

Termination for a Superior Proposal

The REIT Trustees are permitted to negotiate and enterinto an agreement with an arm’s length party with respect to
and in response to a Superior Proposal (as defined herein) following notice by the REIT to HOOPP that it has received a
Superior Proposal (the “Superior Proposal Notice”). In addition, HOOPP is permitted to negotiate and enter into an
agreement with an arm’s length party with respect to the disposition of HOOPP Properties after it has received a Superior
Proposal Notice from the REIT. A “Superior Proposal” means a bona fide unsolicited written proposal received prior to the
Arrangement becoming effective from an arm’s length party regarding an acquisition of all or substantially all of the REIT’s
assets or a bona fide unsolicited written proposal from anarm’s length party to merge, combine or effect an arrangement with
the REIT or otherwise acquire all or substantially all of the REIT’s Units that the REIT Trustees determine, in good faith,
afterreceiving the advice of'its outside legal counsel and its financialadvisors, and aftertakinginto account allthe terms and
conditions of the proposal and the person making it (A)that it would be inconsistent with its fiduciary duties to fail to
negotiate and/or enter an agreement with such arm’s length party and (B)such proposal would, if consummated in
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accordance with its terms, but without assuming away the risk of non-completion, reasonably be expected to lead to or
constitute a transaction more favourable from a financial point of view to the REIT’s unitholders than the formation of
Primaris REIT.

If the REIT enters into a definitive agreement or consummates a transaction in respect of the Superior Proposal
identified in a Superior Proposal Notice within six months of the date of the Superior Proposal Notice, the REIT may
terminate the Purchase and Sale Agreement, provided that in such case the REIT shall reimburse HOOPP for its reasonable
out of pocket fees and expenses incurred prior to the date of receipt of a Superior Proposal Notice in respect of external legal
counsel and formalappraisals on the HOOPP Properties up to a maximum of $1,500,000.

Covenants

Until closing, HOOPP and the REIT have agreed to use commercially reasonable efforts to satisfy all conditions
precedent in the Purchase and Sale Agreement. In addition, the parties have agreed to cooperate in ensuring all required
consentsand approvals (including under the Competition Act (Canada)are obtained and have obligationsto keep each party
apprised of the statusthereof).

In addition, HOOPP andthe REIT have made certain covenants in the Purchase and Sale Agreement with respect to
the HOOPP Properties and the Primaris Spin-out Properties, respectively, including that they will, in the period before
closing: (i) continue to operate the applicable properties in accordance with its usualbusiness and management practices and
existing budgets; (i) continue to maintain insurance in respect of the applicable properties in accordance with its usual
business and management practices; (iii) conduct and cause the beneficial owners of the applicable properties to conduct their
respective activities and business in the ordinary course; (iv) comply in material respects with applicable Laws and to use
their commercially reasonable efforts to preserve intact the respective properties and assets, in good standing; and (v) keep
available the services of their respective officers and employees as a group and to maintain satisfactory relationships with
tenants, suppliers, employees, governmental authorities and others having business relationships with them. Notwithstanding
the foregoing, prior to closing, PRR Trust is permitted to borrow up to $143 million under a credit facility from a Canadian
chartered bank and repay the REIT up to $143 million of principal amount owing under loans previously advanced to PRR
Trust by the REIT.

In addition, the REIT has made certain covenants in the Purchase and Sale Agreement with respect to the
Arrangement including to (i) not amend or modify the Arrangement Agreement or Plan of Arrangement in any material
manner without HOOPP’s prior consent; (ii) provide HOOPP and HOOPP’s solicitor(s) reasonable opportunity to review and
comment on the Circular and drafts of all material to be filed with the Court in connection with the Interim Order and the
Final Order; and (iii) to convene and conduct the Meeting in accordance with the REIT Declaration of Trust and applicable
Law.

PRIMARIS REIT FOLLOWING THE ARRANGEMENT

Reference is made to Schedule L for a detailed description of Primaris REIT following the Arrangement and
completion of the transactions contemplated by the Purchase and Sale Agreement. Reference is also made to Schedule F and
H for combined carve-out financial statements for the Primaris Spin-out Properties and related business and related
management’s discussion and analysis. See Schedule G and I for combined carve-out financial statements for the HOOPP
Properties and related management’s discussion and analysis. See Schedule J for pro forma financial statements of Primaris
REIT. See Schedule K for forecast financial statements of Primaris REIT, assuming completion of the Arrangement and the
HOOPP Contribution.

RISK FACTORS

If the Arrangement Resolution is approved at the Meeting and the Arrangement is completed, immediately
following completion of the Plan of Arrangement, Unitholders will hold both REIT Units and Primaris REIT Units.
Accordingly, a Unitholder will become a unitholder of Primaris REIT and will remain a Unitholder and will be subject to all
of'the risks associated with the operations of the REIT and Primaris REIT and their respective businesses. Those risks include
the risk factorsset forth in the REIT’s annualinformation form and management’s discussion and analysis for the yearended
December 31, 2020, which is available on SEDAR at www.sedar.com. Additionalrisk factors relating to the Arrangement are
set out below. For a complete discussion of the risk factors relating to the business of Primaris REIT following the
completion of the Arrangement, please see “Risk Factors” in Schedule L to this Circular.
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Risk Factors Relating to the Arrangement

There are numerous risks associated with the proposed Arrangement and with the acquisition of the HOOPP
Properties, including, but not limited to, the risk that conditions precedent or approvals required for the Arrangement or the
acquisition of the HOOPP Properties are not obtained; the risk that the proposed Arrangement will not be consummated
within the anticipated time period or at all, including as the result of regulatory, market or other factors; the risk that the
combined value of the units of the two publicly-traded issuers will not be equal to or greater than what the value of REIT
Units would have been had the Arrangement not occurred; there being no established market for the Primaris REIT Units,
Series A; the risk of significant additional costs being incurred if the Arrangement is delayed or does not occur at all;
guarantee and indemnity obligations that the REIT and Primaris REIT will owe to each other following the Arrangement; the
risk that the separated businesses do not realize all of the expected benefits of the Arrangement; the risk of disruption to the
REIT’s business in connection with the proposed Arrangement; the risk that the proposed Arrangement will require
significantly more time and attention from the REIT’s senior management and employees than currently anticipated; and the
risk that the yet-to-be determined credit rating for Primaris REIT and/or any change in the credit rating for the REIT may
result in higher funding costs for one or both of the issuers.

Conditions Precedent and Consents, Exemptions and Approvals

The completion of the Arrangement in the form contemplated by the Arrangement Agreement is subject to a number
of conditions precedent, some of which are outside the control of the REIT, including, without limitation, receipt of
Unitholder approval at the Meeting, certain regulatory and third party consents, exemptions and approvals, the CRA Ruling,
approval of the TSX for the listing of the Primaris REIT Units, Series A and the granting of the Final Order by the Court.
There can be no certainty, nor can the REIT provide any assurance, that these conditions will be satisfied or, if satisfied,
when they will be satisfied. Failure to obtain the Final Order on terms acceptable to the REIT Trustees would likely result in
the decision being made not to proceed with the Arrangement. If any consents, exemptions or approvals cannot be obtained
on terms satisfactory to the REIT Trustees or at all, the Plan of Arrangement may have to be amended in order to mitigate
against the negative consequence of the failure to obtain any such consent, exemption or approval, and accordingly, the
anticipated benefits available to Unitholders resulting from the Arrangement may be reduced. Alternatively, in the event that
the Plan of Arrangement cannot be amended so as to mitigate against the negative consequences of the failure to obtain a
consent, exemption or approval, the Arrangement may not proceed atall.

Trading Prices of REIT Units and Primaris REIT Units, Series A

There can be no assurance as to the prices at which the REIT Units and the Primaris REIT Units, Series A will trade
following the completion of the Arrangement. The combined trading prices of REIT Units and Primaris REIT Units, Series A
received by a Unitholder pursuant to the Arrangement may be materially less than the trading price of the REIT Units
immediately prior to the Arrangement.

No Prior Market for Primaris REIT Units, Series A

There is not currently a public market for the Primaris REIT Units, Series A and there can be no assurance that a
public market for the Primaris REIT Units, Series A will develop after the Arrangement becomes effective or as to the prices
at which trading in the Primaris REIT Units, Series A will occur even if a public market does develop after the Arrangement.
If a public market for the Primaris REIT Units, Series A does develop, there may be a significant number of Unitholders who
wish to sell their Primaris REIT Units, Series A. Some Unitholders may determine that they do not wish to have an
investment solely in the REIT or Primaris REIT, as applicable. In addition, following completion of the Arrangement, some
Unitholders may be subject to investment restrictions which preclude them from holding the Primaris REIT Units, Series A
or REIT Units, while other Unitholders may elect to sell for different reasons. If there are a significant number of sellers of
the Primaris REIT Units, Series A or the REIT Units without a corresponding number of buyers, the trading price of those
units could decline and such decline could be material.

Delays or Amendments; Waiver of Conditions

The REIT continues to seek and obtain certain necessary consents and approvals in order to implement the
Arrangement and related transactions as currently structured. The REIT may not obtain such consents and approvals on
acceptable terms prior to the expected Effective Date. If certain approvalsand consents are not received prior to the expected
Effective Date, the REIT may decide to proceed nonetheless, or it may either delay or amend the implementation of all or
part of the Arrangement in order to allow sufficient time to complete such matters. If the REIT amends or delays the
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implementation of the Arrangement or proceeds without certain consents, this may materially adversely affect the REIT’s
and/orPrimaris REIT’s financialposition.

Indemnification Obligations and Guarantees

The REIT and a subsidiary of Primaris REIT will each agree to indemnify the other for certain liabilities and
obligations related to certain debts and related guarantees granted by the REIT and certain of its subsidiaries as well as
certain subsidiaries that will become subsidiaries of Primaris REIT pursuant to the Arrangement. These indemnification
obligations could be significant. If the REIT or Primaris REIT has to indemnify the other for any substantial obligations, or if
a lender realizes on a guarantee given by the REIT or a subsidiary of Primaris REIT, respectively, in favour of debt of
Primaris REIT or the REIT, respectively, it may not be able to satisfy those obligations, and this may materially adversely
affect the REIT’s and/or Primaris REIT’s financial position. Furthermore, Primaris REIT and HOOPP will each indemnify
each other under the Purchase and Sale Agreement which, in the case of Primaris REIT, includes its indemnity in respect of
breaches by the REIT of the Purchase and Sale Agreement if the Arrangement becomes effective.

Costs Associated with the Arrangement

There are certain costs related to the Arrangement, such as those for legal and accounting advisory services and
producing this Circular that must be paid even if the Arrangement is not completed. There are also opportunity costs
associated with the diversion of management attention away from the conduct of business in the ordinary course. These costs
may haveanadverse impact on the REIT’s and/or Primaris REIT’s financialposition.

CERTAIN CANADIAN FEDERAL INCOME TAX CONSIDERATIONS

In the opinion of Blake, Cassels & Graydon LLP, counsel to the REIT, the following is a summary of the principal
Canadian federalincome tax considerationsunderthe Tax Act generally applicable to the Arrangement for a holderof REIT
Units who, at all relevant times and for purposes of the Tax Act, (i) deals at arm’s length with the REIT and Primaris REIT;
(ii) is not affiliated with the REIT or Primaris REIT; and (iii) holds REIT Units and will hold Primaris REIT Units, Series A
as capital property (a “Holder”). Provided a Holder does not hold REIT Units or Primaris REIT Units, Series A in the course
of carrying on a business or as an adventure or concern in the nature of trade, such units generally will be considered to be
capitalproperty to such Holder.

This summary is not applicable to a Holder (i) that is a “financial institution” as defined in the Tax Act for the
purposes of the mark-to-market rules; (ii) an interest in which is a “tax shelter investment” (as defined in the Tax Act); (iii)
that reports its “Canadian tax results” (as defined in the Tax Act), in a currency other than Canadian currency; (iv) that has
entered or will enter into a “derivative forward agreement” (as defined in the Tax Act) with respect to REIT Units; or (v) that,
at any relevant time, holds REIT Units acquired upon the exercise of rights to acquire such REIT Units which were granted
or otherwise received in respect of, in the course of, or by virtue of employment with the REIT or any corporation or mutual
fund trust not dealing at arm’s length with the REIT for purposes of the Tax Act. Such Holders are urged to consult their own
tax advisors. In addition, this summary does not address the deductibility of interest expense or other expenses incurred by a
Holder in connection with debtincurred in respect of the acquisition or holding of REIT Units.

In addition, this summary does not discuss the consequences of the Arrangement to holders of securities of the REIT
or any of its subsidiaries participating in the Plan of Arrangement other than REIT Units. Such holders should consult their
own tax advisors.

This summary does not describe the Canadian federal income tax considerations generally associated with the
holding and disposition of Primaris REIT Units, Series A following completion of the Arrangement. The principal Canadian
federal income tax considerations associated with the holding and disposition of Primaris REIT Units, Series A are generally
described in Schedule L hereto, subject to the limitations, qualifications,and assumptions therein.

This summary is of a general nature only and is based upon the facts and assumptions set out in this Circular and
relies upon a certificate of an officer or trustee of the REIT as to certain factual matters. This summary is based upon the
current provisions of the Tax Act, all specific proposals to amend the Tax Act publicly announced by or on behalf of the
Minister of Finance (Canada) prior to the date hereof (the “Tax Proposals”) and counsel’s understanding of the current
administrative policies and assessing practices of the CRA made publicly available prior to the date hereof. This summary
assumes that the Tax Proposals will be enacted as proposed, but no assurance can be given that this will be the case.
Modification or amendment of the Tax Act or the Tax Proposals could significantly alter the tax status of the REIT or
Primaris REIT, or the tax consequences of the Arrangement. This summary is not exhaustive of all possible Canadian federal
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income tax consequences and, except for the Tax Proposals, does not take into account or anticipate any changes in law,
whether by legislative, governmental, administrative or judicial action, nor does it take into account other federal or any
provincial or foreign tax legislation or considerations, which may differ from the Canadian federalincome tax considerations
described herein.

The REIT has applied to the CRA for the CRA Ruling in connection with the Plan of Arrangement, to confirm,
among other things, that the Qualifying Disposition will constitute a “qualifying disposition” within the meaning of the Tax
Act. Receipt of the CRA Ruling in form and substance acceptable to the REIT is a precondition to the implementationof the
Plan of Arrangement. There can be no assurance that the CRA will issue the CRA Ruling or that the CRA Ruling, if issued,
will be in a form acceptable to the REIT. The balance of this summary assumes that the CRA Ruling will be granted in
substantially the form requested by the REIT, and that the Qualifying Disposition will constitute a qualifying disposition for
the purposes of the Tax Act.

THIS SUMMARY IS NOT INTENDED TO BE, NOR SHOULD IT BE CONSTRUED TO BE, LEGAL OR
TAX ADVICE TO ANY PARTICULAR UNITHOLDER. ACCORDINGLY, UNITHOLDERS SHOULD CONSULT
THEIR OWN TAX ADVISORS WITH RESPECT TO THE TAX CONSEQUENCES OF THE ARRANGEMENT
TO THEM HAVING REGARD TO THEIR OWN PARTICULAR CIRCUMSTANCES.

Status of the REIT, Primaris REIT and Subsidiaries
Qualification as Mutual Fund Trusts

This summary assumesthateach of the REIT and Primaris REIT will qualify atall relevant times as a “mutualfund
trust” within the meaning of the Tax Act and that Primaris REIT will validly elect under the Tax Act to be deemed to have
been a mutual fund trust from the time of its establishment. Counsel has been advised that it is intended that Primaris REIT
will file the necessary election such that Primaris REIT will be deemed to qualify as a mutual fund trust from the beginning
ofits first taxation year.

If the REIT or Primaris REIT were not to qualify as a mutual fund trust at any relevant time, the Canadian federal
income tax considerations described herein would, in some respects, be materially different.

SIFT Rules

The Tax Act includes rules (the “SIFT Rules”) that effectively tax certain income of a publicly-traded trust that is
distributed to its investors and certain income of a publicly-traded partnership on the same basis as would have applied had
the income been earned through a taxable Canadian corporation and distributed by way of dividend to its shareholders. These
rules apply only in respect of “SIFT trusts” and “SIFT partnerships” (each as defined in the Tax Act).

A trust that qualifies as a “real estate investment trust” for purposes of the Tax Act is not subject to the SIFT Rules
under the “REIT Exception”. In order to qualify for the REIT Exception fora particulartaxation year,a trust must satisfy a
number of detailed quantitative tests with respect to the nature of its investments and the character of its income. Based on
its review of the REIT’s assets and revenues, and the expected assets and revenues of Primaris REIT, management of the
REIT expects that the REIT will qualify for the REIT Exception for the current taxation year and that Primaris REIT will
qualify for the REIT Exception for its first taxation year. In addition, counsel has been advised that management of each of
the REIT and Primaris REIT intends to conduct the affairs of the REIT and Primaris REIT, respectively, so that each will
qualify for the REIT Exception at all future times. However, there can be no assurance that the REIT will qualify for the
REIT Exception for its current taxation year or that the REIT or Primaris REIT will qualify for the REIT Exception for any
future year.

Each of the REIT and Primaris REIT has, or will have, investments in certain lower tier entities such as partnerships
and trusts. In certain circumstances, it is possible that such lower tier entities could themselves be subject to the SIFT Rules.
However, a lower tier entity will not be subject to the SIFT Rules if it is an “excluded subsidiary entity”, as defined for
purposes of the SIFT Rules. A partnership or trust will qualify as an excluded subsidiary entity for a taxation year if none of
the partnership’s or trust’s “equity” (as defined in the Tax Act)is at any time in the year either (a) listed or traded on a stock
exchange or other public market or (b) held by any person other than a real estate investment trust; a taxable Canadian
corporation; a SIFT trust or SIFT partnership; an entity that is itself an excluded subsidiary entity; or a person or partnership
that does not have, in connection with the holding of a security of the partnership or trust, property the value of which is

determined, all or in part, by reference to a security that is listed or traded on a stock exchange or other public market.
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Counsel has been advised that each partnership and trust in which REIT or Primaris REIT has a direct or indirect interest
(other than Primaris REIT in respect of the REIT) is and will be an “excluded subsidiary entity” atall relevant times.

The balance of this summary assumesthat (a) each of the REIT and Primaris REIT will qualify atallrelevant times
for the REIT Exception; and (b) each of the partnerships and trusts through which the REIT and Primaris REIT derives
income (other than Primaris REIT in respect of the REIT) will qualify, at all relevant times, as an excluded subsidiary entity.
If any of such assumptions is not accurate, certain income tax consequences described below would, in some respects, be
materially and adversely different.

Taxation of Holders Resident in Canada

The following portion of this summary applies to a Holder who, at all relevant times and for purposes of the Tax
Act, is resident in Canada (a “Resident Holder”). Certain holders resident in Canada who might not otherwise be considered
to hold their REIT Units or Primaris REIT Units, Series A as capital property may in certain circumstances be entitled to
have suchunits, along with all other “Canadian securities” (as defined in the Tax Act) held by such holders, treated ascapital
property by making the irrevocable election permitted by subsection 39(4) of the Tax Act.

Acquisition of Primaris REIT Units, Series A and Qualifying Disposition

Pursuant to the Plan of Arrangement, each Resident Holder will acquire one Primaris REIT Unit, Series A from the
REIT for each REIT Unit held. Each such Primaris REIT Unit, Series A will be acquired by a Resident Holder at a nominal
cost.

A Resident Holder will not realize any taxable income or gain solely asa result of the Qualifying Disposition.

Immediately after the Qualifying Disposition, and in accordance with the detailed rules in the Tax Act applicable to
qualifying dispositions, the adjusted cost base of a Resident Holder’s REIT Units will be decreased by an amount equalto the
REIT Transfer Percentage multiplied by the adjusted cost base of the Resident Holder’s REIT Units immediately before the
Qualifying Disposition.

The adjusted cost base of a Resident Holder’s Primaris REIT Units, Series A will be increased by the same amount
immediately after the Qualifying Disposition, except to the extent that the Resident Holder’s loss, if any, from a disposition
of the REIT Units immediately before the Qualifying Disposition would have been denied under the “dividend stop-loss
rules” in the Tax Act. Management expects that the adjusted cost base of Primaris REIT Units, Series A will not be
materially reduced for any Resident Holders asa result of the dividend stop-loss rules.

Income or Gains Realized by the REIT as a Consequence of the Plan of Arrangement

To the extent that the REIT realizes income or gains (wWhether directly or through its subsidiaries) as a consequence
of'the Plan of Arrangement, it is expected that the amount of such income or gains will be made payable to REIT Unitholders
and will therefore be required to be included in the income of Resident Holders in respect of their REIT Units in accordance
with the detailed rules in the Tax Act. Accordingly, to the extent that the Plan of Arrangement gives rise to material income
or gain recognition by the REIT, or its subsidiaries, the amount of REIT distributions that will be treated as distributions of
income would be increased. See below under “— Taxation of the REIT” for more information regarding the implications of
the Arrangement for the REIT under the Tax Act.

Distributions from the REIT

The tax treatment to Resident Holders of distributions from the REIT (including the Nominal REIT Distribution)
will generally be determined in a mannersimilar to thatapplicable to other distributions thathavebeen paid or payable by the
REIT to Resident Holders in the past.

Primaris REIT Unit Split or Consolidation

A consolidation (a “Consolidation™) or split (a “Split”) of Primaris REIT Units, Series A under the Plan of
Arrangement, will not constitute a disposition of such units and a Resident Holder will not realize any taxable income or gain

solely as a result of a Consolidation or Split. The adjusted cost base of a Resident Holder’s Primaris REIT Units, Series A
immediately after a Consolidation or Split (if given effect) will be equal to the adjusted cost base of the Resident Holder’s
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Primaris REIT Units, Series A immediately prior to the Consolidation or Split, as the case may be. The adjusted cost base of
Primaris REIT Units, Series A of a Resident Holder on a per unit basis following a Consolidation or Split will be equal to the
aggregate adjusted cost base to the Resident Holder of the Primaris REIT Units, Series A held immediately prior to the
Consolidation or Split, as appliable, divided by the number of Primaris REIT Units, Series A held immediately after such
Consolidation or Split.

Each fraction of a Primaris REIT Unit resulting from a Consolidation will be redeemed under the Plan of
Arrangement in exchange for a cash redemption price as set out in the Notice of Determination. The disposition of a fraction
of a Primaris REIT Unit pursuant to such a redemption will generally result in a capital gain (or a capital loss) to the Resident
Holder equal to the amount, if any, by which the proceeds of disposition of the fractional Primaris REIT Unit, net of any
reasonable costs of disposition, exceed (or are less than) the adjusted cost base of the Primaris REIT Unit to the Resident
Holder immediately prior to such redemption. The treatment of capital gains and capital losses is generally described below
under “Taxation of Capital Gainsand Losses”.

Taxation of Capital Gains and Capital Losses

Generally, one-half of any capital gain realized by a Resident Holder for the purposes of the Tax Act (a “taxable
capital gain”) on the disposition of property (including REIT Units and Primaris REIT Units, Series A) and the amount of
any net taxable capital gains designated by the REIT or Primaris REIT, in respect of such Resident Holder will be required to
be included by the Resident Holder in computingincome asa taxable capitalgain under the Tax Act. One-half of any capital
loss realized by a Resident Holder for the purposes of the Tax Act (an “allowable capital loss™) on a disposition of property
generally must be deducted from taxable capital gains of such Resident Holder in the year of disposition, and any excess of
one-half of such capital losses over taxable capital gains realized by the Resident Holder in the year of disposition may
generally be deducted in the three preceding taxation years or in any subsequent taxation year against net taxable capital
gains realized in such years, to the extentand underthe circumstances described in the Tax Act.

Taxation of Holders Not Resident in Canada

The following portion of this summary applies to a Holder who, at all relevant times and for purposes of the Tax
Act, is not resident or deemed to be resident in Canada forpurposes of the Tax Act, and does notuse or hold REIT Units and
will not use or hold Primaris REIT Units, Series A in a business carried on in Canada, and whose REIT Units and Primaris
REIT Units, Series A, at all relevant times, are not “taxable Canadian property” within the meaning of the Tax Act (a “Non-
Resident Holder”). Generally, units of a trust that is a mutual fund trust (such as the REIT and, as expected, Primaris REIT)
will not constitute taxable Canadian property to a Non-Resident Holder at a particular time provided that at no time during
the 60-month period immediately preceding that time were 25% or more of the issued units of the trust owned by one or any
combination of (i) the Non-Resident Holder; (ii) persons with whom the Non-Resident Holder does not dealat arm’s length
for the purposes of the Tax Act; and (iii) partnerships in which the Non-Resident Holder or a person described in (ii) holds a
membership interest directly or indirectly through one or more partnerships. Special rules which apply to non-resident
insurers carrying on business in Canada and elsewhere are not discussed in this summary.

Acquisition of Primaris REIT Units, Series A and Qualifying Disposition

Pursuant to the Plan of Arrangement, each Non-Resident Holder will acquire one Primaris REIT Unit, Series A from
the REIT for each REIT Unit held. Each such Primaris REIT Unit, Series A will be acquired by a Non-Resident Holder at a
nominalcost.

A Non-Resident Holder will notrealize any taxable income or gain solely as a result of the Qualifying Disposition.

In general terms, the adjusted cost base of REIT Units to a Non-Resident Holder will be adjusted as a result of the
Arrangement in the manner described above for a Resident Holder under “— Taxation of Holders Resident in Canada —
Acquisition of Primaris REIT Units, Series A”. Such adjustments are not expected to have material consequences for Non-
Resident Holders.

Income or Gains Realized by the REIT as a Consequence of the Plan of Arrangement

To the extent that the REIT realizes income or gains (wWhether directly or through its subsidiaries) as a consequence
ofthe Plan of Arrangement, it is expected thatthe amount of such income or gains will be made payable to REIT Unitholders
and will therefore be required to be included in the income of Non-Resident Holders in respect of their REIT Units in
accordance with the detailed rules in the Tax Act. Accordingly, to the extent that the Plan of Arrangement gives rise to
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material income or gain recognition by the REIT or its subsidiaries, the amount of REIT distributions that will be treated as
distributions of income would be increased. Such an increase may increase the amount of Canadian withholding tax
applicable to distributions paid by the REIT to Non-Resident Holders. See below under “— Taxation of the REIT” for more
information regarding the implications of the Arrangement for the REIT under the Tax Act.

Distributions from the REIT

The tax treatment to Non-Resident Holders of distributions from the REIT (including the Nominal REIT
Distribution) will generally be determined in a manner similar to that applicable to other distributions that have been paid or
payable by the REIT to Non-Resident Holders in the past.

Primaris REIT Unit Split or Consolidation

A Consolidation or Split of Primaris REIT Units, Series A, will not constitute a disposition of such units and a Non-
Resident Holder will not realize any taxable income or gain solely as a result of a Consolidation or Split. The adjusted cost
base of a Non-Resident Holder’s Primaris REIT Units, Series A immediately after a Consolidation or Split (if given effect)
will be equal to the adjusted cost base of the Non-Resident Holder’s Primaris REIT Units, Series A immediately prior to the
Consolidation or Split, as the case may be. The adjusted cost base of Primaris REIT Units, Series A of a Non-Resident
Holder on a per unit basis following a Consolidation or Split will be equal to the aggregate adjusted cost base to the Non-
Resident Holder of the Primaris REIT Units, Series A held immediately prior to the Consolidation or Split, as appliable,
divided by the numberof Primaris REIT Units, Series A held immediately aftersuch Consolidation or Split.

Each fraction of a Primaris REIT Unit resulting from a Consolidation will be redeemed in exchange for a cash
redemption price as set outin the Notice of Determination. The amount paid to the Non-Resident Holder in connection with a
redemption of a fraction of a Primaris REIT Unit may be subject to Canadian withholding taxes. See “Certain Canadian
Federal Income Tax Considerations — Taxation of Holders Not Resident in Canada — Disposition of Series A Units” in
Schedule L for more information.

Information to be Provided to Holders

The REIT currently anticipates thatthe REIT Transfer Percentage will be approximately 27%,though such estimate
may be revised to reflect any material changes arising between the date of this Circular and the completion of the Plan of
Arrangement or as the REIT otherwise determines is appropriate. The REIT intends to advise Holders, through a posting on
the website of the REIT, shortly following the completion of the Plan of Arrangement, of the REIT’s estimate of the REIT
Transfer Percentage. Although the REIT intends for the information it provides to be a reasonable estimate of the REIT
Transfer Percentage, such estimate will not be binding upon the CRA or on any particular Holder, and counsel can express no
opinion on factual matters such as these. A successful challenge by the CRA of such estimate would affect the tax
consequences of the Arrangement for Holders, including the allocation of Holders’ adjusted cost base between the REIT
Units and the Primaris REIT Units, Series A following completion of the Arrangement.

Taxation of the REIT

Dissolution of Primaris Master LP and Liquidation of PRR Investments

Pursuant to the Plan of Arrangement, Primaris Master LP will be liquidated and will distribute undivided interests in
each of its assets to its partners on a pro rata basis. Counsel has been advised that the REIT intends to jointly elect with Old
Primaris GP Trust under subsection 98(3) of the Tax Act for such dissolution to occur on a tax-deferred basis to the extent
permitted under the Tax Act, but there can be no assurancesin this regard.

The liquidation of PRR Investmentsis not expected to give rise to any materialincome or gain to the REIT.

Transfer of Properties to New Partnerships

Pursuant to the Plan of Arrangement, the REIT will transfer (i) the Legacy Retail Transferred Properties to Primaris
LP in consideration for the assumption of liabilities associated with the Legacy Retail Transferred Properties and additional
limited partnership interests in Primaris LP; and (ii) the Primaris Property to New Primaris Master LP in consideration for (a)

the assumption by New Primaris Master LP of the PRR Trust Payables, (b) the New Primaris Master LP Note, and (c)
additionallimited partnership interests in New Primaris Master LP.
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In each case, counsel has been advised that the REIT intends to jointly elect with the partners of the relevant
partnership under subsection 97(2) of the Tax Act such that the transfer of assets to the applicable partnership will occur on a
tax-deferred basis to the extent permitted under the Tax Act. While such transfers are not currently anticipated to result in any
material taxable income or gain to the REIT, there can be no assurances in this regard.

Qualifying Disposition

The REIT’s disposition of the Retail Segment Property to Primaris REIT pursuant to the Qualifying Disposition is
intended to be a “qualifying disposition” as defined in section 107.4 of the Tax Act. Provided the Qualifying Disposition so
qualifies, the REIT will, in accordance with the rules in the Tax Act applicable to qualifying dispositions (and provided the
REIT does not elect under such rules to realize any gain on the dispositions), be deemed to dispose of such property for
proceeds of disposition equal to the cost amount of such property to the REIT immediately before the Qualifying Disposition,
such that no gain or loss will be realized by the REIT in connection with the Qualifying Disposition.

New Primaris Master LP Exchangeable Units

Under the Plan of Arrangement, the REIT will subscribe for New Primaris Master LP Exchangeable Units, the
subscription price of which will be satisfied by way of set-off against the New Primaris Master LP Note. Provided the fair
market value of such New Primaris Master LP Exchangeable Units does not exceed the principal amount of the New Primaris
Master LP Note, the REIT should not recognize any gain as a consequence of such set-off. The REIT will be required to
include (or deduct, subject to the “at-risk” rules in the Tax Act) in computing its income its share of the income or loss of
New Primaris Master LP which is allocated to the REIT under the partnership agreement governing New Primaris Master LP,
regardless of whether such income is distributed to the REIT.

Generally, distributions received by the REIT on its New Primaris Master LP Exchangeable Units in excess of the
REIT’s allocated share of New Primaris Master LP’s income for a fiscal period will reduce the REIT’s adjusted cost base in
its New Primaris Master LP Exchangeable Units. If the adjusted cost base to the REIT of its New Primaris Master LP
Exchangeable Units would otherwise be a negative amount at the end of a fiscal period of New Primaris Master LP, the REIT
will be deemed to realize a capital gain equal to such negative amount and the adjusted cost base to the REIT in its New
Primaris Master LP Exchangeable Units will be increased by the amount of such gain to zero.

If the REIT exercises its right to exchange all or a portion of its New Primaris Master LP Exchangeable Units for
Primaris REIT Units following completion of the Arrangement, the REIT will generally realize a capital gain (or capital loss)
to the extent that the fair market value of the Primaris REIT Units received is greater (or less) than the REIT’s adjusted cost
base in the New Primaris Master LP Exchangeable Units so exchanged.

Certain Other Matters

The REIT does not expect to realize any material taxable income or gain solely by virtue of the following
transactions occurring pursuant to the Plan of Arrangement:

e the amendment of the Declarations of Trust;
e the dissolution of PRR Investments; and
e the sale of Primaris REIT Units, Series A to Unitholders.

INTEREST OF CERTAIN PERSONS OR COMPANIES IN MATTERS TO BE ACTED UPON

Other than as disclosed in this Circular, none of the trustees or senior officers of the REIT, none of the persons who
have been trustees or senior officers of the REIT since the commencement of the REIT’s last completed financial year and no
associate or affiliate of any of the foregoing persons has any material interest, direct or indirect, by way of beneficial
ownership of securities or otherwise, in any matter to be acted upon at the Meeting.

INTEREST OF INFORMED PERSONS IN MATERIAL TRANSACTIONS
Other than as disclosed in this Circular, no informed person of the REIT, and no associate or affiliate of any of the
foregoing, has had any material interest, direct or indirect, in any transaction or proposed transaction since the

commencement of the REIT’s financial year ended December 31, 2020 which has materially affected or would materially
affect the REIT or any of the REIT’s subsidiaries.
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AUDITOR

The auditors of the REIT, the combined carve-out financial statements of the Primaris Spin-out Properties attached
as Schedule F, and of the combined carve-out financial statements of the HOOPP Properties attached as Schedule G are
KPMG LLP. The auditors of Primaris REIT will initially be KPMG LLP.

ADDITIONAL INFORMATION
Additional information relating to the REIT may be found on SEDAR at www.sedar.com or obtained from TSX

Trust Company at www.meetingdocuments.com/astca/hr. Additional financial information is provided in the REIT’s audited
financial statements and management’s discussion and analysis for its most recently completed financial year.

Copies of (i) the REIT’s audited financial statements and management’s discussion and analysis for the financial
year ended December 31, 2020, (ii) this Circular, and (iii) the REIT’s most recent annual information form may be obtained
by writing to the Chief Financial Officer of the REIT.

APPROVAL OF THE TRUSTEES

The contents of this Circular and the sending of it to Unitholders, to the REIT Trustees, to the auditor of the REIT
and to the appropriate governmental and regulatory agencies have been approved by the REIT Trustees.

DATED as of November 5%, 2021.

BY ORDER OF THE TRUSTEES OF
H&R REAL ESTATE INVESTMENT TRUST

e

ALEX AVERY
Executive Vice President, Asset Management & Strategic Initiatives
H&R Real Estate Investment Trust
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CONSENT OF CIBC WORLD MARKETS INC.

To: The REIT Trustees

We hereby consent to the references to our firm name and to our Fairness Opinion, dated October 26,2021, contained under
the headings “Reasons for the Arrangement”, “Background to the Transaction” and “Fairness Opinion” and the inclusion of
the text of our Faimess Opinion as Schedule “E” to this Circular, dated November 5th, 2021. Our Fairness Opinion was given
as at October 26, 2021 and remains subject to the assumptions, qualifications and limitations contained therein. In
providing our consent, we do not intend that any person other than the REIT Trustees shall be entitled to rely upon the
Fairness Opinion.

All terms used but not defined herein have the meanings ascribed thereto in the Circular.

DATED at Toronto, Ontario, Canada this 5" day of November, 2021.

“CIBC World Markets Inc.”

CIBC World MarketsInc.
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SCHEDULE A
ARRANGEMENT RESOLUTION

WHEREAS management has proposed to effect the plan of arrangement (the “Plan of Arrangement”) asdescribed
in the management information circular of H&R Real Estate Investment Trust (the “REIT”’) dated November 5, 2021 (the
“Circular”) with respect to the special meeting of unitholders and special voting unitholders of the REIT held on December
13,2021;

AND WHEREAS the REIT has entered into a purchase and sale agreement with HOOPP (as defined in the Circular)
pursuant to which, among other things, HOOPP will sell certain assets to Primaris Real Estate Investment Trust (“Primaris
REIT”) and receive, amongotherthings, units of Primaris REIT (“Primaris REIT Units™) as consideration;

AND WHEREAS the trustees of the REIT have determined that it is in the best interests of the REIT to effect the
Plan of Arrangement;

NOW THEREFORE BE IT RESOLVED THAT:

1. the Plan of Arrangement, the full text of which is set out in Schedule D to the Circular (as the Plan of Arrangement
may be amended, modified or supplemented in accordance with its terms), is hereby ratified, authorized, confirmed, approved
and adopted;

2. the Arrangement Agreement (as defined in the Circular), as may be amended, modified or supplemented in
accordance with its terms, is hereby ratified, authorized, confirmed, approved and adopted;

3. the trustees are hereby authorized to enter into an amended and restated REIT Declaration of Trust (as defined in the
Circular), to give effect to the Plan of Arrangement and as a consequence of the Plan of Arrangement and otherwise as
contemplated in the Circular, together with such minor or clerical amendments to the REIT Declaration of Trust as they, in
their sole discretion, approve;

4. the trustees are hereby authorized to enter into an amended and restated REIT Option Plan and REIT Incentive Unit
Plan (each, as defined in the Circular and collectively, the “REIT Documents™) as amended, supplemented or amended and
restated in each case asmay benecessary or desirable to give effect to the Plan of Arrangement or as are otherwise described

in the Circular and such REIT Documents are hereby ratified, authorized, confirmed, approved and adopted;

5. the issuance of 25.68381% of the total number of Primaris REIT Units that would be issued and outstanding at the
time of closing of the sale by HOOPP to Primaris REIT, as further described in the Circular, calculated assuming the
exchange or conversion of all exchangeable units exchangeable for Primaris REIT Units and all restricted share units and
performance units at such time), and representing up to 26,140,914 Primaris REIT Units asof the date hereof (assuming that
the Primaris REIT Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement and assuming vesting at 100%
in respect of any Primaris REIT Incentive Units that are performance units) is hereby ratified, authorized, confirmed and
approved, in accordance with Section 604(a)(i) of the TSX Company Manual, which requires unitholder and special voting
unitholder approval, as the issuance of Primaris REIT Units to HOOPP is deemed to materially affect control of Primaris
REIT, and in accordance with Section 611(c) of the TSX Company Manual, which requires unitholder and special voting
unitholder approval, as the issuance of Primaris REIT Units to HOOPP will exceed 25% of the voting units of Primaris
REIT;

6. any trustee or officer of the REIT is hereby authorized to enter into, to execute or cause to be executed on behalf of
the REIT or to prepare and deliver or cause to be prepared and delivered all such documents, agreements and instruments,
including anamended orrestated REIT Declaration of Trust, the REIT Documents and any other documents, agreements and
instruments involving the REIT, in each caseasmay beamended, supplemented oramended and restated,and to cause to be
done all such other acts and things as such trustee or officer shall determine to be necessary or desirable in order to carry out
the intent of the foregoing resolutions and the matters authorized thereby, such determination to be conclusively evidenced by
the execution or preparation and delivery of such document, agreement or instrument or the doing of any such act or thing;
and

7. notwithstanding that this resolution has been passed by the holders of REIT Units (as defined in the Circular) and
special voting units of the REIT, or that the Plan of Arrangement has been approved by the Court (as defined in the Plan of
Arrangement), the trustees of the REIT are hereby authorized and empowered without further notice to or approval of the
holders of REIT Units and special voting units of the REIT to:
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(a)

(b)

©
(d)

©)

modify the specific steps involved in the Plan of Arrangement, to the extent permitted by the Plan of
Arrangement;

determine the timing and arrange for the implementation of the Plan of Arrangement, or to otherwise
amend, modify or supplement the Plan of Arrangement, to the extent permitted by the Plan of
Arrangement;

decide not to proceed with the Plan of Arrangement;

enter into or amend, both before and following the effective date of the Plan of Arrangement, any
document, agreement or instrument (including the REIT Declaration of Trust and the REIT Documents) as
is necessary or desirable to implement, effect, record, document, evidence or reflect the Plan Arrangement;
and

revoke this special resolution before it is acted on.



SCHEDULE B
EQUITY PLANS RESOLUTION
BE IT RESOLVED THAT:

1. The option plan (the “Primaris REIT Option Plan”) of Primaris Real Estate Investment Trust (“Primaris REIT”),
substantially in the form described in Schedule L of the management information circular of H&R Real Estate Investment
Trust (the “REIT”) dated November 5, 2021 (the “Circular”) accompanying the notice of this meeting is hereby authorized,
approved and ratified, on behalf of Primaris REIT and the holders of Series A units of Primaris REIT, as the option plan for
Primaris REIT pursuant to the plan of arrangement (the “Plan of Arrangement”) under section 193 of the Business
Corporations Act (Alberta) included as Schedule D of the Circular, and all unallocated options under the Primaris REIT
Option Plan, and the issuance of up to 3,000,000 Series A units of Primaris REIT thereunder, be and are hereby approved.

2. The incentive unit plan (the “Primaris REIT Incentive Unit Plan”) of Primaris REIT, substantially in the form
described in Schedule L of the Circular accompanying the notice of this meeting is hereby authorized, approved and ratified,
on behalf of Primaris REIT and the holders of Series A units of Primaris REIT, as the incentive unit plan for Primaris REIT
pursuant to the Plan of Arrangement, and allunallocated incentive units underthe Primaris REIT Incentive Unit Plan, and the
issuance of up to 1,250,000 Series A units of Primaris REIT thereunder, be and are hereby approved.

3. Any one trustee or officer of Primaris REIT is hereby authorized and directed for and on behalf of Primaris REIT to
execute and to deliver all documents and do all such other acts or things as such person determines to be necessary or
desirable to give effect to this resolution, the Primaris REIT Option Plan and the Primaris REIT Incentive Unit Plan, the
execution of any such document orthe doing of any such otheract or thing being conclusive evidence of such determination.



SCHEDULE C

INTERIM ORDER
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COURT
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2101-13382
COURT OF QUEEN'S BENCH OF ALBERTA
CALGARY
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INTERIM ORDER
BLAKE, CASSELS & GRAYDON LLP

3500, 855 — 2 Street S.W.
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403-260-9705
Facsimile: 403-260-9700
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File: 71254/124
DATE ON WHICH ORDER WAS PRONOUNCED: November 5, 2021
NAME OF JUDGE WHO MADE THIS ORDER: Justice A. D. Grosse

LOCATION OF HEARING:

Calgary Courts Centre



-2-

UPON the Originating Application (the "Originating Application") of H&R Real Estate Investment
Trust (the "REIT") and PRR Investments Inc. ("PRR Investments");

AND UPON reading the Originating Application, the Affidavit of Alex Avery, sworn on November 3,
2021 (the "Affidavit"), and the documents referred to in it;

AND UPON HEARING from counsel for the REIT and PRR Investments;

FOR THE PURPOSES OF THIS ORDER:

(a) the capitalized terms not defined in this Order (the "Order") shall have the meanings given
to them in the draft management information circular of the REIT (the "Information
Circular"), which is attached as Exhibit "A" to the Affidavit; and

(b) all references to "Arrangement” used in this Order mean the arrangement pursuant to
section 193 of the Business Corporations Act, RSA 2000, ¢ B-9, as amended (the "ABCA"),

as set out in the Plan of Arrangement attached as Schedule "D" to the Information Circular.

IT IS HEREBY ORDERED THAT:

General

1. As prescribed by this Order, the REIT shall seek approval of the Arrangement as described in the

Information Circular by the Unitholders (as defined below).

2. The time for filing and service of the Originating Application and Affidavit is abridged and service is

deemed good and sufficient.

The Meeting

3. The REIT shall call and conduct a special meeting (the "Meeting") of the holders (the
"Unitholders") of units of the REIT and the holders of special voting units of the REIT (collectively,
the "Units") at 10:30 a.m. (Toronto time) on December 13, 2021. At the Meeting, the Unitholders
will consider and vote on (i) a special resolution to approve, among other things, the Arrangement
Agreement, substantially in the form attached as Schedule "A" to the Information Circular (the
"Arrangement Resolution"), and (ii) an ordinary resolution to approve the adoption of certain
equity plans on behalf of Primaris Real Estate Investment Trust, substantially in the form attached
as Schedule "B" to the Information Circular (the "Equity Plans Resolution"). The Unitholders shall
also consider other business that is properly brought before the Meeting or any adjournment or

postponement of it, all as more particularly described in the Information Circular.
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A quorum at the Meeting shall be at least two persons in number, present in person or represented
by proxy, and such persons holding or representing, in the aggregate, at least 25 percent of the

Units entitled to be voted at the Meeting.

If within 30 minutes from the time appointed for the Meeting, a quorum is not present, the Meeting
shall stand adjourned to a date and time determined by the Chair of the Meeting. No notice of the
adjourned meeting shall be required if the Meeting is adjourned for less than 30 days. If at that
adjourned meeting a quorum is not present, the Unitholders present at the adjourned meeting in

person or represented by proxy shall constitute a quorum for all purposes.

Each Unit entitled to be voted at the Meeting will entitle the holder to one vote at the Meeting for
the Arrangement Resolution, the Equity Plans Resolution and any other matter to be considered at

the Meeting.

The record date for Unitholders shall be November 2, 2021 (the "Record Date"). Only Unitholders
of record at the close of business on the Record Date will be entitled to receive notice of, and to

vote at, the Meeting.

The Meeting shall be called, held, and conducted in accordance with the REIT's declaration of trust,
the Information Circular, the rulings and directions of the Chair of the Meeting, this Order, and any
further Order of this Court. If there is any inconsistency between this Order and the ABCA or the

REIT's declaration of trust, the terms of this Order shall govern.

Conduct of the Meeting

10.

11.

12.

The only persons entitled to attend the Meeting shall be Unitholders or their authorized proxy
holders, the REIT's trustees, officers, auditors, and legal counsel, and other persons who are

permitted to attend by the Chair of the Meeting.

The number of votes required to pass the Arrangement Resolution shall be at least two-thirds
(66.67 per cent) of the votes cast by Unitholders, voting together, present in person or by proxy at

the Meeting.

The number of votes required to pass the Equity Plans Resolution shall be a majority of the votes

cast by Unitholders, voting together, present in person or by proxy at the Meeting.

To be valid, proxies must be deposited with the REIT or its service providers, including Broadridge
Investor Communications Corporation or Broadridge Financial Solutions Inc. in the manner
described in the Information Circular by 10:30 a.m. (Toronto time) on December 9, 2021, or the last

business day preceding any adjournment or postponement of the Meeting. The REIT may waive,



13.

14.
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in its discretion, the time limits set out in the Information Circular for the deposit and revocation of

proxies by Unitholders, if the Chair of the Meeting determines that it is advisable to do so.

The accidental failure to give notice of the Meeting or a failure to receive that notice shall not

invalidate any resolution passed or proceedings taken at the Meeting.

Subject to the terms of the Arrangement Agreement, the REIT is authorized to adjourn or postpone
the Meeting on one or more occasions, whether or not a quorum is present, and for the period or
periods of time as the REIT deems advisable, without the need to first convene the Meeting or to
first obtain any vote of the Unitholders about the adjournment or postponement. Notice of such
adjournment or postponement may be given by such method as the REIT determines is appropriate
in the circumstances. If the Meeting is adjourned or postponed in accordance with this Order,
the references to the Meeting in this Order shall be deemed to be to the Meeting as adjourned or
postposed. The Record Date will not change as a result of any adjournments or postponements of

the Meeting.

Amendments to the Plan

15.

The REIT is authorized to make those amendments, revisions, or supplements to the Plan of
Arrangement as it may determine are necessary or desirable. Those amendments, revisions, or
supplements must be made in accordance with and in the way contemplated by the Plan of
Arrangement and the Arrangement Agreement. The Plan of Arrangement as so amended, revised,
or supplemented shall be deemed to be the Plan of Arrangement submitted to the Meeting and the
subject of the Arrangement Resolution and Equity Plans Resolution, without any requirement to

return to this Court to amend this Order.

Amendments to Meeting Materials

16.

Subject to the terms of the Arrangement Agreement and the Purchase and Sale Agreement, the
REIT is authorized to make amendments, revisions, or supplements ("Additional Information") to
the Information Circular, form of proxy ("Proxy"), notice of the Meeting ("Notice of Meeting"), and
notice of Originating Application ("Notice of Originating Application") as the REIT may
determine. The REIT may disclose that Additional Information, including material changes, by the
method that is most reasonably practicable in the circumstances as determined by the REIT,
subject to the terms of the Arrangement Agreement. Without limiting the generality of this, if any
material change or material fact arises between the date of this Order and the date of the Meeting,
that, if known prior to the mailing of the Information Circular, would have been required to be

disclosed in the Information Circular, then:

(a) the REIT shall advise the Unitholders of the material change or material fact by issuing a
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Notice

17.

18.

(b)
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press release in accordance with applicable securities laws and the policies of the Toronto

Stock Exchange; and

provided that that press release describes the applicable material change or material fact
in reasonable detail, the REIT shall not be required to deliver an amendment to the
Information Circular to the Unitholders or otherwise give notice to the Unitholders of the
material change or material fact other than dissemination and filing of the press release as

aforesaid.

Meeting materials (the "Meeting Materials") shall be sent to those Unitholders who, as of the

Record Date, hold Units, and to the REIT's trustees and auditors. The Meeting Materials include

the Information Circular, substantially in the form attached as Exhibit "A" to the Affidavit, and any

amendments that counsel to the REIT determines are necessary or desirable, provided that those

amendments are not inconsistent with the terms of this Order. The Meeting Materials also include

the Notice of Meeting, the Proxy, the Notice of Originating Application, and this Order, and any

other communications or documents determined by the REIT to be necessary or advisable. The

Meeting Materials shall be sent by one or more of the following methods:

(a)

In the case of registered and non-registered Unitholders, by way of the Canadian Securities
Administrators' "notice-and-access" delivery model, addressed to each such holder at his,
her, or its address, as shown on the books and records of the REIT as of the Record Date.

The Meeting Materials shall be sent at least 21 days prior to the Meeting; and

In the case of the trustees and auditors of the REIT, by email, pre-paid first class or ordinary
mail, by courier, or by delivery in person, addressed to the individual trustees or firm of

auditors, as applicable, at least 21 days prior to the date of the Meeting.

Delivery of the Meeting Materials in the way directed by this Order shall be deemed to be good and

sufficient service on the Unitholders, the trustees, and the auditors of the REIT of:

(@)

(b)

(c)

(d)

(e)

The Originating Application;

This Order;

The Notice of Meeting;

The Notice of Originating Application; and

The Information Circular and Proxy.



Final Application

19.

20.

21.

Subject to any further order of this Court, and provided that the Unitholders have approved the
Arrangement in the way directed by this Court and provided that the trustees of the REIT have not
revoked their approval, the REIT may proceed with an application for a Final Order of the Court to
approve the Arrangement (the "Final Order") on December 15, 2021 at 3:00 p.m. (Calgary time)
or as soon as counsel may be heard. Subject to the Final Order and to the issuance of the proof of
filing of the articles of arrangement, the REIT, all Unitholders, and all other persons affected will be

bound by the Arrangement in accordance with its terms.

Any Unitholder or other interested party (each an "Interested Party") desiring to appear and make
submissions at the application for the Final Order is required to file with this Court and serve on the
REIT by 5:00 p.m. (Calgary time) on December 10, 2021, a notice of intention to appear ("Notice
of Intention to Appear"). The Notice of Intention to Appear must include the Interested Party's
address for service, or alternatively, a facsimile number for service by facsimile or an email address
for service by electronic mail. The Notice of Intention to Appear must indicate whether the
Interested Party intends to support or oppose the application or to make submissions at the
application, and must provide a summary of the position that the Interested Party intends to
advocate before the Court, and any evidence or materials that are to be presented to the Court.
This notice must be served on the REIT by providing it to the solicitors for the REIT, Blake, Cassels
& Graydon LLP, Suite 3500, 855 — 2nd Street S.W., Calgary, Alberta, T2P 4J8, Attention:
David Tupper.

If the application for the Final Order is adjourned, only those parties appearing before this Court for
the Final Order, and those Interested Parties who have served a Notice of Intention to Appear in

accordance with paragraph 20 of this Order, shall receive notice of the adjourned date.

Leave to Vary Interim Order

22.

The REIT is entitled at any time to seek leave to vary this Order on such terms and with such notice

as this Court may direct.



23.
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The granting of this Interim Order is not a bar to any interested party, or the court of its own motion,
raising any concern or issue about the jurisdiction of this Court over this matter or whether Alberta
is the convenient forum. The Applicants have undertaken not to raise this Interim Order as binding

the Court or any party on jurisdiction or forum. Any such issue may be raised at or before the

(pufher

Justice of the Court of Queen's Bench of Alberta

hearing of the final order.




SCHEDULE D

PLAN OF ARRANGEMENT

PLAN OF ARRANGEMENT MADE PURSUANT TO SECTION 193 OF THE
BUSINESS CORPORATIONS ACT (ALBERTA) INVOLVING
H&R REAL ESTATE INVESTMENT TRUST AND PRR INVESTMENTS INC.

ARTICLE 1
INTERPRETATION

1.1 Definitions
In this Plan of Arrangement, the following terms have the following respective meanings:

(a) “ABCA” means the Business Corporations Act (Alberta), as amended, including the regulations
promulgated thereunder;

(b) “Arrangement”, “herein”, “hereof”, “hereto”, “hereunder” and similar expressions mean this
arrangement under Section 193 of the ABCA on the terms and conditions set out in this Plan of
Arrangement, and any amendments, modifications or supplements thereto made in accordance with
Article 5 of this Plan of Arrangement;

(©) “Arrangement Agreement” means the arrangement agreement dated as of October 26,2021, among
the REIT and PRR Investments,asamended, modified or supplemented from time to time;

(d) “Arrangement Resolution” means the special resolutions of the holders of REIT Units and Special
Voting Units authorizing and approvingthe Arrangement;

(e) “Articles of Arrangement” means the articles of arrangement in respect of the Arrangement required
under subsection 193(10) of the ABCA to be filed with the Registrar after the Final Order has been
madeto give effectto the Arrangement;

) “Business Day” means a day which is not a Saturday, Sunday or statutory holiday in the Province of
Alberta or the Province of Ontario, on which the principal commercial banks in downtown Calgary and

downtown Toronto are generally open for the transaction of commercialbankingbusiness;

(g) “Certificate” means the certificate(s) or other confirmation(s) of filing to be issued by the Registrar
pursuant to subsection 193(11)of the ABCA giving effectto the Arrangement;

(h) “Court” meansthe Court of Queen’s Bench of Alberta;

(1) “Declaration of Trust” means the declaration of trust of the REIT, as amended, modified or
supplemented from time to time;

) “Depositary” means TSX Trust Company, in its capacity as depositary for the Arrangement, or such
other person chosen by the REIT to actas depositary for the Arrangement;

(k) “Effective Date” means the date shown on the Certificate issued by the Registrar giving effect to the
Arrangement;
D “Effective Time” means 12:01 a.m. (Toronto time) on the Effective Date or such other time on the

Effective Date asmay be specified in the Notice of Determination;

(m) “Existing REIT Option” meansa REIT Option outstandingas of the Effective Time;



(n)

(0)
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(u)

v)
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“Final Order” means the final order to be made by the Court approving the Plan of Arrangement to be
applied for following the Meeting pursuant to the provisions of Section 193 of the ABCA, as such order
may be affirmed,amended ormodified by any court of competent jurisdiction;

“H&R Class B Units” meansthe HRMSLP Class B Units and the Portfolio LP Class B Units;

“HRMSLP Class B Units” means the Exchangeable GP Units of H&R REIT Management Services
Limited Partnership, a limited partnership formed under the laws of the Province of Manitoba and a
subsidiary partnership of the REIT entitling holders to cash distributions from H&R REIT Management
Services Limited Partnership determined by reference to the cash distributions on a REIT Unit and
which are exchangeable in accordance with their terms for REIT Units (as well as a nominal amount of
cash);

“Incentive Units” meansincentive units granted underthe H&R Real Estate Investment Trust Incentive
Unit Plan which are to be settled, upon vesting, in cash, REIT Units, or any combination thereof;

“Initial Primaris REIT Unit” means the Primaris REIT Unit to be issued to the REIT on formation of
Primaris REIT;

“Initial Primaris Subscription Note” means a demand promissory note in the principal amount of
$10.00 to be issued by the REIT to Primaris REIT on the formation of Primaris REIT;

“Initial Primaris Trustee” means the CEO of the REIT, or such other person as may be appointed by
the REIT in accordance with the Primaris REIT Declaration of Trust;

“Interim Order” means the interim order of the Court with respect to the Arrangement under
subsection 193(4) of the ABCA confirming, among other things, the calling and holding of the Meeting
and the voting thereat,assuch order may be affirmed,amended ormodified by any court of competent
jurisdiction;

“Intermediary” means an intermediary with whom a Non-Registered Holder deals in respect of REIT
Units, such as, in each case, among others, banks, trust companies, securities dealers or brokers, and
trustees or administrators of self-administered deferred income plans, as applicable and as the context
may require;

“Legacy PRR Limited Partnerships” means the limited partnerships specified in the Notice of
Determination in which PRR Trust holds a substantial interest immediately before the Qualifying
Disposition and in which the REIT also directly holds a nominallimited partnerinterest;

“Legacy Retail Liabilities” means the liabilities of the REIT associated with the Legacy Retail
Transferred Properties, if any,asset out in the Notice of Determination;

“Legacy Retail Transferred Properties” means the Canadian retail properties, if any, held directly by
the REIT asofthe Effective Time and identified as such in the Notice of Determination;

“Legacy Retail Transferred Properties Consideration” means the issuance of the limited partnership
interests of Primaris LP specified as such in the Notice of Determination and the assumption by
Primaris LP of the Legacy Retail Liabilities;

“Meeting” means the special meeting of holders of REIT Units and Special Voting Units held on
December 13, 2021 including any adjournment(s) or postponement(s) thereof, to consider and to vote
upon the Arrangement Resolution;

“New Primaris Master GP Trust” means New Primaris Master GP Trust, a unit trust to be formed
under the laws of Ontario prior to the Effective Time, with the REIT asthe sole beneficiary;
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“New Primaris Master LP” means New Primaris Master LP, a new limited partnership to be formed
under the laws of Ontario, with the REIT as the sole limited partner and New Primaris Master GP Trust
asthe sole general partner;

“New Primaris Master LP Exchangeable Units” means Class B exchangeable limited partnership
units of New Primaris Master LP entitling holders to cash distributions from New Primaris Master LP
determined by reference to the cash distributions on a Primaris REIT Unit and which are exchangeable
in accordance with their terms for Primaris REIT Units;

“New Primaris Master LP Note” means a non-interest bearing, demand promissory note, issued by
New Primaris Master LP pursuant to Section 3.1(9) and having a principal amount equal to the fair
market value of the New Primaris Master LP Exchangeable Units issued to the REIT pursuant to
Section 3.1(23), asspecified in the Notice of Determination;

“New REIT Option” means a REIT Option issued on the exchange of the Existing REIT Options
pursuant to Section 3.1(19);

“Nominee Corporations” means the corporations that own bare legal title to the real properties
indirectly held by the REIT through the Retail Segment Property as of immediately before the
Qualifying Disposition, as specified for greater certainty in the Notice of Determination;

“Non-Registered Holder” means a beneficial holder of REIT Units that holds its REIT Units through
anintermediary, asapplicable and asthe context may require;

“Notice of Determination” means a notice to be executed by the parties to the Arrangement two
Business Days prior to the Effective Date specifying: (i) the Effective Time; (ii) the Legacy Retail
Transferred Properties; (iii) the Legacy Retail Transferred Properties Consideration; (iv) the Legacy
PRR Limited Partnerships; (v) the Legacy Retail Liabilities; (vi) the principal amount of the New
Primaris Master LP Note; (vii) the Post-Plan Trustees; (viil) the Nominee Corporations; (ix) the
Primaris Master LP Property; (x) the limited partnership units of Primaris LP included in the Primaris
Property; (xi) the Primaris Redemption Price; (xii) the PRR Trust Payables; (xiii) the PRR Trust
Receivables; (xiv) the Spin-out Primaris REIT Units; (xv) the Spin-out Primaris Subscription Amount;
(xvi) the respective interests in Primaris Master LP held by the REIT and OIld Primaris GP Trust
immediately prior to subsection 3.1(3) of the Plan of Arrangement; (xvii) the amount of the distribution
to be paid by PRR Trust in subsection 3.1(5) of the Plan of Arrangement; (xviii) the additional limited
partnership interests in New Primaris Master LP to be issued to the REIT pursuant to subsection 3.1(9)
of the Plan of Arrangement; (xix) the number of Primaris REIT Options for which each REIT Option
held by an employee of Primaris REIT (or any of its subsidiaries) will be exchanged pursuant to
subsection 3.1(19) of the Plan of Arrangement; (xx) the number of REIT Options for which each
Primaris REIT Option held by an employee of the REIT (or any of its subsidiaries) will be exchanged
pursuant to subsection 3.1(20) of the Plan of Arrangement; (xxi) the number of Primaris REIT Units to
be receivable on the settlement of the Primaris REIT Incentive Units received in exchange for Incentive
Units pursuant to subsection 3.1(21) of the Plan of Arrangement, for each REIT Unit and Primaris REIT
Unit receivable on the settlement of such Incentive Units immediately before such exchange; (xxii) the
number of New Primaris Master LP Exchangeable Units to be subscribed for by the REIT in subsection
3.1(23) of the Plan of Arrangement and the subscription price payable therefor; (xxiii) the ratio by
which the Primaris REIT Units will be consolidated or split in subsection 3.1(25) of the Plan of
Arrangement; and (xxiv) such othermattersas may be agreed upon between the parties;

“Old Primaris GP Trust” means Primaris Master GP Trust, an inter vivos trust formed under the laws
of the Province of Ontario;

“Plan of Arrangement” or “Plan” meansthis plan of arrangement under Section 193 of the ABCA and
any amendment, modification orsupplement made in accordance with the terms hereof;

“Portfolio LP” means H&R Portfolio Limited Partnership, a limited partnership formed under the laws
of'the Province of Manitoba and indirect subsidiary partnership of the REIT;
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“Portfolio LP Class B Units” means Class B limited partnership units of Portfolio LP entitling holders
to cash distributions from Portfolio LP determined by reference to the cash distributions on a REIT Unit
and which are exchangeable in accordance with their terms for REIT Units (as well as a nominal
amountof cash);

“Post-Plan Trustees” means the individuals specified in the Notice of Determination to be the trustees
of Primaris REIT following the completion of this Plan of Arrangement, which individuals must be
permissible astrustees of Primaris REIT in accordance with the Primaris REIT Declaration of Trust;

“Primaris GP Trust” means Primaris GP Trust, a unit trust to be formed under the laws of Ontario
prior to the Effective Time, with the REIT as the sole beneficiary;

“Primaris LP” means Primaris LP, a limited partnership to be formed under the laws of Ontario prior
to the Effective Time, with the REIT as the sole limited partner and Primaris GP Trust as the sole
general partner;

“Primaris Master LP” means Primaris Master Limited Partnership, a limited partnership formed under
the laws of the Province of Ontario, the sole general partner of which is Old Primaris GP Trust and the
sole limited partnerof which is the REIT;

“Primaris Master LP Property” means all of the properties held by Primaris Master LP as of the
Effective Time, as specified in the Notice of Determination;

“Primaris Property” means (i) all of the limited partnership units of Primaris LP, other than a nominal
interest, as specified in the Notice of Determination; (ii) all of the units of Primaris GP Trust; and (i)
the PRR Trust Receivables;

“Primaris Property Purchase Agreement” means the purchase agreement to be entered into between
the REIT and New Primaris Master LP for the acquisition of the Primaris Property by New Primaris
Master LP atthe time specified therein;

“Primaris Redemption Price” means the redemption price payable for fractional units of Primaris
REIT pursuant to Section 3.1(25), asspecified in the Notice of Determination;

“Primaris REIT” means Primaris REIT, an unincorporated open-ended unit trust to be established
under the laws of the Province of Ontario and governed by the Primaris REIT Declaration of Trust;

“Primaris REIT Declaration of Trust’” means the amended and restated declaration of trust of
Primaris REIT, asamended, modified or supplemented from time to time;

“Primaris REIT Incentive Unit” means an incentive unit to be issued by Primaris REIT under the
Primaris REIT Incentive Unit Plan;

“Primaris REIT Incentive Unit Plan” means an incentive unit plan to be adopted by Primaris REIT
providing for the granting of incentive units which may be settled, upon vesting, in cash, Primaris REIT
Units, or a combination of the two;

“Primaris REIT Option Plan” means a unit option plan to be adopted by Primaris REIT providing for
the granting of options exercisable for Primaris REIT Units;

“Primaris REIT Options” means options to be issued by Primaris REIT under the Primaris REIT
Option Plan which will be exercisable for Primaris REIT Units;

“Primaris REIT Units” means units of participating interest in Primaris REIT designated in the
Primaris REIT Declaration of Trust as “Series A units”, each such unit representing an equal undivided
beneficial interest in Primaris REIT;
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“Primaris Special Voting Units” means non-participating special voting units of Primaris REIT, which
will not entitle the holder to any distribution from, or property of, Primaris REIT and which may be
created in accordance with the provisions of the Primaris REIT Declaration of Trust;

“Primaris Trusteeco” means Primaris Trustee Inc., a corporation to be formed under the laws of
Alberta prior to the Effective Time, with the REIT asthe sole shareholder;

“PRR Investments” means PRR InvestmentsInc.,a corporation existing under the laws of Alberta;
“PRR Trust” means PRR Trust, a unit trust formed under the laws of the Province of Ontario;

“PRR Trust Payables” means certain intercompany debts owing by the REIT to PRR Trust as
described in the Notice of Determination;

“PRR Trust Receivables” means certain intercompany debts owing by PRR Trust to the REIT as
described in the Notice of Determination;

“Qualifying Disposition” hasthe meaningset out in Section 3.1(17);

“Registered Unitholder” means a registered holder of REIT Units as recorded in the unitholder register
for REIT Units by the Transfer Agent, as applicable and asthe context may require;

“Registrar” meansthe registrar appointed under Section 263 of the ABCA;
“REIT” means H&R Real Estate Investment Trust, a unit trust formed under the laws of Ontario, or,

where the context so requires, the trustees of H&R Real Estate Investment Trust acting in their capacity
astrustees;

(mmm) “REIT Declaration of Trust” meansthe declaration of trust dated November4, 1996,as amendedand
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restated as of August 8, 1997, May 27, 1999, May 24, 2001, July 21, 2005, June 23, 2006, May 18,
2007,0ctober 1,2008,May 15,2009, August 12,2010, August 11,2011,June 25,2012, June 28,2013,
July 10,2014, June 24,2016,June 27,2017 and August 31,2018, governed by the laws ofthe Province
of Ontario, pursuant to which the REIT was created, as further amended, supplemented oramended and
restated from time to time;

“REIT Option Plan” means the option plan of the REIT providing for the granting of options
exercisable for REIT Units;

“REIT Options” means options issued by the REIT under the REIT Option Plan which are exercisable
for REIT Units;

“REIT Trustees” meansthe individuals who actastrustees of the REIT in accordance with and subject
to the provisions of the REIT Declaration of Trust;

“REIT Unitholder” meansa holder of a REIT Unit;
“REIT Units” means units of participating interest in the REIT, each such unit representing an equal
undivided beneficial interest in the REIT, but, for the avoidance of doubt, does not include Special

Voting Units;

“Retail Segment Property” means the following property held by the REIT immediately before the
Qualifying Disposition:

1) the REIT's limited partnership interest in New Primaris Master LP;
(i1) the units of New Primaris Master GP Trust;

(iii) the REIT's remaining limited partnership interest in Primaris LP;
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(iv) the units of PRR Trust;

) the REIT's remaining limited partnership interests in the Legacy PRR Limited Partnerships in
which the REIT hasa direct interest;

(vi) the shares of Primaris Management Inc.;

(vii) the shares of Primaris Trusteeco; and

(viii) the shares of any Nominee Corporations held by the REIT immediately before the Qualifying

(ttt)
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(xxx)

(yyy)

(zzz)

Disposition.

“Special Voting Units” means, collectively, the units of the REIT designated as “Special Voting Units”
under the REIT Declaration of Trust, and “Special Voting Unit” meansany one of them;

“Spin-out Primaris REIT Units” means a number of Primaris REIT Units equal to the number of
REIT Units outstanding as of the Effective Time as set out, for reference, in the Notice of
Determination;

“Spin-out Primaris Subscription Amount” means the amount set out as such in the Notice of
Determination;

“Spin-out Primaris Subscription Note” means the demand promissory note to be issued by the REIT
to Primaris REIT pursuant to Section 3.1(10), in a principal amount equal to the Spin-out Primaris
Subscription Amount;

“Tax Act” meansthe Income Tax Act (Canada),asamended;

“Transfer Agent” means TSX Trust Company, in its capacity as transferagent forthe REIT Units; and
“Voting Agreement” means an agreement between the REIT and the holders of HRMSLP Class B
Units, to be entered into in accordance with Section 3.1(24) hereof, providing for the REIT to exercise

the voting rights with respect to Primaris Special Voting Units held by the REIT in accordance with
directions from such holders, subject to the terms thereof.

1.2 Certain Rules of Interpretation

In this Plan of Arrangement:

(a)

(b)

©

()

©)

()

Currency — Unless otherwise specified, all references to money amounts are to the lawful currency of
Canada.

Headings — Headings of Articles and Sections are inserted for convenience of reference only and shall
not affect the construction or interpretation of this Plan.

Including — Where the word “including” or “includes” is used, it means “including (or includes) without
limitation”.
Number and Gender — Unless the context otherwise requires, words importing the singular include the

plural and vice versa and words importing gender include all genders.

Statutory References — A reference to a statute includes all regulations made pursuant to such statute
and, unless otherwise specified, the provisions of any statute or regulation which amends, supplements
or supersedes any such statute or any such regulation.

Time Periods — Unless otherwise specified, time periods within or following which any payment is to be
made or act is to be done shall be calculated by excluding the day on which the period commences and



including the day on which the period ends and by extending the period to the next Business Day
following if thelast day of the period is nota Business Day.

() Article and Section References — Unless otherwise specified or the context otherwise requires,
references to an “Article” or “Section” refer to an Article or Section of this Plan.

13 Governing Law

This Plan of Arrangement shall be governed by and construed in accordance with the laws of the Province of Alberta and the
laws of Canada applicable therein.

ARTICLE 2
EFFECT OF THE ARRANGEMENT

2.1 Effectiveness

The Articles of Arrangement and Certificate shall be filed and issued, respectively, with respect to this Arrangement in its
entirety. Furthermore, each of the events and steps listed in Section 3.1 shall be, without affecting the sequence set out in
Section 3.1, mutually conditional, such that no event or step described in said Section 3.1 may occur without all events or
steps occurring, and those events and steps shall effect the integrated transaction which constitutes the Arrangement. The
Certificate shall be conclusive evidence thatthe Arrangement hasbecome effective and that each of the provisions of Section
3.1 has become effective in the sequence set out therein. This Plan of Arrangement will become effective on, and be binding
on and after, the Effective Time on PRR Investments and all other persons, including: (i) the REIT; (ii) holders of REIT
Units and Special Voting Units; (iii) Primaris REIT; (iv) the Depositary and (v) the otherparticipantsin this Plan.

2.2 Arrangement Agreement
This Plan of Arrangement is made pursuant to,is subject to the provisions of and formspart of the Arrangement Agreement.

ARTICLE 3
ARRANGEMENT

3.1 Events Occurring Within the Plan

On the Effective Date, commencing at the Effective Time, each of the events and steps set out below shall occur and shall be
deemed to occur, except as otherwise expressly noted, in the following order with each event and step (after the first step)
occurring five minutes afterthe immediately preceding one in sequence, without any further act or formality:

1. The REIT Declaration of Trust and the constating documents of each REIT subsidiary participating in the
transactions below, including PRR Trust, will be amended to the extent necessary to facilitate the Plan of
Arrangement and the steps and transactions contemplated herein. For greater certainty, such amendments shall not
result in a termination or resettlement of the REIT or any REIT subsidiary;

2. The liabilities of Primaris Master LP, if any, will be assumed by the REIT as a contribution to the capital of Primaris
Master LP;
3. Primaris Master LP will be liquidated and will distribute undivided interests in each Primaris Master LP Property

pro rata to its partners, being the REIT and Old Primaris GP Trust, in proportion to their respective interests in
Primaris Master LP asspecified in the Notice of Determination;

4. Old Primaris GP Trust will be dissolved and distribute all of its property to the REIT;

5. PRR Trust will pay out, as a distribution in cash, the amount, set out in the Notice of Determination, that is
determined by it prior to the Effective Time to be sufficient, together with prior distributions by PRR Trust in the
year, to distribute all of the taxable income of PRR Trust for its then current taxation year that accrued prior to the
Effective Date, provided for greater certainty that the amount of the distribution under this Section 3.1(5) may be
Zero;



10.

11.

12.

13.

14.

15.

PRR Investments will be removed as the sole trustee of PRR Trust and, simultaneously, Primaris Trusteeco will
become the sole trustee of PRR Trust;

PRR Investments will be liquidated and the remaining property and labilities of PRR Investments will, upon
liquidation, be distributed to, and assumed by, the REIT, the sole shareholder of PRR Investments, and upon filing
of articles of dissolution and issuance of a certificate of dissolution by the Registrar under the ABCA (which, for
greater certainty, may occuron a date afterthe Effective Date), PRR Investments will be dissolved;

The REIT will transfer the Legacy Retail Transferred Properties, if any, to Primaris LP in consideration for the
Legacy Retail Transferred Properties Consideration;

Pursuant to and in accordance with the Primaris Property Purchase Agreement, the REIT will transfer the Primaris
Property to New Primaris Master LP in consideration for (a) the assumption by New Primaris Master LP of the PRR
Trust Payables, (b) the New Primaris Master LP Note, and (c) additional limited partnership interests in New
Primaris Master LP asset forth in the Notice of Determination;

The REIT will subscribe for the Spin-out Primaris REIT Units for an aggregate subscription price equal to the Spin-
out Primaris Subscription Amount, with such subscription price satisfied by the issuance by the REIT to Primaris
REIT of'the Spin-out Primaris Subscription Note;

The Initial Primaris REIT Unit will be redeemed for a redemption price of $10.00, which will be paid by way of set-
off against the amount owing under the Initial Primaris Subscription Note, in full and final satisfaction of each such
obligation;

Primaris REIT will adoptthe Primaris REIT Option Plan and the Primaris REIT Incentive Unit Plan;

The terms of the Incentive Units will be adjusted,amended oramended and restated asnecessary to provide for the
settlement, upon vesting, in cash, a number of REIT Units and Primaris REIT Units (in this Section 3.1(13), “unit
consideration”) equalto the numberof REIT Units issuable on settlement immediately prior to the step described in
this Section 3.1(13), or any combination of cash and unit consideration;

The REIT will pay out, as a distribution of capital on the REIT Units, an aggregate cash amount equal to the Spin-
out Primaris Subscription Amount. The full amount of such distribution will be paid from the amount held by the
Depositary as agent for and on behalf of the REIT pursuant to Section 3.3, which funds will thereupon be held by
the Depositary as agent for and on behalf of the REIT Unitholders pro rata based on the numberof REIT Units held
by each REIT Unitholder;

The REIT will sell and transfer the Spin-out Primaris REIT Units to the REIT Unitholders for an aggregate purchase
price equal to the Spin-out Primaris Subscription Amount. Each REIT Unitholder will purchase a number of Spin-
out Primaris REIT Units equal to their respective number of REIT Units, such that, following completion of the step
described in this Section 3.1(15), each REIT Unitholder holds the same number of REIT Units and Primaris REIT
Units. The purchase price payable by each REIT Unitholder will be equal to such REIT Unitholder’s share of the
distribution paid in the step described in Section 3.1(14) and will be satisfied from the funds held by the Depositary
as agent for and on behalf of the REIT Unitholders as a result of the step described in Section 3.1(14), which funds
will thereupon be held by the Depositary as agent for and on behalf of the REIT, and in respect of the foregoing:

a. the REIT shall ceaseto be the holder of such Spin-out Primaris REIT Units and to have any rights as holder
of such Spin-out Primaris REIT Units;

b. the REIT’s name shall be removed as holder of such Spin-out Primaris REIT Units from the registers of
Primaris REIT Units maintained by oron behalf of Primaris REIT;

c. the REIT Unitholders shall be deemed to be the transferees of such Spin-out Primaris REIT Units (free and
clear of all encumbrances) and shall be entered as holders of such Spin-out Primaris REIT Units in the
registers of Primaris REIT Units maintained by oron behalf of Primaris REIT; and

d. the Spin-out Primaris REIT Units so acquired shall be non-transferrable, and no holder of Spin-out Primaris
REIT Units shall be permitted to transfer such Spin-out Primaris REIT Units, until the conclusion of the
steps contemplated herein.
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23.

24.

25.

Concurrently with the step described in Section 3.1(15), pursuant to and in accordance with the terms and conditions
of the H&R Class B Units, the exchange rights under the H&R Class B Units will be adjusted to provide that on an
exchange of such units, in addition to the REIT Units (and nominal amount of cash) for which such units are
exchangeable, the holder thereof will be entitled to receive an equivalent number of Primaris REIT Units, subject to
the terms and conditions of the H&R Class B Units;

The REIT will transfer all of the Retail Segment Property to Primaris REIT for no consideration by way of a
“qualifying disposition” (as defined in subsection 107.4(1) of the Tax Act (the “Qualifying Disposition”));

Concurrently with the transfer described in Section 3.1(17), each Existing REIT Option will be exchanged for one
New REIT Option and one Primaris REIT Option. The aggregate exercise price of the New REIT Option and the
Primaris REIT Option immediately after the exchange will be equal to the exercise price of the Existing REIT
Option immediately before the exchange. The exercise price of the Existing REIT Option will be apportioned
between the New REIT Option and the Primaris REIT Option pro rata based on the post-Qualifying Disposition fair
market values of the REIT Units and the Primaris REIT Units, as determined by the REIT Trustees in accordance
with the REIT Option Plan and the Primaris REIT Option Plan;

Each REIT Option held by an employee of Primaris REIT (or any of its subsidiaries) will be exchanged for a
numberof Primaris REIT Options havingequivalent value to the exchanged REIT Options as specified in the Notice
of Determination, provided for greater certainty that (a) the amount, if any, by which the fair market value of the
Primaris REIT Units receivable on the exercise of such Primaris REIT Options immediately after such exchange
exceeds the total exercise price payable therefor shall not exceed (b) the amount, if any, by which the fair market
value of the REIT Units receivable on the exercise of the exchanged REIT Option immediately before the exchange
exceeds the totalexercise price that was payable thereforunderthe exchanged REIT Option;

Each Primaris REIT Option held by an employee of the REIT (or any of its subsidiaries) will be exchanged for a
numberof REIT Options having equivalent value to the exchanged Primaris REIT Options as specified in the Notice
of Determination, provided for greater certainty that (a) the amount, if any, by which the fair market value of the
REIT Units receivable on the exercise of such REIT Options immediately after such exchange exceeds the total
exercise price payable therefor shall not exceed (b) the amount, if any, by which the fair market value of the
Primaris REIT Units receivable on the exercise of the exchanged Primaris REIT Option immediately before the
exchange exceedsthe totalexercise price that waspayable thereforunderthe exchanged Primaris REIT Option;

The Incentive Units held by employees of Primaris REIT (or any of its subsidiaries) will be exchanged for Primaris
REIT Incentive Units having equivalent value to the exchanged Incentive Units as specified in the Notice of
Determination, provided for greater certainty that (a) the fair market value of the Primaris REIT Units receivable on
the settlement of such Primaris REIT Incentive Units immediately after such exchange (net of the amount payable
for such Primaris REIT Units, if any) shall not exceed (b) the aggregate fair market value of the REIT Units and
Primaris REIT Units receivable on the settlement of the Incentive Units immediately before the exchange;

The terms of the Incentive Units held by employees of the REIT (or any of its subsidiaries) will be further adjusted,
amended or amended and restated as necessary to provide for the settlement, upon vesting, in cash, REIT Units, or
any combination thereof;

The REIT will subscribe for a number of New Primaris Master LP Exchangeable Units equal to the aggregate
number of Primaris REIT Units which would be required to be delivered to the holders of H&R Class B Units on the
exchange of such units for REIT Units and Primaris REIT Units, which number shall be specified in the Notice of
Determination. The subscription price payable by the REIT for such units shall be set-off against the amount owing
to the REIT by New Primaris Master LP under the New Primaris Master LP Note, in full and final satisfaction of
each such obligation;

Simultaneously with the step described in Section 3.1(23), Primaris REIT will issue an equal number of Primaris
Special Voting Units to the REIT for no additional consideration, in accordance with the Primaris REIT Declaration
of Trust, and the REIT will enter into the Voting Agreement with the holders of HRMSLP Class B Units;

The Primaris REIT Units shall be consolidated or split, if and as specified in the Notice of Determination. Any
fractional Primaris REIT Units resulting from such a consolidation will be redeemed by Primaris REIT for an
amountin cash equalto such fraction multiplied by the Primaris Redemption Price;



26. The REIT will pay the amount owing under the Spin-out Primaris Subscription Note, with such payment to be made
from the funds held by the Depositary as agent for and on behalf of the REIT asa result of the transaction described
in Section 3.1(15), which funds will thereupon be held by the Depositary as agent for and on behalf of Primaris
REIT, and the Spin-out Primaris Subscription Note will thereupon be cancelled; and

27. The Post-Plan Trustees will be appointed astrustees of Primaris REIT, in replacement of the Initial Primaris Trustee.
For greater certainty, none of the foregoing steps shall occur unless all the foregoing steps occur.
3.2 Determination of Certain Amounts

For greater certainty, (a) the REIT will make the determinations and calculations contemplated to be made in Section 3.1 and
will complete and deliver to PRR Investments, at or prior to the Effective Time, the Notice of Determination, and (b) the
REIT will determine the amount, if any, of any distribution of undistributed taxable income pursuant to subsection 3.1(5) and
will notify PRR Investments of such amount.

33 Pre-Effective Time Procedures

Prior to the Effective Time, the REIT will deliver, or cause to be delivered, to the Depositary, an amount equalto the Spin-
out Primaris Subscription Amount,to be held asagent for and on behalf ofthe REIT and applied in accordance with the steps
set out in Section 3.1.

34 Post-Effective Time Procedures

(a) The REIT will deliver or arrange to be delivered to the Depositary certificates representing Primaris
REIT Units, which certificates will be held by the Depositary for distribution to Registered Unitholders
in accordance with Article 4 hereof.

(b) In accordance with the provisions of Article 4 hereof, Registered Unitholders will be entitled to receive
delivery of the certificates representing Primaris REIT Units to which they are entitled hereunder.

(c) PRR Investments will file articles of dissolution underthe ABCA to effect its dissolution.

ARTICLE 4
DELIVERY OF SECURITIES

4.1 Transfers Free of Encumbrances

Any transfer of any securities pursuant to the Arrangement shall be free and clear of any liens, claims, encumbrances,
charges, adverse interests or security interests.

4.2 Delivery of Primaris REIT Unit Certificates

The Depositary shall deliver to each REIT Unitholder following the Effective Time a certificate or instruments representing
the Primaris REIT Units to which such holder is entitled to receive hereunder pursuant to Section 3.1.

4.3 Withholding Rights

The REIT, Primaris REIT, the Depositary and each Intermediary shall be entitled to deduct and withhold from any payment
or distribution otherwise payable under this Plan of Arrangement, including any amounts payable or distributable to any
holder of REIT Units, Primaris REIT Units, Special Voting Units, Primaris Special Voting Units, or H&R Class B Units, (or,
where deduction or withholding is not practicable, to otherwise recover from the recipient of any such payment or
distribution) such amounts as the REIT, Primaris REIT, the Depositary, or such Intermediary, is required or permitted to
deduct and withhold with respect to such payment or distribution under the Tax Act or any provision of any applicable
federal, provincial, state, local or foreign tax law, in each case, as amended. To the extent that amounts are so deducted or
withheld, such deducted or withheld amounts shall be treated for all purposes hereof as having been paid to the applicable
recipient in respect of which such deduction and withholding was made, provided that such deducted or withheld amounts are
actually remitted to the appropriate taxingauthority.
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ARTICLE §
AMENDMENTS

5.1 Amendments

The REIT and PRR Investments, in their sole discretion, reserve the right to amend, modify and/or supplement this Plan of
Arrangement from time to time at any time prior to the Effective Time provided that any such amendment, modification or
supplement must be (i) contained in a written document, (ii) agreed to by each of the REIT and PRR Investments, and (iii)
filed with the Court and, if made following the Meeting, approved by the Court.

5.2 Effectiveness of Amendments Made Prior to or at the Meeting

Any amendment, modification or supplement to this Plan of Arrangement may be proposed by the REIT and PRR
Investmentsatany time prior to or atthe Meeting (provided thateach of the REIT and PRR Investments shallhave consented
thereto) with or without any other prior notice or communication, and if so proposed and accepted by the holders of Special
Voting Units and REIT Units voting at the Meeting, in the manner required by the Interim Order and subsequently approved
by the Court, shall become part of this Plan of Arrangement for all purposes.

53 Effectiveness of Amendments Made Following the Meeting

Any amendment, modification or supplement to this Plan of Arrangement may be proposed by the REIT and PRR
Investments after the Meeting but prior to the Effective Time (provided that each of the REIT and PRR Investments shall
have consented thereto) and any such amendment, modification or supplement which is approved by the Court following the
Meeting shall be effective and shall become part of the Plan of Arrangement.

ARTICLE 6
GENERAL

6.1 Further Assurances

Notwithstanding that the transactions, steps and events set out herein shall occur and be deemed to occur as provided in and
in the order set out in this Plan of Arrangement, each of the parties to the Arrangement Agreement shall make, do and
execute, or cause to be made, done and executed, all such further acts, filings, deeds, agreements, indentures, supplemental
indentures, amendments, forms, transfers, assurances, instruments or documents asmay reasonably be requested or required
by any of them in order to implement, effect, record or further document or evidence any of the transactions, steps or events
set out herein.

6.2 Obligations of the REIT and Primaris REIT

The obligations of the REIT and Primaris REIT hereunder are not personally binding upon any trustee of the REIT or
Primaris REIT, any registered or beneficial holder of REIT Units, Special Voting Units or Primaris REIT Units or any
annuitant under a plan of which a registered or beneficial holder of REIT Units, Special Voting Units or Primaris REIT Units
actsas trustee or carrier, and resort shall not be had to, nor shall recourse or satisfaction be sought from, any of the foregoing,
but the property of the REIT or Primaris REIT, as applicable, or a specific portion thereof only shall be bound by such
obligations. Any obligation of the REIT set out herein shall to the extent necessary to give effect to such obligation be
deemed to constitute, subject to the provisions of the first sentence of this Section 6.2, an obligation of the trustees of the
REIT in their capacity astrustees of the REIT. Any obligation of Primaris REIT set out herein shall to the extentnecessary to
give effect to such obligation be deemed to constitute, subject to the provisions of the first sentence of this Section 6.2, an
obligation of the trustees of Primaris REIT in their capacity astrustees of Primaris REIT.
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FAIRNESS OPINION



CIBC World Markets Inc.
Brookfield Place

161 Bay Street, 7th floor
Toronto, Ontario M5J 2S8

Tel: 416 594-7000

October 26, 2021

The Board of Trustees

of H&R REIT

3265 Dufferin St., Suite 500
Toronto, ON M3K 1N4

To the Board of Trustees:

CIBC World Markets Inc. (“CIBC”, “we”, “us” or “our”) understands that H&R REIT (‘H&R” or the “REIT”) is
proposing to:

i)

enter into an arrangement agreement (the “Arrangement Agreement”) with PRR Investments Inc. providing
for a plan of arrangement resulting in, among other things, a tax-free spin-off of H&R’s Primaris assets and
the receipt by holders of units of H&R (“H&R Units” and the holders of H&R Units, “H&R Unitholders”) of
Series A units (“Primaris REIT Series A Units”) of a newly formed real estate investment trust expected to
be called Primaris Real Estate Investment Trust (“Primaris REIT”) (the “Arrangement”); and

enter into a purchase and sale agreement (the “Purchase and Sale Agreement’) between Primaris REIT
and HOOPP Realty Inc., Lansdowne Mall Inc. and Lansdowne Industrial Inc., affiliates of Healthcare of
Ontario Pension Plan (collectively, “HOOPP”) providing for, among other things, the acquisition by Primaris
REIT of certain properties currently owned directly or indirectly by HOOPP and set out in the Purchase and
Sale Agreement (the “HOOPP Properties”) in exchange for the Consideration (as defined below) (such
acquisition, the “Acquisition” and, together with the Arrangement, the “Proposed Transaction”).

We understand that pursuant to the Arrangement:

a)

b)

d)

The Arrangement will be effected by way of a plan of arrangement under section 193 of the Business
Corporations Act (Alberta);

H&R'’s Primaris assets (comprising of 27 properties located across six provinces in Canada representing an
aggregate GLA of 7.6 million square feet) (the “Primaris Properties”) shall be transferred to Primaris REIT,
and all of the then issued and outstanding Primaris REIT units, series A (“Primaris REIT Series A Units”)
shall be delivered to the H&R Unitholders (the “Distribution”);

H&R Unitholders will hold Primaris REIT Series A Units alongside their existing H&R Units or special voting
units, as applicable. The H&R Units will continue to trade on the TSX under the ticker symbol “HR.UN” and
Primaris REIT Series A Units will, subject to the approval of the TSX, trade on the TSX under the ticker
symbol “PMZ.UN”; and

the completion of the Arrangement will be conditional upon, among other things, approval by a two-thirds of
the votes cast by the H&R Unitholders who are present in person or represented by proxy at the special
meeting (the “Special Meeting”) of such securityholders;

We understand that pursuant to the Purchase and Sale Agreement:

a)

Following the completion of the Arrangement, Primaris REIT shall purchase the HOOPP Properties in
exchange for some combination (at the election of HOOPP) of Primaris REIT Series A Units and/or
Primaris REIT Non-Voting Units, Series B (collectively, the “Primaris REIT Units”), collectively representing
approximately 26% of the total issued and outstanding Primaris REIT Units (on a partially diluted basis) and
a non-interest bearing promissory note in the principal amount of approximately $200.21 million (such total
amount payable, the “Consideration”); and

the completion of the Acquisition will be conditional upon, among other things, the completion of the
Arrangement.
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The terms and conditions of the Proposed Transaction will be described in a management information circular of the
REIT and related documents (collectively, the “Circular”) that will be mailed to the H&R Unitholders in connection
with the Special Meeting.

Engagement of CIBC

By letter agreement, effective as of June 30, 2021, (the “Engagement Agreement”), the REIT retained CIBC to act
as financial advisor to the REIT and its board of trustees (the “Board of Trustees”) in connection with the Proposed
Transaction. Pursuant to the Engagement Agreement, the REIT has requested that we prepare and deliver to the
Board of Trustees our written opinion (the “Opinion”) as to the fairness, from a financial point of view, of: (i) the
distribution to H&R Unitholders pursuant to the Arrangement is fair, from a financial point of view, to the H&R
Unitholders, and (i) that the consideration to be paid to HOOPP by Primaris REIT is fair, from a financial point of
view, to Primaris REIT.

The REIT has agreed to reimburse CIBC for its reasonable out-of-pocket expenses and to indemnify CIBC in
respect of certain liabilities that might arise out of our engagement.

In the ordinary course of business and unrelated to the Proposed Transactions, Canadian Imperial Bank of
Commerce, an affiliate of CIBC, is a lender to H&R REIT.

Credentials of CIBC

CIBC is one of Canada’s largest investment banking firms with operations in all facets of corporate and government
finance, mergers and acquisitions, equity and fixed income sales and trading and investment research. The Opinion
expressed herein is the opinion of CIBC and the form and content herein have been approved for release by a
committee of its managing directors and internal counsel, each of whom is experienced in merger, acquisition,
divestiture and valuation matters.

Scope of Review
In connection with rendering our Opinion, we have reviewed and relied upon, among other things, the following:

i) The annual reports, including the comparative audited financial statements and management’s discussion
and analysis, of H&R for the fiscal years ended December 31, 2018, 2019 and 2020

ii) The interim reports, including the comparative unaudited financial statements and management’s discussion
and analysis, of H&R for the three months ended March 31 and June 30, 2021;

iii) Drafts of: Arrangement Agreement, including the accompanying plan of arrangement and the Purchase and
Sale Agreement;

iv) Certain internal financial, operational, corporate and other information prepared or provided by the
management of H&R including internal operating and financial budgets, business plans and projections;

v) Draft and final appraisals prepared by Jones Lang LaSalle Incorporated with respect to each of the assets
and the entire portfolio, with various dates ranging from August 11 to October 6, 2021;

vi) Selected public market trading statistics and relevant financial information of comparable public entities;

vii) Selected financial statistics and relevant financial information with respect to relevant precedent transactions;

viii) Selected relevant reports published by equity research analysts and industry sources regarding comparable
public entities;

ix) A draft certificate addressed to CIBC, dated as of the date of the fairness opinion, from two senior officers of
H&R as to the completeness and accuracy of information received and utilized by CIBC in the preparation of
its opinion;

x) Discussions with members of the senior management of H&R, regarding H&R’s past and current business
operations, financial condition and future prospects;

xi) A certificate addressed to us, dated as of the date hereof, from two senior officers of the REIT, as to the
completeness and accuracy of the Information (as defined below); and

xii) Such other information, analyses, investigations, and discussions as we considered necessary or
appropriate in the circumstances.
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We have also participated in discussions with Blake, Cassels & Graydon LLP, external legal counsel to the REIT,
concerning the Proposed Transaction, the Arrangement Agreement, the Purchase and Sale Agreement and related
matters.

Assumptions and Limitations
Our Opinion is subject to the assumptions, qualifications and limitations set forth below.

We have not been asked to prepare and have not prepared a formal valuation or appraisal of any of the assets or
securities of the REIT, Primaris REIT, HOOPP or any of their respective affiliates and our Opinion should not be
construed as such, nor have we been requested to identify, solicit, consider or develop any potential alternatives to
the Proposed Transaction.

With your permission, we have relied upon, and have assumed the completeness, accuracy and fair presentation of
all financial and other information, data, advice, opinions and representations obtained by us from public sources, or
provided to us by the REIT, HOOPP or any of their affiliates or advisors or otherwise obtained by us pursuant to our
engagement, and our Opinion is conditional upon such completeness, accuracy and fair presentation. We have not
been requested to or attempted to verify independently the accuracy, completeness or fairness of presentation of
any such information, data, advice, opinions and representations. We have not met separately with the independent
auditors of the REIT, the Primaris Properties or the HOOPP Properties in connection with preparing this Opinion and
with your permission, we have assumed the accuracy and fair presentation of, and relied upon, the REIT’s audited
financial statements and the reports of the auditors thereon and the REIT’s interim unaudited financial statements.

With respect to the historical financial data, operating and financial forecasts and budgets provided to us concerning
the REIT, the Primaris Properties and the HOOPP Properties and relied upon in our financial analyses, we have
assumed that they have been reasonably prepared on bases reflecting the most reasonable assumptions, estimates
and judgments of management of the REIT having regard to the REIT’s business, plans, financial condition and
prospects.

We have also assumed that all of the representations and warranties contained in the Arrangement Agreement and
the Purchase and Sale Agreement are correct as of the date hereof and that the Proposed Transaction will be
completed substantially in accordance with its terms and all applicable laws and that the Circular will disclose all
material facts relating to the Proposed Transaction and will satisfy all applicable legal requirements.

The REIT has represented to us, in a certificate of two senior officers of the REIT dated the date hereof, among
other things, that the information, data and other material (financial or otherwise) provided to us by or on behalf of
the REIT, including the written information and discussions concerning the REIT referred to above under the
heading “Scope of Review” (collectively, the “Information”), are complete and correct at the date the Information was
provided to us and that, since the date on which the Information was provided to us, there has been no material
change, financial or otherwise, in the financial condition, assets, liabilities (contingent or otherwise), business,
operations or prospects of the REIT or any of its affiliates and no material change has occurred in the Information or
any part thereof which would have or which would reasonably be expected to have a material effect on the Opinion.

We are not legal, tax or accounting experts and we express no opinion concerning any legal, tax or accounting
matters concerning the Proposed Transaction or the sufficiency of this letter for your purposes.

Our Opinion is rendered on the basis of securities markets, economic and general business and financial conditions
prevailing as at the date hereof and the conditions and prospects, financial and otherwise, of the REIT, the Primaris
Properties and the HOOPP Properties as they are reflected in the Information and as they were represented to us in
our discussions with management of the REIT and its affiliates and advisors. In our analyses and in connection with
the preparation of our Opinion, we made numerous assumptions with respect to industry performance, general
business, markets and economic conditions and other matters, many of which are beyond the control of any party
involved in the Proposed Transaction.

The Opinion is being provided to the Board of Trustees for its exclusive use only in considering the Proposed
Transaction and may not be published, disclosed to any other person, relied upon by any other person, or used for
any other purpose, without the prior written consent of CIBC. Our Opinion is not intended to be and does not
constitute a recommendation to the Board of Trustees as to whether they should approve the Arrangement
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Agreement nor as a recommendation to any H&R Unitholder as to how to vote or act at any corresponding special
meeting or as an opinion concerning the trading price or value of any securities of H&R or Primaris REIT following
the announcement or completion of the Proposed Transaction.

CIBC believes that its financial analyses must be considered as a whole and that selecting portions of its analyses
and the factors considered by it, without considering all factors and analyses together, could create a misleading
view of the process underlying the Opinion. The preparation of a fairness opinion is complex and is not necessarily
susceptible to partial analysis or summary description and any attempt to carry out such could lead to undue
emphasis on any particular factor or analysis.

The Opinion is given as of the date hereof and, although we reserve the right to change or withdraw the Opinion if
we learn that any of the information that we relied upon in preparing the Opinion was inaccurate, incomplete or
misleading in any material respect, we disclaim any obligation to change or withdraw the Opinion, to advise any
person of any change that may come to our attention or to update the Opinion after the date of this Opinion.

Opinion

Based upon and subject to the foregoing and such other matters as we considered relevant, it is our opinion, as of
the date hereof, that:

(i) the Distribution to H&R Unitholders, pursuant to the Arrangement Agreement, is fair, from a financial point
of view, to the H&R Unitholders; and

(i) the Consideration to be paid to HOOPP by Primaris REIT, pursuant to the Purchase and Sale Agreement,
is fair, from a financial point of view, to Primaris REIT.

Yours very truly,

CrB¢ 4okt AtorheZ .
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COMBINED CARVE-OUT FINANCIAL STATEMENTS - PRIMARIS SPIN-OUT PROPERTIES



Unaudited condensed interim combined carve-out financial statements of

PRIMARIS RETAIL PROPERTIES

For the three and six months ended June 30, 2021 and 2020




PRIMARIS RETAIL PROPERTIES

Unaudited Condensed Interim Combined Carve-Out Statements of Financial Position

(In thousands of Canadian dollars)

June 30  December 31
Note 2021 2020
Assets
Investment properties 3 $ 2,208,541 $ 2,103,675
Other assets 4 16,406 16,272
Cash and cash equivalents 7,816 15,008
$ 2,232,763 $ 2,134,955
Liabilities
Debt 5 $ 785,562 $ 609,900
Exchangeable units 6 - 19,244
Accounts payable and accrued liabilities 7 288,123 504,111
1,073,685 1,133,255
Net assets 1,159,078 1,001,700
Commitments and contingencies 12
Subsequent events 13
$ 2,232,763 $ 2,134,955

See accompanying notes to the unaudited condensed interim combined carve-out financial statements.



PRIMARIS RETAIL PROPERTIES

Unaudited Condensed Interim Combined Carve-Out Statements of Net Income (Loss)
(In thousands of Canadian dollars)

Three months ended Six months ended
June 30 June 30
Note 2021 2020 2021 2020

Property operating income:
Rentals from investment properties 8 $ 59,630 $ 62568 $§ 123456 $§ 133,048
Property operating costs (27,040) (46,739) (59,099) (80,024)
32,590 15,829 64,357 53,024
Finance cost - operations 9 (4,729) (5,228) (9,782) (10,287)
Finance income 9 2 66 7 113
General and administrative (expenses) recoveries (551) 453 (1,104) (46)
Fair value adjustment on investment properties 3 (7,256) (5,882) 84,656 (672,048)
Fair value adjustment on financial instruments 9 (3,127) (1,562) (4,532) 21,332
Net income (loss) $ 16,929 $ 3,676 $ 133,602 § (607,912

See accompanying notes to the unaudited condensed interim combined carve-out financial statements.



PRIMARIS RETAIL PROPERTIES

Unaudited Condensed Interim Combined Carve-Out Statements of Changes in Net Assets
(In thousands of Canadian dollars)

Value of Accumulated Accumulated
NET ASSETS Net Assets net income distributions Total
Net assets, January 1, 2020 $ 1,511,716 $ 60,225 $ 3,962 $ 1,575,903
Net loss (607,912) - (607,912)
Distributions 249 249
Net assets, June 30, 2020 $ 1,511,716 $ (547,687) $ 4,211 $ 968,240
Net income 33,434 - 33,434
Distributions 26 26
Net assets, December 31, 2020 $ 1,511,716 $ (514,253) $ 4,237 $ 1,001,700
Conversion of exchangeable units 23,776 - - 23,776
Net income 133,602 - 133,602
Net assets, June 30, 2021 $ 1,535,492 $ (380,651) $ 4,237 $ 1,159,078

See accompanying notes to the unaudited condensed interim combined carve-out financial statements.



PRIMARIS RETAIL PROPERTIES

Unaudited Condensed Interim Combined Carve-Out Statements of Cash Flows
(In thousands of Canadian dollars)

Six months ended

June 30
Note 2021 2020
Cash provided by (used in):
Operations:
Net income (loss) $ 133,602 § (607,912
Finance cost - operations 9 9,782 10,287
Interest paid (12,017) (11,683)
ltems not affecting cash:
Fair value adjustment on investment properties 3 (84,656) 672,048
Fair value adjustment on financial instruments 9 4,532 (21,332)
Change in other non-cash operating items 10 (216,355) 191,904
(165,112 233,312
Investing:
Investment properties:
Redevelopment 3,10 (9,205) (34,800)
Capital expenditures 3 (4,214) (2,576)
Leasing expenses and tenant inducements 3 (4,882) (2,182)
(18,301) (39,558)
Financing:
Line of credit 5(b) 187,000 (172,700)
Mortgages payable:
New mortgages payable 5(a) 230,557 -
Principal repayments 5(a) (241,336) (11,161)
Distributions - 249
176,221 (183,612)
Increase (decrease) in Cash and cash equivalents (7,192) 10,142
Cash and cash equivalents, beginning of year 15,008 8,010
Cash and cash equivalents, end of period $ 7816 § 18152

See note on supplemental cash flow information (note 10).
See accompanying notes to the unaudited condensed interim combined carve-out financial statements.



PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Interim Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

These unaudited condensed combined carve-out interim financial statements of Primaris Retail Properties (‘PRP”) represent the combination of 27 retail
properties, located throughout Canada, with 25 of the properties being owned by Primaris Retail REIT (the “REIT”) and 2 of the properties being owned
directly by H&R REIT (the “Parent”). The unaudited condensed combined carve-out financial statements exclude properties sold by the Parent prior to June
30, 2021. The principal office and centre of administration of the REIT is located at 26 Wellington Street East, Suite 400, Toronto, Ontario, M5E 1S2.

Countries around the world have been affected by the COVID-19 virus, which was declared a pandemic by The World Health Organization on March 11,
2020. The outbreak of COVID-19 has resulted in the federal and provincial governments enacting emergency measures to combat the spread of the virus.
These measures, which include the implementation of travel bans, self-imposed quarantine periods and social distancing, have caused material disruption
to businesses globally resulting in an economic slowdown. Governments have reacted with significant monetary and fiscal interventions designed to stabilize
economic conditions.

The duration and full impact of the COVID-19 pandemic on PRP is unknown at this time, as is the efficacy of the government’s interventions. The extent of
the effect of COVID-19 on PRP’s operational and financial performance will depend on numerous factors including the duration, spread, time frame and
effectiveness of vaccination roll-out, all of which are uncertain and difficult to predict. As aresult, it is not currently possible to ascertain the long-term impact
of COVID-19 on PRP’s business and operations. Certain aspects of PRP’s business and operations that have been and will continue to be impacted include
rental income, occupancy, tenant inducements and future demand for space. In the preparation of the unaudited condensed interim combined carve-out
financial statements, PRP has incorporated the impact of COVID-19 into its estimates and assumptions that affect the carrying amounts of its assets. PRP
has updated its future cash flows assumptions and its capitalization rates, terminal capitalization rates, and discount rates applied to these cash flows as
well as updated its assumptions around the valuation of its accounts receivable.

1. Basis of preparation:
(a) Statement of compliance
These unaudited condensed interim combined carve-out financial statements have been prepared in accordance with International Accounting
Standard 34, Interim Financial Reporting. Accordingly, certain information and note disclosures normally included in annual financial statements
prepared in accordance with IFRS have been omitted or condensed. The December 31, 2020 comparative financial information has been derived

from the December 31, 2020 audited combined carve-out financial statements.

The unaudited condensed interim combined carve-out financial statements were approved by the Board of Trustees of the Parent on November
5, 2021.

(b) Functional currency and presentation

These unaudited condensed interim combined carve-out financial statements are presented in Canadian dollars, except where otherwise stated,
which is PRP’s functional currency. All financial information has been rounded to the nearest thousand Canadian dollar.

PRP presents its unaudited condensed interim combined carve-out statements of financial position based on the liquidity method, where all assets
and liabilities are presented in ascending order of liquidity.

(c) Basis of measurement

The unaudited condensed interim combined carve-out financial statements have been prepared on the historical cost basis except for the following
items in the unaudited condensed interim combined carve-out statements of financial position which have been measured at fair value:

() Investment properties; and

(i)  Exchangeable units.



PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

2. Significant accounting policies:

The accounting policies applied by PRP in these unaudited condensed interim combined carve-out financial statements are the same as those

applied in the audited combined carve-out financial statements as at and for the year ended December 31, 2020.

3. Investment properties:

June 30, 2021

December 31, 2020

Investment Investment

Note Properties Properties

Opening balance, beginning of year $ 2,103,675 $ 2,708,260
Operating capital:

Capital expenditures 4,214 11,304

Leasing expenses and tenant inducements 4,882 3,383
Development capital:

Redevelopment (including capitalized interest) 10,509 69,127
Accrued rents receivable 10 605 3,637
Fair value adjustment on investment properties 84,656 (692,036)
Closing balance, end of period $ 2,208,541 $ 2,103,675

Fair value disclosure:

The estimated fair values of PRP’s investment properties are based on the following methods and significant assumptions:

(i)  Discounted cash flow analyses which are based upon, among other things, future cash inflows in respect of rental income from current leases
and assumptions about rental income from future leases reflecting market conditions at the reporting period, less future cash outflows in respect
of such leases and capital expenditures for the property utilizing appropriate discount rates and terminal capitalization rates, generally over a

minimum term of 10 years; and

(i)  The direct capitalization method which calculates fair value by applying a capitalization rate to future cash flows based on stabilized net operating

income.

When an external independent appraisal is obtained, PRP's internal valuation team assesses the significant assumptions used in the independent
appraisal and holds discussions with the external independent appraiser on the reasonableness of their assumptions. No external independent

appraisals were received in the six months ended June 30, 2021 and the year ended December 31, 2020.

PRP utilizes external industry sources to determine a range of capitalization, discount and terminal capitalization rates. To the extent that the ranges
of these externally provided rates change from one reporting period to the next, the fair value of the investment properties is increased or decreased

accordingly.

The following table highlights the significant assumptions used in determining the fair value of PRP’s investment properties:

Terminal

Discount Rates | Capitalization Rates

June 30, 2021 8.10% 7.31%
December 31, 2020 8.40% 7.66%




PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

3. Investment properties (continued):

PRP reviewed the assumptions used in determining the fair value of investment properties as at June 30, 2021. Although the retail portfolio continues
to be impacted by the pandemic, there have been favourable outcomes partially increasing the fair value of PRP's portfolio for the six months ended

June 30, 2021.

Fair value sensitivity:

PRP’s investment properties are classified as level 3 under the fair value hierarchy, as the inputs in the valuations of these investment properties are
not based on observable market data. The following table provides a sensitivity analysis for the weighted average capitalization rate which is

representative of the discount rate and terminal capitalization rate applied as at June 30, 2021:

Capitalization Rate

Sensitivity Fair Value of Fair Value
Increase (Decrease) Capitalization Rate Investment Properties Variance % Change
(0.75%) 6.46% $ 2,464,951 $ 256,410 11.61%
(0.50%) 6.71% $ 2373112 $ 164,571 7.45%
(0.25%) 6.96% $ 2,287,871 $ 79330 3.59%
June 30, 2021 7.21% $ 2,208,541 $ - 0.00%
0.25% 7.46% $ 2,134,528 $ (74,013) (3.35%)
0.50% 7.711% $ 2,065315 $ (143,226) (6.49%)
0.75% 7.96% $ 2,000,450 $ (208,091) (9.42%)
4, Other assets:
June 30 December 31
2021 2020
Current:
Prepaid expenses and sundry assets $ 11,404 $ 5483
Accounts receivable(!) - net of provision for expected credit loss of $11,313 (2020 - $12,945) 5,002 10,789
$ 16,406 $ 16,272

and expected insolvency filings. The following is a summary of the changes in the provision for expected credit loss impacted by COVID-19:

(1) In determining the expected credit loss, PRP performed a tenant-by-tenant assessment considering the payment history and future expectations of default based on actual

June 30  December 31

2021 2020

Opening balance, beginning of year $ 12,945 $ 602
Bad debt expense(") 984 36,193
Accounts receivable write-off(!) (2,616) (23,850)
Closing balance, end of period $ 11,313 $ 12,945

(1) Year ended December 31, 2020 includes $5,357 of rent abatements granted under the Canada Emergency Commercial Rent Assistance (CECRA) program.



PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

5. Debt:

PRP’s debt consists of the following items:

June 30 December 31

Note 2021 2020

Mortgages payable 5(a) $ 598,562 $ 609,900
Line of credit 5(b) 187,000 -
$ 785,562 $ 609,900

(@) Mortgages payable:
The mortgages payable are secured by nine investment properties with an aggregate fair value of $1,187,700, bear interest at fixed rates with a

contractual weighted average rate of 3.09% (December 31, 2020 - 3.89%) per annum and mature between 2021 and 2030 (December 31, 2020
- maturing between 2021 and 2030).

Mortgages payable related to certain properties are held by separate legal entities, where the rent received from each property is first used to
satisfy the related debt obligations with any balance then available to satisfy the cash flow requirements of PRP.

Future principal mortgage payments are as follows:

June 30 December 31
2021 2020

Years ending December 31:
2021* $ 72,146 $307,749
2022 362,814 137,433
2023 5,327 5,327
2024 41,223 41,223
2025 3,975 3,975
Thereafter 113,652 113,652
599,137 609,359
Financing costs and mark-to-market adjustment arising on acquisitions (575) 541
$ 598,562 $ 609,900

*

For the balance of the year.

The following is a summary of the changes in mortgages payable:

June 30 December 31

2021 2020
Opening balance, beginning of year $ 609,900 $ 631,612
Principal repayments:
Scheduled amortization on mortgages (10,982) (22,622)
Mortgage repayments (230,354) (38,694)
New mortgages 230,557 41,795
Effective interest rate accretion on mortgages (559) (2,191)
Closing balance, end of period $ 598,562 $ 609,900




PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

5. Debt (continued):
(b) Line of credit:

PRP has the following line of credit:

Total Amount PRP Available
Maturity Date Facility Drawn  Guarantee®@ Balance

Revolving secured operating line of credit("):
June 30, 2021 December 31, 2021 $300,000 $ (187,0000 $ (107,880) $ 5120
December 31, 2020 December 31, 2021 $300,000 $ - § (222,250) $ 77,750

() Secured by certain investment properties.
@ PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit (note 12(b)).

The line of credit can be drawn in either Canadian or U.S. dollars and bear interest at a rate approximating the prime rate of a Canadian chartered
bank.

The following is a summary of the changes in the line of credit:

June 30 December 31

2021 2020

Opening balance, beginning of year $ - $ 172,700

Net advances (repayments) 187,000 (172,700)
Closing balance, end of period $ 187,000 $

6. Exchangeable units:

Certain of PRP’s subsidiaries have in aggregate nil (December 31, 2020 - 1,447,994) exchangeable units outstanding which are puttable instruments
where, upon redemption, PRP has a contractual obligation to issue Units of the Parent (“Units”). Holders of all exchangeable units are entitled to
receive the economic equivalence of distributions on a per unit amount equal to a per Unit amount provided to holders of Units. These puttable
instruments are classified as a liability under IFRS and are measured at fair value through profit or loss. At the end of each reporting period, the fair
value is determined by using the quoted price of Units on the Toronto Stock Exchange (“TSX”) as the exchangeable units are exchangeable into Units
at the option of the holder. The quoted price as at June 30, 2021 was $16.00 (December 31, 2020 - $13.29) per Unit.

A summary of the carrying value of exchangeable units and the changes during the respective periods are as follows:

June 30 December 31

2021 2020
Carrying value, beginning of year $ 19,244 $ 39,693
Exchanged for Units (23,776) (4,228)
(Gain) loss on fair value of exchangeable units 4,532 (16,221)
Carrying value, end of period $ - $ 19,244

PRP has entered into various exchange agreements that provide, among other things, the mechanics whereby exchangeable units may be exchanged
for Units.
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PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

7. Accounts payable and accrued liabilities:

June 30 December 31

2021 2020
Current:

Due to related party(") $ 268,545 $ 475,310
Other accounts payable and accrued liabilities 9,369 16,988
Debt interest payable 1,531 1,903
Prepaid rent 5,713 6,885

Non-current:
Security deposits 2,965 3,025
$ 288,123 $ 504,111

(" PRP and the Parent have an unsecured, non interest bearing intercompany balance. The balance consists of funds advanced for operational activities and shared resources
including key management personnel and common general and administration expenses.

8. Rentals from investment properties:

Three months ended Six months ended
June 30 June 30
2021 2020 2021 2020
Rental income $ 50,225 $ 52,620 $ 100,463 $ 108,633
Revenue from services 10,062 9,706 22,388 24,101
Straight-lining of contractual rent (657) 242 605 314

$ 59,630 $ 62,568 $ 123,456 $ 133,048

9. Finance costs:

Three months ended Six months ended
June 30 June 30
2021 2020 2021 2020
Finance cost - operations

Contractual interest on mortgages payable $ 4,897 $ 6,186 $ 10,737 $ 12,430
Bank interest and charges on the line of credit 279 46 408 213
Effective interest rate accretion (120) (603) (559) (1,211)
Exchangeable unit distributions 250 433 500 1,081
5,306 6,062 11,086 12,513
Capitalized interest(") (577) (834) (1,304) (2,226)
4,729 5,228 9,782 10,287
Finance income (2) (66) (7) (113)
Fair value adjustment on financial instruments 3,127 1,562 4,532 (21,332)
$ 7,854 $ 6,724 $ 14,307 $(11,158)

() The weighted average rate of borrowings for the capitalized interest is 3.60% (June 30, 2020 - 3.50%).
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PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

10. Supplemental cash flow information:

The following is a summary of changes in other non-cash operating items:

Six months ended

June 30
2021 2020
Accrued rents receivable $ (605) $§  (534)
Prepaid expenses and sundry assets (5,921) 1,154
Accounts receivable 5,787 (12,916)
Accounts payable and accrued liabilities (215,616) 204,200

$ (216,355)  $ 191,904

The following amounts have been excluded from operating, investing and financing activities in the unaudited condensed interim combined carve-
out statements of cash flows:

Six months ended

June 30
Note 2021 2020
Non-cash items:
Exchangeable units exchanged for Units 6 $ 23,776 $ -
Other items:
Change in accounts payable included in finance cost - operations 372 (2,041)
Capitalized interest on redevelopment 9 (1,304) (2,226)




PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

11. Fair value measurement:

(a)

Financial assets and liabilities carried at amortized cost:

The fair values of PRP’s accounts receivable, cash and cash equivalents, accounts payable and accrued liabilities approximate their carrying
amounts due to the relatively short periods to maturity of these financial instruments.

The fair value of mortgages payable and the line of credit have been determined by discounting the cash flows of these financial obligations
using market rates for debt of similar terms and credit risks.

Fair value of assets and liabilities:

Assets and liabilities measured at fair value in the unaudited condensed interim combined carve-out statements of financial position, or
disclosed in the notes to the unaudited condensed interim combined carve-out financial statements, are categorized using a fair value hierarchy
that reflects the significance of the inputs used in determining the fair values:

e Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities;

e Level 2: inputs other than quoted prices included within level 1 that are observable for the asset or liability, either directly (i.e. as prices)
or indirectly (i.e. derived from prices); and

o Level 3: inputs for the asset or liability that are not based on observable market data (unobservable inputs).

Total Carrying
June 30, 2021 Note Level 1 Level 2 Level 3 fair value value
Assets measured at fair value
Investment properties 3 $ - $ - $ 2,208,541 $ 2,208,541 $ 2,208,541
Liabilities for which fair values are disclosed
Mortgages payable 5(a) - (610,751) - (610,751) (598,562)
Line of credit 5(b) - (187,199) - (187,199) (187,000)
(797,950) - (797,950) (785,562)
$ - $ (797,950) $ 2,208,541 $ 1,410,591 $ 1,422,979
Total Carrying
December 31, 2020 Note Level 1 Level 2 Level 3 fair value value
Assets measured at fair value
Investment properties 3 $ - $ - $ 2,103,675 $ 2,103,675 $ 2,103,675
Liabilities measured at fair value
Exchangeable units 6 (19,244) - - (19,244) (19,244)
Liabilities for which fair values are disclosed
Mortgages payable 5(a) - (628,427) - (628,427) (609,900)
(19,244) (628,427) - (647,671) (629,144)

$ (19,244) $ (628,427) § 2,103,675 $ 1,456,004 $ 1,474,531
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PRIMARIS RETAIL PROPERTIES

Notes to Unaudited Condensed Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

For the three and six months ended June 30, 2021 and 2020

12. Commitments and contingencies:

(a)

(b)

In the normal course of operations, PRP has issued letters of credit in connection with developments, financings, operations and acquisitions. As
at June 30, 2021, PRP has outstanding letters of credit totalling $1,102 (December 31, 2020 - $1,085).

PRP provides guarantees on behalf of third parties, including co-owners. As at June 30, 2021, PRP issued guarantees amounting to $112,055
(December 31, 2020 - $112,972), which expire between 2021 and 2027 (December 31, 2020 - expire between 2021 and 2027) relating to the co-
owner’s share of mortgage liability.

PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit.
As at June 30, 2021, PRP issued guarantees amounting to U.S. $87,000 (December 31, 2020 - U.S. $175,000). The Canadian equivalent of
these amounts is $107,880 (December 31, 2020 - $222,250).

Credit risks arise in the event that these parties default on repayment of their debt since they are guaranteed by PRP. These credit risks are
mitigated as PRP has recourse under these guarantees in the event of a default by the borrowers, in which case PRP’s claim would be against
the underlying real estate investments.

PRP is obligated, under certain contract terms, to construct and develop investment properties.
PRP is involved in litigation and claims in relation to the investment properties that arise from time to time in the normal course of business. In

the opinion of management, any liability that may arise from such contingencies would not have a material adverse effect on the unaudited
condensed interim combined carve-out financial statements.

13. Subsequent events:

(@)

(b)

In August 2021, PRP renewed a $53,500 mortgage, at PRP’s 50% ownership interest, secured by an enclosed shopping centre at an interest rate
of 2.85% for a three-year term.

A Management Information Circular will be issued to unitholders of the Parent to approve a Plan of Arrangement (the “Arrangement”) whereby the
net assets of PRP will be transferred to a newly created unincorporated open-ended trust called Primaris Real Estate Investment Trust. Each existing
Parent unitholder will receive one unit of Primaris Real Estate Investment Trust, for every one Parent unit held, subject to any consolidation or split
of Primaris Real Estate Investment Trust units pursuant to the Arrangement.

In connection with the Arrangement, the Parent will apply to the Court of Queen's Bench of Alberta for an interim order confirming, among other
things, the calling and holding of a meeting (the “Meeting”) of the Parent's unitholders to be held in December 2021 to approve the Arrangement. In
addition, the Parent has (i) applied to the Canada Revenue Agency for an advance income tax ruling confirming certain Canadian federal income
tax consequences of the Arrangement, and (i) applied for conditional approval from the TSX for the listing and posting for trading of the Primaris
Real Estate Investment Trust units. Listing will be subject to the TSX's customary listing approval requirements. The Arrangement is subject to,
among other things, the approval of the Parent's unitholders by way of the affirmative vote of at least two-thirds of the votes cast by the Parent's
unitholders present in person or by proxy at the Meeting.
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Bay Adelaide Centre
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Toronto, ON M5H 2S5
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INDEPENDENT AUDITORS’ REPORT

To the Board of Trustees of H&R REIT
Opinion

We have audited the combined carve-out financial statements of The Primaris Retail
Properties (“the Entity”), which comprise:

e the combined carve-out statements of financial position as at December 31, 2018, 2019,
and 2020

e the combined carve-out statements of net loss for the years then ended December 31,
2018, 2019, and 2020;

e the combined carve-out statements of changes in net assets for the years ended
December 31, 2018, 2019, and 2020;

e the combined carve-out statements of cash flows for the years ended December 31,
2018, 2019, and 2020; and

¢ notes to the combined carve-out financial statements, including a summary of significant
accounting policies

(hereinafter referred to as the “financial statements”).

In our opinion, the accompanying financial statements present fairly, in all material respects,
the combined carve-out financial position of the Entity as at December 31, 2018, 2019, and
2020, and its combined carve-out financial performance and its combined carve-out cash
flows for the years then ended in accordance with International Financial Reporting
Standards (“IFRS”).

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 “Auditors’
Responsibilities for the Audit of the Financial Statements” section of our auditors’
report.

We are independent of the Entity in accordance with the ethical requirements that are
relevant to our audit of the financial statements in Canada and we have fulfilled our other
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.

© 2021 KPMG LLP, an Ontario limited liability partnership and a member firm of the KPMG global organization of independent member firms
affiliated with KPMG International Limited, a private English company limited by guarantee. All rights reserved.
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Emphasis of Matter

We draw your attention to the preamble to the notes of the financial statements and Note 1
in the financial statements which describes the basis of preparation used in these financial
statements.

Our opinion is not modified in respect of this matter.
Other Information
Management is responsible for the other information. Other information comprises:

e the information other than the financial statements and the auditors’ report thereon,
included in the Management’s Discussion and Analysis.

Our opinion on the financial statements does not cover the other information and we do not
and will not express any form of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the other
information identified above and, in doing so, consider whether the other information is
materially inconsistent with the financial statements or our knowledge obtained in the audit
and remain alert for indications that the other information appears to be materially misstated.

We obtained the information, other than the financial statements and the auditors’ report
thereon, included in the Management’s Discussion and Analysis document as at the date of
this auditors’ report.

If, based on the work we have performed on this other information, we conclude that there
is a material misstatement of this other information, we are required to report that fact in the
auditors’ report.

We have nothing to report in this regard.

Responsibilities of Management and Those Charged with Governance
for the Financial Statements

Management is responsible for the preparation and fair presentation of the financial
statements in accordance with International Financial Reporting Standards (IFRS), 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 financial statements, management is responsible for assessing the Entity’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 Entity or to cease operations, or has no realistic alternative but to do so.

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

Auditors’ Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements
as a whole are free from material misstatement, whether due to fraud or error, and to issue
an auditors’ 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.
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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 the 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 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 Entity’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 Entity’s ability
to continue as a going concern. If we conclude that a material uncertainty exists, we are
required to draw attention in our auditors’ report to the related disclosures in the 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 auditors’
report. However, future events or conditions may cause the Entity to cease to continue
as a going concern.

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

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

Obtain sufficient appropriate audit evidence regarding the financial information of the
entities or business activities within the group Entity to express an opinion on the
financial statements. We are responsible for the direction, supervision and performance
of the group audit. We remain solely responsible for our audit opinion.

Lhns 44F
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Chartered Professional Accountants, Licensed Public Accountants

Toronto, Canada
November 5, 2021
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PRIMARIS RETAIL PROPERTIES

Combined Carve-Out Statements of Financial Position
(In thousands of Canadian dollars)

December 31 December 31 December 31
Note 2020 2019 2018
Assets
Investment properties 3 $ 2,103,675 $ 2,708,260 $ 2,704,596
Other assets 4 16,272 16,443 12,798
Cash and cash equivalents 15,008 8,010 8,029
$ 2,134,955 $ 2,732,713 $ 2,725,423
Liabilities
Debt 5 $ 609,900 $ 804,312 $ 901,620
Exchangeable units 6 19,244 39,693 38,846
Accounts payable and accrued liabilities 7 504,111 312,805 165,202
1,133,255 1,156,810 1,105,668
Net assets 1,001,700 1,575,903 1,619,755
Commitments and contingencies 14
Subsequent events 16
$ 2,134,955 $ 2,732,713 $ 2,725,423

See accompanying notes to the combined carve-out financial statements.

Approved on behalf of the Board of Trustees:

“Ronald Rutman” Trustee

“Thomas J. Hofstedter” Trustee




PRIMARIS RETAIL PROPERTIES

Combined Carve-Out Statements of Net Loss
(In thousands of Canadian dollars)
Years ended December 31, 2020, 2019 and 2018

Note 2019 2018

Property operating income:
Rentals from investment properties 8 $ 274,418 $ 276,443
Property operating costs (122,411) (121,960)
152,007 154,483
Finance cost - operations 9 (33,921) (35,990)
Finance income 9 97 69
General and administrative (expenses) recoveries (846) (2,120)
Fair value adjustment on investment properties 3 (160,940) (265,473)
Fair value adjustment on financial instruments 9 (847) 1,336
Net loss $ (44,450 (147,695)

See accompanying notes to the combined carve-out financial statements.



PRIMARIS RETAIL PROPERTIES

Combined Carve-Out Statements of Changes in Net Assets
(In thousands of Canadian dollars)
Years ended December 31, 2020, 2019 and 2018

Value of Accumulated Accumulated
NET ASSETS Net Assets net income distributions Total
Net assets, January 1, 2018 $ 1,511,716 $§ 252,370 $ 2,766 $ 1,766,852
Net loss (147,695) - (147,695)
Distributions - - 598 598
Net assets, December 31, 2018 1,511,716 104,675 3,364 1,619,755
Net loss - (44,450) - (44,450)
Distributions - - 598 598
Net assets, December 31, 2019 1,511,716 60,225 3,962 1,575,903
Net loss - (574,478) - (574,478)
Distributions - 275 275
Net assets, December 31, 2020 $ 1,511,716 $ (514,253) $ 4,237 $ 1,001,700

See accompanying notes to the combined carve-out financial statements.



PRIMARIS RETAIL PROPERTIES

Combined Carve-Out Statements of Cash Flows
(In thousands of Canadian dollars)
Years ended December 31, 2020, 2019 and 2018

Note 2020 2019 2018
Cash provided by (used in):
Operations:
Net loss $ (574,478) $  (44,450) $  (147,695)
Finance cost - operations 9 20,493 33,921 35,990
Interest paid (26,688) (42,008) (41,364)
Items not affecting cash:
Fair value adjustment on investment properties 3 692,036 160,940 265,473
Fair value adjustment on financial instruments 9 (16,221) 847 (1,336)
Change in other non-cash operating items 10 183,704 143,996 (251,389)
278,846 253,246 (140,321)
Investing:
Investment properties:
Redevelopment 3,10 (65,215) (117,843) (39,182)
Capital expenditures 3 (11,304) (27,389) (22,520)
Leasing expenses and tenant inducements 3 (3,383) (13,910) (8,537)
(79,902) (159,142 (70,239)
Financing:
Line of credit 5(b) (172,700) (83,300) 236,000
Mortgages payable:
New mortgages payable 5(a) 41,795 58,665 -
Principal repayments 5(a) (61,316) (70,086) (21,490)
Distributions 275 598 598
(191,946) (94,123) 215,108
Increase (decrease) in cash and cash equivalents 6,998 (19) 4,548
Cash and cash equivalents, beginning of year 8,010 8,029 3,481
Cash and cash equivalents, end of year $ 15,008 $ 8,010 $ 8,029

See note on supplemental cash flow information (note 10).
See accompanying notes to the combined carve-out financial statements.



PRIMARIS RETAIL PROPERTIES

Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

Years ended December 31, 2020, 2019 and 2018

These combined carve-out financial statements of Primaris Retail Properties (‘PRP”) represent the combination of 27 retail properties, located throughout
Canada, with 25 of the properties being owned by Primaris Retail REIT (“the “REIT”) and 2 of the properties being owned directly by H&R REIT (the
“Parent”). The combined carve-out financial statements exclude properties sold by the Parent prior to December 31, 2020. The principal office and centre
of administration of the REIT is located at 26 Wellington Street East, Suite 400, Toronto, Ontario, M5E 1S2.

Countries around the world have been affected by the COVID-19 virus, which was declared a pandemic by The World Health Organization on March 11,
2020. The outbreak of COVID-19 has resulted in the federal and provincial governments enacting emergency measures to combat the spread of the virus.
These measures, which include the implementation of travel bans, self-imposed quarantine periods and social distancing, have caused material disruption
to businesses globally resulting in an economic slowdown. Governments have reacted with significant monetary and fiscal interventions designed to stabilize
economic conditions.

The duration and full impact of the COVID-19 pandemic on PRP is unknown at this time, as is the efficacy of the government’s interventions. The extent of
the effect of COVID-19 on PRP’s operational and financial performance will depend on numerous factors including the duration, spread, time frame and
effectiveness of vaccination roll-out, all of which are uncertain and difficult to predict. As a result, it is not currently possible to ascertain the long-term impact
of COVID-19 on PRP’s business and operations. Certain aspects of PRP’s business and operations that have been and will continue to be impacted include
rental income, occupancy, tenant inducements and future demand for space. In the preparation of the combined carve-out financial statements, PRP has
incorporated the impact of COVID-19 into its estimates and assumptions that affect the carrying amounts of its assets. PRP has updated its future cash
flows assumptions and its capitalization rates, terminal capitalization rates, and discount rates applied to these cash flows as well as updated its assumptions
around the valuation of its accounts receivable.

1. Basis of preparation:
(a) Statement of compliance

These combined carve-out financial statements have been prepared in accordance with IFRS as published by the International Accounting
Standards Board and using accounting policies described herein.

The combined carve-out financial statements were approved by the Board of Trustees of the Parent on November 5, 2021.
(b) Functional currency and presentation

These combined carve-out financial statements are presented in Canadian dollars, except where otherwise stated, which is PRP’s functional
currency. All financial information has been rounded to the nearest thousand Canadian dollar.

PRP presents its combined carve-out statements of financial position based on the liquidity method, where all assets and liabilities are presented
in ascending order of liquidity.

(c) Basis of measurement

The combined carve-out financial statements have been prepared on the historical cost basis except for the following items in the combined
carve-out statements of financial position which have been measured at fair value:

(i)  Investment properties; and
(i)  Exchangeable units
(d) Use of estimates and judgements
The preparation of these combined carve-out financial statements requires management to make judgements, estimates and assumptions that

affect the application of accounting policies, the reported amounts of assets, liabilities, income and expenses and disclosure of contingent assets
and liabilities at the date of the financial statements. Actual results may differ from these estimates.



PRIMARIS RETAIL PROPERTIES

Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

Years ended December 31, 2020, 2019 and 2018

1.

Basis of preparation (continued):

(i)

(il

Use of estimates

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are recognized in the period
in which the estimates are revised and in any future periods affected. Information about assumptions and estimation uncertainties that have
a significant risk of resulting in a material adjustment within the next financial year are included in the fair value of investment properties
(note 3).

Use of judgements

The critical judgements made in applying accounting policies that have the most significant effect on the amounts recognized in these
combined carve-out financial statements are as follows:

o Valuations of investment properties

Investment properties are carried on the combined carve-out statements of financial position at fair value, as determined by either external
independent appraisers or by PRP’s internal valuation team. The valuations are based on a number of methods and significant
assumptions, such as capitalization rates, terminal capitalization rates, discount rates and estimates of future cash flows. Valuation of
investment properties is one of the principal estimates and uncertainties of these combined carve-out financial statements. Refer to note
3 for further information on estimates and significant assumptions made in the determination of the fair value of investment properties.
Judgement is applied in determining whether certain costs are additions to the carrying value of the investment properties, identifying the
point at which practical completion of the property occurs and identifying the directly attributable borrowing costs to be included in the
carrying value of the development properties.

e Leases

PRP makes judgements in determining whether certain leases, in particular those tenant leases with long contractual terms and long-
term ground leases where PRP is the lessor, are operating or finance leases. PRP has determined that all of its leases, where PRP is
the lessor, are operating leases.

e Business combinations

Accounting for business combinations under IFRS 3, Business Combinations (“IFRS 3") is only applicable if it is determined that a
business has been acquired. Under IFRS 3, a business is defined as an integrated set of activities and assets conducted and managed
for the purpose of providing a return to investors or lower costs or other economic benefits directly and proportionately to PRP. A business
generally consists of inputs, processes applied to those inputs, and resulting outputs that are, or will be, used to generate revenues. In
the absence of such criteria, a group of assets is deemed to have been acquired. If goodwill is present in a transferred set of activities
and assets, the transferred set is presumed to be a business. Judgement is used by management in determining whether the acquisition
of an individual property, or group of properties, qualifies as a business combination in accordance with IFRS 3 or as an asset acquisition.

e Combined carve-out financial statements

There are significant judgements required when preparing combined carve-out financial statements. The inherent nature of the combined
carve-out financial statements requires judgement in the separation of amounts from the Parent. There are a number of shared amounts
that require judgement to separate for purposes of the combined carve-out statements which historically have not always been presented
or tracked separately.



PRIMARIS RETAIL PROPERTIES

Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

Years ended December 31, 2020, 2019 and 2018

2.

Significant accounting policies:

The accounting policies set out below have been applied consistently for all periods presented in these combined carve-out financial statements.

(a)

Investment properties:

PRP’s investment properties are held to earn rental income or for capital appreciation, or both, but not for sale in the ordinary course of business.
As such, investment properties are measured at fair value, under IAS 40, Investment Property (“IAS 40”) using valuations prepared by either
PRP’s internal valuation team or external independent appraisers.

PRP performs an assessment of each investment property acquired to determine whether the acquisition is to be accounted for as an asset
acquisition or a business combination. A transaction is considered to be a business combination if the acquired property meets the definition of
a business under IFRS 3, as set out in note 1(d)(ii). PRP expenses transaction costs on business combinations and capitalizes transaction costs
on asset acquisitions.

Upon acquisition, investment properties are initially recorded at cost, comprising its purchase price and any directly attributable expenditures.
Subsequent to initial recognition, PRP uses the fair value model to account for investment properties. Under the fair value model, investment
properties are recorded at fair value, determined based on available market evidence at each reporting date. The related gain or loss in fair value
is recognized in net income in the year in which it arises.

Subsequent capital expenditures are capitalized to investment properties only when it is probable that future economic benefits of the expenditure
will flow to PRP and the cost can be measured reliably. All other repairs and maintenance costs are expensed when incurred. Leasing costs,
such as commissions incurred in negotiating tenant leases, are included in the carrying amount of the investment properties.

Gains or losses from the disposal of investment properties are determined as the difference between the net disposal proceeds and the carrying
amount of the investment property and are recognized in net income in the year of disposal.

Cash and cash equivalents:

Cash includes deposits in banks, certificate of deposit and short-term investments with original maturities of less than 90 days.

Joint operations:

PRP considers investments in joint arrangements to be joint operations when the REIT makes operating, financial and strategic decisions over
one or more investment properties jointly with another party and has direct rights to the assets and obligations for the liabilities relating to the
arrangement. When the arrangement is considered to be a joint operation, PRP will include its share of the underlying assets, liabilities, revenue
and expenses in its financial results.

Finance costs:

Finance costs are comprised of interest expense on borrowings, distributions on exchangeable units classified as liabilities and gain (loss) on
change in fair value of exchangeable units.

Finance costs associated with financial liabilities presented at amortized cost are recognized in net income using the effective interest method.
Revenue from contracts with customers:
IFRS 15, Revenue from Contracts with Customers (“IFRS 15”) contains a single, control-based model that applies to contracts with customers

and provides two approaches to recognizing revenue: at a point in time or over time. The model features a contract-based five-step analysis of
transactions to determine whether, how much and when revenue is recognized.
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2.

Significant accounting policies (continued):

PRP earns revenue from its tenants from various sources consisting of base rent for the use of space leased, recoveries of property tax and
property insurance, and service revenue from utilities, cleaning and property maintenance costs.

Revenue from lease components is recognized on a straight-line basis over the lease term and includes the recovery of property taxes and
insurance. Revenue recognition commences when a tenant has the right to use the premises.

Revenue related to the services component of PRP’s leases is accounted for in accordance with IFRS 15. These services consist primarily of
utilities, cleaning and property maintenance costs for which the revenue is recognized over time, typically as the costs are incurred, which is when
the services are provided.

Leases:

PRP, as a lessee, recognizes assets and liabilities for all leases with a term of more than twelve months, unless the underlying asset is of low
value and is required to recognize a right-of-use asset representing its right to use the underlying leased asset and a lease liability representing
its obligation to make lease payments.

Financial instruments:

IFRS 9, Financial Instruments (“IFRS 9”) requires financial assets to be classified and measured based on the business model in which they are
managed and the characteristics of their contractual cash flows. IFRS 9 contains three principal classification categories for financial assets:
measured at amortized cost, fair value through other comprehensive income and fair value through profit or loss.

A financial asset is measured at amortized cost if it meets both of the following conditions and is not designated at fair value through profit or loss
(“FVTPL"):

- ltis held within a business model whose objective is to hold assets to collect contractual cash flows; and

- lIts contractual terms give rise on specified dates to cash flows that are solely payments of principal and interest on the principal amount
outstanding.

All of PRP’s financial assets not classified as measured at amortized cost, as described above, are measured at FVTPL.

Under IFRS 9, the change in fair value of financial liabilities carried at FVTPL attributable to changes in the credit risk of the liability is presented
in other comprehensive income, and the remaining amount of change in fair value is presented in profit or loss unless the treatment of the effects
of the changes in the credit risk of the liability would create an accounting mismatch in profit or loss.

For impairment of financial assets, IFRS 9 has a forward-looking ‘expected credit loss’ (‘ECL") model. A provision for ECL is recognized at each
balance sheet date for all financial assets measured at amortized cost.

PRP applies the practical expedient to determine ECL on accounts receivable using a provision matrix based on historical credit loss experiences
adjusted for current and forecasted future economic conditions to estimate lifetime ECL. The other ECL models applied to other financial assets
also require judgement, assumptions and estimations on changes in credit risks, forecasts of future economic conditions and historical information
on the credit quality of the financial asset.

Impairment losses are recorded in finance cost - operations in the combined carve-out statement of net loss with the carrying amount of the
financial asset or group of financial assets reduced through the use of impairment allowance accounts.

IFRS 9 also includes a general hedge accounting standard which aligns hedge accounting more closely with risk management. PRP’s risk
management strategy is disclosed in note 12.
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3.

Investment properties:

December 31, 2020  December 31, 2019

December 31, 2018

Investment Investment Investment

Note Properties Properties Properties

Opening balance, beginning of year $ 2,708,260 $ 2,704,596 $ 2,896,100
Operating capital:

Capital expenditures 11,304 27,389 22,520

Leasing expenses and tenant inducements 3,383 13,910 8,537
Development capital:

Redevelopment (including capitalized interest) 69,127 123,192 41,962
Accrued rents receivable 10 3,637 113 950
Fair value adjustment on investment properties (692,036) (160,940) (265,473)
Closing balance, end of year $ 2,103,675 $ 2,708,260 $ 2,704,596

Fair value disclosure:

The estimated fair values of PRP’s investment properties are based on the following methods and significant assumptions:

(i)  Discounted cash flow analyses which are based upon, among other things, future cash inflows in respect of rental income from current leases
and assumptions about rental income from future leases reflecting market conditions at the reporting period, less future cash outflows in respect
of such leases and capital expenditures for the property utilizing appropriate discount rates and terminal capitalization rates, generally over a

minimum term of 10 years; and

(i)  The direct capitalization method which calculates fair value by applying a capitalization rate to future cash flows based on stabilized net operating

income.

During the years ended December 31, 2020, December 31, 2019 and December 31, 2018, certain properties were valued by professional external
independent appraisers. When an external independent appraisal is obtained, PRP's internal valuation team assesses the significant assumptions
used in the independent appraisal and holds discussions with the external independent appraiser on the reasonableness of their assumptions. External
independent appraisals received throughout the year represent nil of the fair value of investment properties as at December 31, 2020 (year ended

December 31, 2019 - 12.5%; year ended December 31, 2018 - 9.8%).

PRP utilizes external industry sources to determine a range of capitalization, discount and terminal capitalization rates. To the extent that the ranges
of these externally provided rates change from one reporting period to the next, the fair value of the investment properties is increased or decreased

accordingly.

The following table highlights the significant assumptions used in determining the fair value of PRP’s investment properties:

Terminal

Discount Rates | Capitalization Rates

December 31, 2020 8.40% 7.66%
December 31, 2019 6.87% 6.11%
December 31, 2018 6.71% 5.99%

During the year ended 2020, in light of the COVID-19 pandemic, PRP updated its assumptions used in determining the fair value of investment
properties. The retail industry (mainly PRP’s enclosed shopping centres) has also experienced significant hardship with all non-essential stores being
closed for a significant period of time. PRP applied higher discount and capitalization rates as well as revised leasing assumptions to its retail properties

in enclosed shopping centres.
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3. Investment properties (continued):
Fair value sensitivity:
PRP’s investment properties are classified as level 3 under the fair value hierarchy, as the inputs in the valuations of these investment properties are

not based on observable market data. The following table provides a sensitivity analysis for the weighted average capitalization rate which is
representative of the discount rate and terminal capitalization rate applied as at December 31, 2020, 2019 and 2018:

Capitalization Rate

Sensitivity Fair Value of Fair Value
Increase (Decrease) Capitalization Rate Investment Properties Variance % Change
(0.75%) 6.76% $ 2,337,071 $ 233,396 11.09%
(0.50%) 7.01% $ 2,253,723 $ 150,048 7.13%
(0.25%) 7.26% $ 2,176,116 § 72441 3.44%
December 31, 2020 7.51% $ 2,103,675 $ - 0.00%
0.25% 7.76% $ 2,035,902 $ (67,773) (3.22%)
0.50% 8.01% $ 1,972,359 $ (131,316) (6.24%)
0.75% 8.26% $ 1,912,663 $ (191,012 (9.08%)

Capitalization Rate

Sensitivity Fair Value of Fair Value
Increase (Decrease) Capitalization Rate Investment Properties Variance % Change
(0.75%) 5.36% $ 3,087,214 $ 378,954 13.99%
(0.50%) 5.61% $ 2,949,638 $ 241378 8.91%
(0.25%) 5.86% $ 2,823,800 $ 115540 4.27%
December 31, 2019 6.11% $ 2,708,260 $ - 0.00%
0.25% 6.36% $ 2,601,803 $ (106,457) (3.93%)
0.50% 6.61% $ 2,503,399 $ (204,861) (7.56%)
0.75% 6.86% $ 2,412,167 $ (296,093 (10.93%)

Capitalization Rate

Sensitivity Fair Value of Fair Value
Increase (Decrease) Capitalization Rate Investment Properties Variance % Change
(0.75%) 5.23% $ 3,092,444 § 387,848 14.34%
(0.50%) 5.48% $ 2,951,366 $ 246,770 9.12%
(0.25%) 5.73% $ 2822598 $ 118,002 4.36%
December 31, 2018 5.98% $ 2,704,596 $ - 0.00%
0.25% 6.23% $ 2,596,065 $ (108,531) (4.01%)
0.50% 6.48% $ 2,495,908 $ (208,688) (7.72%)
0.75% 6.73% $ 2,403,192 $ (301,404) (11.14%)
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4. Other assets:

December 31 December 31 December 31

2020 2019 2018

Current:
Prepaid expenses and sundry assets § 5483 $ 9,047 $ 5732
Accounts receivable(!) - net of provision for expected credit loss of $12,945 (2019 - $602, 2018 - $426) 10,789 7,396 7,066
$ 16,272 $ 16,443 $ 12,798

(1) In determining the expected credit loss, PRP performed a tenant-by-tenant assessment considering the payment history and future expectations of default based on actual
and expected insolvency filings. The following is a summary of the changes in the provision for expected credit loss impacted by COVID-19:

December 31 December 31 December 31

2020 2019 2018
Opening balance, beginning of year $ 602 $ 426 $ 658
Bad debt expense(’ 36,193 437 87
Accounts receivable write-off(") (23,850) (261) (319
Closing balance, end of year $ 12,945 $ 602 $ 426

(1) Year ended December 31, 2020 includes $5,357 of rent abatements granted under the Canada Emergency Commercial Rent Assistance (CECRA) program.

5. Debt:

PRP’s debt consists of the following items:

December 31 December 31 December 31

Note 2020 2019 2018

Mortgages payable 5(a) $ 609,900 $ 631,612 $ 645,620
Line of credit 5(b) - 172,700 256,000
$ 609,900 $ 804,312 $ 901,620

(@) Mortgages payable:

As at December 31, 2020, the mortgages payable are secured by nine investment properties with an aggregate fair value of $1,154,400, bear
interest at fixed rates with a contractual weighted average rate of 3.89% per annum and mature between 2021 and 2030.

As at December 31, 2019, the mortgages payable are secured by nine investment properties with an aggregate fair value of $1,370,900, bear
interest at fixed rates with a contractual weighted average rate of 4.03% per annum and mature between 2020 and 2030.

As at December 31, 2018, the mortgages payable are secured by 10 investment properties with an aggregate fair value of $1,418,350, bear
interest at fixed rates with a contractual weighted average rate of 4.06% per annum and mature between 2019 and 2027.

Mortgages payable related to certain properties are held by separate legal entities, where the rent received from each property is first used to
satisfy the related debt obligations with any balance then available to satisfy the cash flow requirements of PRP.
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5. Debt (continued):

Future principal mortgage payments are as follows:

December 31
2020
Years ending December 31:
2021 $ 307,749
2022 137,433
2023 5,327
2024 41,223
2025 3,975
Thereafter 113,652
609,359
Financing costs and mark-to-market adjustment arising on acquisitions 541
$ 609,900
The following is a summary of the changes in mortgages payable:
December 31 December 31 December 31
2020 2019 2018
Opening balance, beginning of year $ 631,612 $ 645,620 $ 669,825
Principal repayments:
Scheduled amortization on mortgages (22,622) (22,194) (21,490)
Mortgage repayments (38,694) (47,892)
New mortgages 41,795 58,665 -
Effective interest rate accretion on mortgages (2,191) (2,587) (2,715)
Closing balance, end of year $ 609,900 $ 631,612 $ 645,620
(b) Line of credit:
PRP has the following line of credit:
Total Amount PRP Available
Maturity Date Facility Drawn  Guarantee®@ Balance
Revolving secured operating line of credit("):
December 31, 2020 December 31, 2021 $300,000 $ - § (222,250) $ 77,750
December 31,2019 December 31, 2021 $300,000 § (172,700)  $§ (120,900) $ 6,400
December 31, 2018 July 1, 2020 $300,000 $ (256,0000 $ (17,680) $ 26,320

() Secured by certain investment properties.
@ PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit (note 14(b)).

The line of credit can be drawn in either Canadian or U.S. dollars and bears interest at a rate approximating the prime rate of a Canadian chartered
bank.
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5. Debt (continued):

The following is a summary of the changes in the line of credit:

December 31, December 31, December 31,

2020 2019 2018

Opening balance, beginning of year $ 172,700 $ 256,000 $ 20,000
Net advances (repayments) (172,700) (83,300) 236,000
Closing balance, end of year $ - $ 172,700 $ 256,000

6. Exchangeable units:

Certain of PRP’s subsidiaries have in aggregate 1,447,994 (December 31, 2019 and 2018 - 1,881,168) exchangeable units outstanding which are
puttable instruments where, upon redemption, PRP has a contractual obligation to issue Units of the Parent (“Units”). In August 2020, 433,174
exchangeable units were exchanged for Units. As a subsidiary of PRP previously held 433,174 Units to mirror these exchangeable units, the number
of outstanding Units did not increase as a result of this exchange. Holders of all exchangeable units are entitled to receive the economic equivalence
of distributions on a per unit amount equal to a per Unit amount provided to holders of Units. These puttable instruments are classified as a liability
under IFRS and are measured at fair value through profit or loss. At the end of each reporting period, the fair value is determined by using the quoted
price of Units on the Toronto Stock Exchange (“TSX”) as the exchangeable units are exchangeable into Units at the option of the holder. The quoted
price as at December 31, 2020 was $13.29 (December 31, 2019 - $21.10; December 31, 2018 - $20.65) per Unit.

A summary of the carrying value of exchangeable units and the changes during the respective years are as follows:

December 31 December 31 December 31

2020 2019 2018

Carrying value, beginning of year $ 39,693 $ 38,846 $ 40,182
Exchanged for Units (4,228) -

(Gain) loss on fair value of exchangeable units (16,221) 847 (1,336)

Carrying value, end of year $ 19,244 $ 39,693 $ 38,846

PRP has entered into various exchange agreements that provide, among other things, the mechanics whereby exchangeable units may be exchanged

for Units.

7. Accounts payable and accrued liabilities:

December 31 December 31 December 31
2020 2019 2018
Current:

Due to related party(" $ 475,310 $ 275,101 $ 130,577
Other accounts payable and accrued liabilities 16,988 25,519 21,882
Debt interest payable 1,903 1,995 2,146
Prepaid rent 6,885 7,293 7,041

Non-current:
Security deposits 3,025 2,897 3,556
$ 504,111 $ 312,805 $ 165,202

(" PRP and the Parent have an unsecured intercompany balance. The loan incurred interest of $5,832 in 2019 and $5,117 in 2018 and was non-interest bearing in 2020. The
balance consists of funds advanced for operational activities and shared resources including key management personnel and common general and administration

expenses.
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8. Rentals from investment properties:

2020 2019 2018

Rental income $ 221,501 $ 221,724 $ 222,614
Revenue from services 48,377 52,618 52,893
Straight-lining of contractual rent 352 76 936
$ 270,230 § 274,418 $ 276,443

Operating leases:

PRP leases its investment properties under operating leases. The future minimum lease payments under non-cancellable leases are as follows:

2020 2019 2018
Less than 1 year $ 141,811 $ 151,017 $ 146,552
Between 1 and 5 years 412,897 432,560 408,153
More than 5 years 247,338 270,057 252,855
$ 802,046 $ 853,634 $ 807,560
9. Finance costs:

2020 2019 2018

Finance cost - operations
Contractual interest on mortgages payable $ 24,608 $ 25434 $ 26,156
Bank interest and charges on the line of credit 382 13,827 12,733
Effective interest rate accretion (2,191) (2,587) (2,715)
Exchangeable unit distributions 1,606 2,596 2,596
24,405 39,270 38,770
Capitalized interest(") (3,912) (5,349) (2,780)
20,493 33,921 35,990
Finance income (79) (97) (69)
Fair value adjustment on financial instruments (16,221) 847 (1,336)
$ 4,193 $ 34671 $ 34585

(1) The weighted average rate of borrowings for the capitalized interest is 3.60% (December 31, 2019 - 3.90%; December 31, 2018 - 3.91%).
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10. Supplemental cash flow information:

1.

The following is a summary of changes in other non-cash operating items:

2020 2019 2018
Accrued rents receivable $ (3,637) $  (13) $ (950)
Prepaid expenses and sundry assets 3,564 (3,315) 1,079
Accounts receivable (3,393) (330) (470)
Accounts payable and accrued liabilities 187,170 147,754 (251,048)

$ 183,704 § 143,996 $ (251,389)

The following amounts have been excluded from operating, investing and financing activities in the combined carve-out statements of cash flows:

Note 2020 2019 2018
Non-cash items:
Exchangeable units exchanged for Units 6 $ 4228 $ - $
Other items:
Change in accounts payable included in finance cost - operations 92 151 (121)
Capitalized interest on redevelopment 9 (3,912) (5,349) (2,780)

Capital risk management:

PRP’s primary objectives when managing capital are:

(a) to maximize net asset value through ongoing active management of PRP’s assets, acquisition of additional properties and the development
and construction of projects; and

(b)  toprovide owners with stable and growing cash distributions generated by the revenue it derives from a portfolio of income producing investment
properties.

PRP considers its capital to be:

December 31 December 31 December 31

2020 2019 2018

Debt $ 609,900 $ 804,312 $ 901,620
Exchangeable units 19,244 39,693 38,846
Net assets 1,001,700 1,675,903 1,619,755
$ 1,630,844 $ 2,419,908 $ 2,560,221

As long as PRP complies with its investment and debt restrictions set out in its Parent’s Declaration of Trust, it is free to determine the appropriate
level of capital in context with its cash flow requirements, overall business risks and potential business opportunities. As a result of this, PRP will
make adjustments to its capital based on its investment strategies and changes in economic conditions.

PRP’s level of indebtedness is subject to the limitations set out in its Parent’s Declaration of Trust. PRP is limited to a total indebtedness to total
assets ratio of 65%. As at December 31, 2020, this ratio was 28.6% (December 31, 2019 - 29.4%; December 31, 2018 - 33.1%). Management uses
this ratio as a key indicator in managing PRP’s capital.

In addition to the above key ratio, PRP’s debt has various covenants calculated as defined within these agreements. PRP monitors these covenants
and was in compliance as at December 31, 2020, December 31, 2019 and December 31, 2018.
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12,

Risk management:

(@)

Credit risk:

PRP is exposed to credit risk as an owner of investment properties in that tenants may become unable to pay the contracted rent. Management
mitigates this risk by carrying out appropriate credit checks and related due diligence on significant tenants.

In addition, management ensures that no tenant or related group of tenants individually account for more than 5% of the rentals from investment
properties of PRP.

The carrying amount of receivables represents the maximum credit exposure, therefore PRP’s exposure to credit risk on receivables is as
follows:

December 31 December 31 December 31

Note 2020 2019 2018

Accounts receivable 4 $ 10,789 $ 7,396 $ 7,066
$ 10,789 $ 7,396 $ 7,066

Liquidlity risk:

PRP is subject to liquidity risk whereby PRP may not be able to refinance or pay its debt obligations when they become due. Management took
precautionary measures to further bolster PRP’s liquidity as a result of the severity of the pandemic’s impact on economic conditions.

PRP manages liquidity risk by:

o  Ensuring an appropriate line of credit is available. As at December 31, 2020, the combined carve-out amount available under its line of
credit was $300,000 (December 31, 2019 - $127,300; December 31, 2018 - $44,000) (note 5(b));

e  Maintaining a large unencumbered asset pool. As at December 31, 2020, there were 14 unencumbered properties (December 31, 2019 -
14 unencumbered properties; December 31, 2018 - 13 unencumbered properties) with a fair value of $673,925 (December 31, 2019 -
$916,210; December 31, 2018 - $855,296); and

o  Structuring its financing so as to stagger the maturities of its debt, thereby minimizing exposure to liquidity risk in any one year (note 5).

Management monitors PRP’s liquidity risk through review of financial covenants contained in bank credit facility agreements, debt agreements
and compliance with PRP’s Declaration of Trust.

PRP’s obligations are as follows:

Note 2021 Thereafter Total

Debt® 5 $ 307,749 $ 301,610 $ 609,359
Accounts payable and accrued liabilities 7 501,086 3,025 504,111
$ 808,835 $ 304,635 $ 1,113,470

(" Amounts in the above table only include principal repayments.
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12,

Risk management (continued):

©

Market risk:

PRP is subject to interest rate risk. PRP’s objective is to manage and control market risk exposure within acceptable parameters, while
optimizing the return on risk.

Interest rate risk:

PRP is exposed to interest rate risk on its borrowings. It minimizes this risk by obtaining long-term fixed interest rate debt. At December 31,
2020, the percentage of fixed rate debt to total debt was 100.0% (December 31, 2019 - 78.5%; December 31, 2018 - 71.6%). Therefore, a
change in interest rates at the reporting date would not have a material impact on net income as the majority of PRP’s borrowings are through
fixed rate instruments.

As at December 31, 2020, the line of credit of nil is subject to variable interest rates (December 31, 2019 - $172,700; December 31, 2018 -
$256,000). An increase in interest rates of 100 basis points for the year ended December 31, 2020 would have decreased net income by
approximately nil (December 31, 2019 - $1,700; December 31, 2018 - $2,600). This analysis assumes that all other variables remain constant.

As at December 31, 2020, there were no mortgages payable subject to variable interest rates (December 31, 2019 - nil; December 31, 2018 -
nil).

Fair value measurement:
()  Financial assets and liabilities carried at amortized cost.

The fair values of PRP’s accounts receivable, cash and cash equivalents, accounts payable and accrued liabilities approximate their
carrying amounts due to the relatively short periods to maturity of these financial instruments.

The fair value of mortgages payable and the line of credit have been determined by discounting the cash flows of these financial obligations
using market rates for debt of similar terms and credit risks.

(i)  Fair value of assets and liabilities:

Assets and liabilities measured at fair value in the combined carve-out statements of financial position, or disclosed in the notes to the
financial statements, are categorized using a fair value hierarchy that reflects the significance of the inputs used in determining the fair
values:

e Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities;

e Level 2; inputs other than quoted prices included within level 1 that are observable for the asset or liability, either directly (i.e. as
prices) or indirectly (i.e. derived from prices); and

e Level 3: inputs for the asset or liability that are not based on observable market data (unobservable inputs).
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12. Risk management (continued):

Total Carrying
December 31, 2020 Note Level 1 Level 2 Level 3 fair value value
Assets measured at fair value
Investment properties 3 $ $ 2,103,675 $ 2,103,675 $ 2,103,675
Liabilities measured at fair value
Exchangeable units 6 (19,244) (19,244) (19,244)
Liabilities for which fair values are disclosed
Mortgages payable 5(@) (628,427) (628,427) (609,900)
(19,244) (628,427) (647,671) (629,144)
$ (19,244) $ (628,427) $ 2,103,675 $ 1,456,004 $ 1,474,531
Total Carrying
December 31, 2019 Note Level 1 Level 2 Level 3 fair value value
Assets measured at fair value
Investment properties 3 $ $ 2,708,260 $ 2,708,260 $ 2,708,260
Liabilities measured at fair value
Exchangeable units 6 (39,693) (39,693) (39,693)
Liabilities for which fair values are disclosed
Mortgages payable 5(a) (639,741) (639,741) (631,612)
Line of credit 5(b) (173,145) (173,145) (172,700)
(39,693) (812,886) (852,579) (844,005)
$ (39,693) $ (812,886) $ 2,708,260 $ 1,855,681 $ 1,864,255
Total Carrying
December 31, 2018 Note Level 1 Level 2 Level 3 fair value value
Assets measured at fair value
Investment properties 3 $ $ 2,704,596 $ 2,704,596 $ 2,704,596
Liabilities measured at fair value
Exchangeable units 6 (38,846) (38,846) (38,846)
Liabilities for which fair values are disclosed
Mortgages payable 5(a) (653,477) (653,477) (645,620)
Line of credit 5(b) (256,715) (256,715) (256,000)
(38,846) (910,192) (949,038) (940,466)
$ (38,846) $ (910,192) § 2,704,596 $ 1,755,558 $ 1,764,130
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13. Compensation of key management personnel:

Key management personnel are those individuals who have the authority and responsibility for planning, directing and controlling PRP’s activities,
directly or indirectly.

2020 2019 2018

Salaries and short-term employee benefits $ 5639 $ 6,015 $ 5,544
Unit-based compensation (10,134) 6,912 1,720
$ (4,495 $ 12,927 $ 7,264

14. Commitments and contingencies:

(@)

(b)

In the normal course of operations, PRP has issued letters of credit in connection with developments, financings, operations and acquisitions. As
at December 31, 2020, PRP has outstanding letters of credit totalling $1,085 (December 31, 2019 - $1,055; December 31, 2018 - $1,792).

PRP provides guarantees on behalf of third parties, including co-owners. As at December 31, 2020, PRP issued guarantees amounting to
$112,972 (December 31, 2019 - $114,756; December 31, 2018 - $126,713), which expire between 2021 and 2027 (December 31, 2019 - expire
between 2021 and 2027; December 31, 2018 - expire between 2019 and 2027) relating to the co-owner’s share of mortgage liability.

PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit.
As at December 31, 2020, PRP issued guarantees amounting to U.S. $175,000 (December 31, 2019 - U.S. $93,000; December 31, 2018 - U.S.
$13,000). The Canadian equivalent of these amounts is $222,250 (December 31, 2019 - $120,900; December 31, 2018 - $17,680).

PRP had previously guaranteed certain debt assumed by purchasers in connection with past dispositions of properties. At December 31, 2020,
the estimated amount of debt subject to such guarantees, and therefore the maximum exposure to credit risk, is nil (December 31, 2019 - $41,259;
December 31, 2018 - $43,963). There were no defaults by the primary obligor for debts on which PRP had provided its guarantees, and as a
result, no contingent loss on these guarantees had been recognized in these combined carve-out financial statements.

Credit risks arise in the event that these parties default on repayment of their debt since they are guaranteed by PRP. These credit risks are
mitigated as PRP has recourse under these guarantees in the event of a default by the borrowers, in which case PRP’s claim would be against
the underlying real estate investments.

PRP is obligated, under certain contract terms, to construct and develop investment properties.
PRP is involved in litigation and claims in relation to the investment properties that arise from time to time in the normal course of business. In

the opinion of management, any liability that may arise from such contingencies would not have a material adverse effect on the combined carve-
out financial statements.



PRIMARIS RETAIL PROPERTIES

Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

Years ended December 31, 2020, 2019 and 2018

15. Subsequent events:

(a)

(b)

Subsequent to December 31, 2020, PRP repaid three mortgages for an aggregate amount of $292,959, with a weighted average interest rate of
4.17%.

Subsequent to December 31, 2020, PRP secured three new mortgages for an aggregate amount of $283,854, with a weighted average interest
rate of 2.21%.

A Management Information Circular will be issued to unitholders of the Parent to approve a Plan of Arrangement (the “Arrangement”) whereby
the net assets of PRP will be transferred to a newly created unincorporated open-ended trust called Primaris Real Estate Investment Trust. Each
existing Parent unitholder will receive one unit of Primaris Real Estate Investment Trust, for every one Parent unit held, subject to any consolidation
or split of Primaris Real Estate Investment Trust units pursuant to the Arrangement.

In connection with the Arrangement, the Parent will apply to the Court of Queen's Bench of Alberta for an interim order confirming, among other
things, the calling and holding of a meeting (the “Meeting”) of the Parent's unitholders to be held in December 2021 to approve the Arrangement.
In addition, the Parent has (i) applied to the Canada Revenue Agency for an advance income tax ruling confirming certain Canadian federal
income tax consequences of the Arrangement, and (ii) applied for conditional approval from the TSX for the listing and posting for trading of the
Primaris Real Estate Investment Trust units. Listing will be subject to the TSX's customary listing approval requirements. The Arrangement is
subject to, among other things, the approval of the Parent's unitholders by way of the affirmative vote of at least two-thirds of the votes cast by
the Parent's unitholders present in person or by proxy at the Meeting.



SCHEDULE G

COMBINED CARVE-OUT FINANCIAL STATEMENTS - HOOPP PROPERTIES



Unaudited Condensed Combined Carve-out Interim Financial Statements of

HOOPP INVESTMENTS

For the three and six months ended June 30, 2021 and 2020



HOOPP INVESTMENTS

Unaudited Condensed Combined Carve-Out Interim Statements of Financial Position
(In thousands of Canadian dollars)

June 30 December 31

Note 2021 2020
Assets
Investment properties 3 S 765,400 S 818,200
765,400 818,200
Other assets 4 17,557 17,835
Cash 8,303 9,384
S 791,260 S 845,419
Liabilities:
Debt 5 S 140,506 $ 140,506
Accounts payable and accrued liabilities 6 27,375 29,908
167,881 170,414
Net assets 623,379 675,005
Subsequent event 11

S 791,260 S 845,419

See accompanying notes to the unaudited condensed combined carve-out financial statements.



HOOPP INVESTMENTS

Unaudited Condensed Combined Carve-Out Interim Statements of Net Loss
(In thousands of Canadian dollars)

Three and Six months ended June 30, 2021 and 2020

Three months ended

Six months ended

June 30 June 30

Note 2021 2020 2021 2020

Property operating income:
Rentals from investment properties 7 S 23,831 S 25,076 S 48,704 S 56,199
Property operating costs (16,357) (16,691) (30,934) (35,464)
7,474 8,385 17,770 20,735
Finance cost - operations 8 (1,519) (1,519) (3,038) (3,038)
Finance income 8 6 8 12 36
Fair value adjustment on investment properties 3 (56,085) (175,433) (58,493) (178,999)
Net loss 3 (50,124) $ (168,559) S  (43,749) S (161,266)

See accompanying notes to the unaudited condensed combined carve-out financial statements.



HOOPP INVESTMENTS

Unaudited Condensed Combined Carve-Out Interim Statements of Changes in Net Assets
(In thousands of Canadian dollars)

Six months ended June 30, 2021 and 2020

Accumulated Accumulated Accumulated

NET ASSETS contributions net income distributions Total
Net assets, January 1, 2020 1,108,660 (98,760) (93,135) 916,765
Contributions 2,534 - - 2,534
Net loss - (161,266) - (161,266)
Net assets, June 30, 2020 1,111,194 (260,026) (93,135) 758,033
Contributions - - - -

Net loss 16,356 (79,910) - (63,554)
Disitributions - - (19,474) (19,474)
Net assets, December 31, 2020 1,127,550 (339,936) (1212,609) 675,005
Contributions 2,244 - - 2,244
Net loss - (43,749) - (43,749)
Disitributions - - (10,121) (10,121)
Net assets, June 30, 2021 1,129,794 (383,685) (122,730) 623,379

See accompanying notes to the unaudited condensed combined carve-out financial statements.



HOOPP INVESTMENTS

Unaudited Condensed Combined Carve-Out Interim Statements of Cash
Flows (In thousands of Canadian dollars)

Six months ended June 30, 2021 and 2020

Six months ended June 30

Note 2021 2020
Cash provided by (used in)
Operations:
Net loss and comprehensive loss (43,749) (161,266)
Finance cost - operations 8 3,038 3,038
Interest paid (3,038) (3,038)
Items not affecting cash:
Fair value adjustment on real estate assets 3 58,493 178,999
Amortization of tenant allowances 3 302 1,657
Change in other non-cash operating items 9 (2,255) (9,641)
12,791 9,749
Investing:
Investment properties:
Capital expenditures 3 (3,147) (5,463)
Leasing expenses and tenant inducements 3 (2,848) (2,793)
(5,995) (8,256)
Financing:
Distributions (10,121) -
Contributions 2,244 2,534
(7,877) 2,534
Increase (decrease) in cash (1,081) 4,027
Cash, beginning of year 9,384 7,589
Cash, end of year 8,303 11,616

See accompanying notes to the unaudited condensed combined carve-out financial statements.



HOOPP INVESTMENTS

Notes to the Unaudited Condensed Combined Carve-Out Interim Financial Statements
(In thousands of Canadian dollars)

For the three and six months ended June 30, 2021 and 2020

HOOPP Investments’ (the “Entity”) primary business is to invest in properties across Canada as an investment vehicle of
the Healthcare of Ontario Pension Plan (“HOOPP”) (formerly Hospitals of Ontario Pension Plan), the Entity’s sole owner.
The principal office and centre of administration of the Entity is located at 1 York Street, Suite 1900, Toronto, Ontario M5)J
0B6.

Countries around the world have been affected by the COVID-19 virus, which was declared a pandemic by The World
Health Organization on March 11, 2020. The outbreak of COVID-19 has resulted in the federal and provincial governments
enacting emergency measures to combat the spread of the virus. These measures, which include the implementation of
travel bans, self-imposed quarantine periods and social distancing, have caused material disruption to businesses globally
resulting in an economic slowdown. The governments have reacted with significant monetary and fiscal interventions
designed to stabilize economic conditions.

The duration and full impact of the COVID-19 pandemic on the Entity is unknown at this time, as is the efficacy of the
government’s interventions. The extent of the effect of COVID-19 on the Entity’s operational and financial performance
will depend on numerous factors including the duration, spread, time frame and effectiveness of vaccination roll-out, all
of which are uncertain and difficult to predict. As a result, it is not currently possible to ascertain the long-term impact of
COVID-19 on the Entity’s business and operations. Certain aspects of the Entity’s business and operations that have been
and will continue to be impacted include rental income, occupancy, tenant inducements and future demand for space. In
the preparation of the unaudited condensed combined carve-out interim financial statements, the Entity has incorporated
the impact of COVID-19 into its estimates and assumptions that affect the carrying amounts of its assets. The Entity has
updated its future cash flows assumptions and its terminal capitalization rates and discount rates applied to these cash
flows as well as updated its assumptions around the valuation of its accounts receivable.

1. Basis of preparation:
(a) Statement of compliance

These unaudited condensed combined carve-out interim financial statements have been prepared in accordance
with International Accounting Standard (“IAS”) 34, Interim Financial Reporting. Accordingly, certain information
and note disclosures normally included in annual financial statements prepared in accordance with International
Financial Reporting Standards (“IFRS”) have been omitted or condensed. The December 31, 2020 comparative
financial information has been derived from the December 31, 2020 audited annual combined carve-out financial
statements of the Entity.

The unaudited condensed combined carve-out interim financial statements were approved by the board of
directors (the “Board”) of HOOPP Realty Inc., Lansdowne Mall Inc., and Lansdowne Industrial Inc. on November 5,
2021.

(b) Functional currency and presentation
These unaudited condensed combined carve-out interim financial statements are presented in Canadian dollars,

which is the Entity’s functional currency. All financial information has been rounded to the nearest thousand
Canadian dollar.



HOOPP INVESTMENTS

Notes to the Unaudited Condensed Combined Carve-Out Interim Financial Statements
(In thousands of Canadian dollars)

For the three and six months ended June 30, 2021 and 2020

The Entity presents its unaudited condensed combined carve-out interim statements of financial position based
on the liquidity method, where all assets and liabilities are presented in ascending order of liquidity.

(c) Basis of measurement

The unaudited condensed combined carve-out interim financial statements have been prepared on the historical
cost basis except for investment properties, which have been measured at fair value.

Significant accounting policies:

The accounting policies applied by the Entity in these unaudited condensed combined carve-out interim financial
statements are the same as those applied in the combined carve-out financial statements as at and for the year ended
December 31, 2020.

Investment properties:

June 30,2021 December31, 2020

Openingbalance, beginning of period S 818,200 $ 1,060,200
Operating capital:
Capital expenditures 3,147 18,658
Leasingexpenses and tenantinducements 2,848 8,300
Amortization oftenant allowances (302) (3,228)
Fairvalue adjustment on investment properties (58,493) (265,730)
Closing balance, end of period S 765,400 S 818,200

Fair value disclosure:

The estimated fair values of the Entity’s investment properties are based on the use of the discounted cash flow
method. The discounted cash flow analysis is based upon, among other things, future cash inflows in respect of rental
income from current leases and assumptions about rental income from future leases reflecting market conditions at
the reporting period, less future cash outflows in respect of such leases and capital expenditures for the property
utilizing appropriate discount rates and terminal capitalization rates, generally over a minimum term of 10 years.

During the period ended June 30, 2021, all properties were valued by professional external independent appraisers.
The Entity’s internal valuation team assesses the significant assumptions used in the independent appraisal and holds
discussions with the external independent appraiser on the reasonableness of their assumptions.

The Entity utilizes external industry sources to determine a range of discount and terminal capitalization rates. To the
extent that the ranges of these externally provided rates change from one reporting period to the next, the fair value
of the investment properties is increased or decreased accordingly.



HOOPP INVESTMENTS

Notes to the Unaudited Condensed Combined Carve-Out Interim Financial Statements
(In thousands of Canadian dollars)

For the three and six months ended June 30, 2021 and 2020

The following table highlights the significant assumptions used in determining the fair values of the Entity’s investment

properties:

Internal Rate of Return * Terminal Capitalization Rate *
June 30, 2021 7.81% 6.73%
December 31, 2020 7.65% 6.49%

* Weighted based on income-producing property fair value.

The Entity reviewed the assumptions used in determining the fair value of investment properties as at June 30, 2021.
The retail portfolio continued to be impacted by the COVID-19 pandemic during the six months ended June 30, 2021.

Fair value sensitivity:

The Entity’s investment properties are classified as level 3 under the fair value hierarchy, as the inputs in the valuations
of these investment properties are not based on observable market data. The following table provides a sensitivity
analysis for the internal rate of return (“IRR”) and terminal capitalization rate (“TCR”) applied as at June 30, 2021 and

December 31, 2020:

IRR Sensitivity

Fair Value of Investment

Increase (Decrease) IRR Properties Fair Value Variance % Change
(0.25%) 7.56% $780,400 $15,000 1.96%
June 30, 2021 7.81% $765,400 $0 0.00%
0.25% 8.06% $751,405 ($13,995) -1.83%
TCR Sensitivity
Increase (Decrease)
(0.25%) 6.48% $783,134 $17,734 2.32%
June 30, 2021 6.73% $765,400 $0 0.00%
0.25% 6.98% $749,589 ($15,811) -2.07%
IRR Sensitivity Fair Value of Investment
Increase (Decrease) IRR Properties Fair Value Variance % Change
(0.25%) 7.40% $835,024 $16,824 2.06%
December 31, 2020 7.65% $818,200 $0 0.00%
0.25% 7.90% $801,840 ($16,360) -2.00%
TCR Sensitivity Fair Value of Investment
Increase (Decrease) TCR Properties Fair Value Variance % Change
(0.25%) 6.24% $838,381 $20,181 2.47%
December 31, 2020 6.49% $818,200 $0 0.00%
0.25% 6.74% $799,279 ($18,921) -2.31%




HOOPP INVESTMENTS

Notes to the Unaudited Condensed Combined Carve-Out Interim Financial Statements

(In thousands of Canadian dollars)
For the three and six months ended June 30, 2021 and 2020

4. Other assets:

June 30,2021 December31,2020

Current:
Prepaid expenses and sundry assets S 9,676 S 10,051
Accounts receivable™- net provision for expected credit loss of
$9,592 (2020-511,808) 7,881 7,784
S 17,557 S 17,835

(1) In determining the expected credit loss, the Entity performed a tenant-by-tenant assessment considering the payment history and future expectations of
default based on actual and expected insolvency filings. The following is a summary of the changes in the provision for expected credit loss:
December31,

June 30,2021 2020

Openingbalance, beginning of period S 11,808 $ 5,202
Bad debt expense (1,349) 9,022
Accounts receivable write-off (867) (2,416)

$ 9,592 $ 11,808

5. Debt:
June 30,2021 December31,2020
Mortgage payableis repayable ininterest only payments and
due on November 1,2023. The loan bears interestat 4.34% perannum S 140,000 S 140,000
Accrued interest 506 506
S 140,506 $ 140,506

The mortgage payable is secured by one investment property with a fair value of $179,000 as of June 31, 2021 and

$214,000 as of December 31, 2020.

6. Accounts payable and accrued liabilities:
June 30, 2021 December 31, 2020

Current:
Other accounts payable and accrued liabilities S 24,030 S 26,801
Prepaid rent 2,872 2,679
Non Current:
Security deposits 473 428
S 27,375 S 29,908




HOOPP INVESTMENTS
Notes to the Unaudited Condensed Combined Carve-Out Interim Financial Statements

(In thousands of Canadian dollars)
For the three and six months ended June 30, 2021 and 2020

7. Rentals from investment properties:

Three months ended June 30 Six months ended June 30
2021 2020 2021 2020
Rental income S 16,913 S 15,986 $ 32,882 S 35,463
Revenue from services 6,918 9,090 15,581 20,736
Lease termination and close-out fee - - 241 -
S 23,831 S 25,076 S 48,704 S 56,199

8. Finance costs:

Three months ended June 30 Six months ended June 30

2021 2020 2021 2020

Finance cost -operations
Contractual interest on mortgage payable S 1,519 S 1,519 S 3,038 § 3,038
1,519 1,519 3,038 3,038
Finance income 6 8 12 36
S 1,525 $ 1,527 $ 3,050 $ 3,074

9. Supplemental cash flow information:

The following is a summary of changes in other non-cash operating items:

Six months ended
June 30

2021 2020

$ 375 $ 4,166
(97) (15,846)
(2,533) 2,039

$ (2,255) $(9,641)

Prepaid expenses and sundry assets
Accounts receivable

Accounts payable and accrued liabilities

10. Fair value measurement:
(a) Financial assets and liabilities carried at amortized cost:

The fair values of the Entity’s other assets, cash, and accounts payable and accrued liabilities approximate their
carrying amounts due to the relatively short periods to maturity of these financial instruments.

The fair value of debt has been determined by discounting the cash flows of these financial obligations using
market rates for debt comprising similar terms and credit risks.



HOOPP INVESTMENTS

Notes to the Unaudited Condensed Combined Carve-Out Interim Financial Statements
(In thousands of Canadian dollars)

For the three and six months ended June 30, 2021 and 2020

(b) Fair value of assets and liabilities:

Assets and liabilities measured at fair value in the unaudited condensed combined carve-out interim statements
of financial position, or disclosed in the notes to the financial statements, are categorized using a fair value
hierarchy that reflects the significance of the inputs used in determining the fair values:

Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities;

Level 2: inputs other than quoted prices included within level 1 that are observable for the asset or
liability, either directly (i.e. as prices) or indirectly (i.e. derived from prices); and

Level 3: inputs for the asset or liability that are not based on observable market data (unobservable
inputs).

June 30, 2021 Note Level 1 Level 2 Level 3 Total fair value Carrying value

Assets measured at fair value

Investment properties 3 - - S 765,400 S 765,400 S 765,400
- - 765,400 765,400 765,400

Liabilities for which fair values are disclosed

Debt 5 - 140,506 - 140,506 140,506
- 140,506 - 140,506 140,506
- 140,506 $ 765,400 S 905,906 905,906

December 31,2020 Note Level 1 Level 2 Level 3 Total fair value Carrying value

Assets measured at fair value

Investment properties 3 - - S 818,200 S 818,200 818,200
- - 818,200 818,200 818,200

Liabilities for which fair values are disclosed

Debt 5 - 140,506 - 140,506 140,506
- 140,506 - 140,506 140,506
- 140,506 $ 818,200 S 958,706 S 958,706




HOOPP INVESTMENTS

Notes to the Unaudited Condensed Combined Carve-Out Interim Financial Statements
(In thousands of Canadian dollars)

For the three and six months ended June 30, 2021 and 2020

11. Subsequent event:

On October 26,2021, HOOPP entered into a purchase and sale agreement with H&R Real Estate Investment Trust (the
“REIT”) pursuant to which the net assets of the Entity will be sold to Primaris Real Estate Investment Trust (“Primaris”),
a newly created unincorporated open-ended trust. The consideration payable in respect of the Entity, in the aggregate
amount of approximately $800.8 million, will be satisfied by way of the issuance to HOOPP of (i) approximately $600.6
million of trust units of Primaris and (ii) an approximately $200.2 million demand promissory note. The purchase and
sale is subject to certain representations including, among other things, the approval of the REIT’s Plan of Arrangement
by the Court of Queen’s Bench of Alberta and the REIT’s unitholders.
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INDEPENDENT AUDITORS’ REPORT

To the Board of Directors of HOOP Realty Inc., Lansdowne Mall Inc., and Lansdowne
Industrial Inc.

Opinion
We have audited the combined carve-out financial statements of HOOPP Investments (“the
Entity”), which comprise:

e the combined carve-out statements of financial position as at December 31, 2018, 2019,
and 2020

e the combined carve-out statements of net loss for the years ended December 31, 2018,
2019, and 2020;

e the combined carve-out statements of changes in net assets for the years ended
December 31, 2018, 2019, and 2020;

e the combined carve-out statements of cash flows for the years ended December 31,
2018, 2019, and 2020; and

e notes to the combined carve-out financial statements, including a summary of significant
accounting policies.

(hereinafter referred to as the “financial statements”).

In our opinion, the accompanying financial statements present fairly, in all material respects,
the combined carve-out financial position of the Entity as at December 31, 2018, 2019, and
2020, and its combined carve-out financial performance and its combined carve-out cash
flows for the years then ended in accordance with International Financial Reporting
Standards (“IFRS”).

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 “Auditors’
Responsibilities for the Audit of the Financial Statements” section of our auditors’
report.

© 2021 KPMG LLP, an Ontario limited liability partnership and a member firm of the KPMG global organization of independent member firms
affiliated with KPMG International Limited, a private English company limited by guarantee. All rights reserved.
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HOOPP Investments
November 5, 2021

We are independent of the Entity in accordance with the ethical requirements that are
relevant to our audit of the financial statements in Canada and we have fulfilled our other
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.

Emphasis of Matter

We draw your attention to the preamble to the notes of the financial statements and Note 1
in the financial statements which describes the basis of preparation used in these financial
statements.

Our opinion is not modified in respect of this matter.
Other Information
Management is responsible for the other information. Other information comprises:

e the information other than the financial statements and the auditors’ report thereon,
included in the Management’s Discussion and Analysis.

Our opinion on the financial statements does not cover the other information and we do not
and will not express any form of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the other
information identified above and, in doing so, consider whether the other information is
materially inconsistent with the financial statements or our knowledge obtained in the audit
and remain alert for indications that the other information appears to be materially misstated.

We obtained the information, other than the financial statements and the auditors’ report
thereon, included in the Management’s Discussion and Analysis document as at the date of
this auditors’ report.

If, based on the work we have performed on this other information, we conclude that there
is a material misstatement of this other information, we are required to report that fact in the
auditors’ report.

We have nothing to report in this regard.

Responsibilities of Management and Those Charged with Governance
for the Financial Statements

Management is responsible for the preparation and fair presentation of the financial
statements in accordance with International Financial Reporting Standards (IFRS), 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 financial statements, management is responsible for assessing the Entity’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 Entity or to cease operations, or has no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Entity’s financial
reporting process.
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Auditors’ Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements
as a whole are free from material misstatement, whether due to fraud or error, and to issue
an auditors’ 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 the 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:

e Identify and assess the risks of material misstatement of the 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.

e 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 Entity’s internal control.

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

e 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 Entity’s ability
to continue as a going concern. If we conclude that a material uncertainty exists, we are
required to draw attention in our auditors’ report to the related disclosures in the 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 auditors’
report. However, future events or conditions may cause the Entity’s to cease to continue
as a going concern.

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

e Communicate with those charged with governance regarding, among other matters, the
planned scope and timing of the audit and significant audit findings, including any
significant deficiencies in internal control that we identify during our audit.
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e Obtain sufficient appropriate audit evidence regarding the financial information of the
entities or business activities within the group Entity’s to express an opinion on the
financial statements. We are responsible for the direction, supervision and performance
of the group audit. We remain solely responsible for our auditopinion.

Kins 42
Ll

Chartered Professional Accountants, Licensed Public Accountants

Toronto, Canada
November 5, 2021
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HOOPP INVESTMENTS

Combined Carve-Out Statements of Financial Position

(In thousands of Canadian dollars)

December 31 December 31 December 31

Note 2020 2019 2018
Assets
Investment properties 3 S 818,200 S 1,060,200 1,155,200
818,200 1,060,200 1,155,200
Other assets 4 17,835 10,593 3,320
Cash 9,384 7,590 6,980
S 845,419 S 1,078,383 1,165,500
Liabilities:
Debt 55S 140,506 $ 140,506 140,506
Accounts payable and accrued liabilities 6 29,908 21,112 16,522
170,414 161,618 157,028
Net assets 675,005 916,765 1,008,472
Subsequent event 12
S 845,419 S 1,078,383 1,165,500

See accompanying notes to the combined carve-out financial statements.



HOOPP INVESTMENTS

Combined Carve-Out Statements of Net Loss

(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

Note 2020 2019 2018

Property operating income:
Rentals from investment properties 7 S 106,361 S 127,199 S 127,809
Property operating costs (75,781) (75,606) (73,186)
30,580 51,593 54,623
Finance cost - operations 8 (6,076) (6,076) (4,603)
Finance income 8 50 129 192
Fair value adjustment on investment properties 3 (265,730) (109,224) (148,857)
Net loss S (241,176) S (63,578) S (98,645)

See accompanying notes to the combined carve-out financial statements.



HOOPP INVESTMENTS

Combined Carve-Out Statements of Changes in Net Assets

(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

Accumulated Accumulated

Accumulated

NET ASSETS contributions net income distributions Total
Net assets, January 1, 2018 1,065,152 63,463 (24,970) 1,103,645
Contributions 42,219 - - 42,219
Net loss - (98,645) - (98,645)
Disitributions - - (38,747) (38,747)
Net assets, December 31, 2018 1,107,371 (35,182) (63,717) 1,008,472
Contributions 1,289 - - 1,289
Net loss - (63,578) - (63,578)
Disitributions - - (29,418) (29,418)
Net assets, December 31, 2019 1,108,660 (98,760) (93,135) 916,765
Contributions 18,890 - - 18,890
Net loss - (241,176) - (241,176)
Disitributions - - (19,474) (19,474)
Net assets, December 31, 2020 1,127,550 (339,936) (1212,609) 675,005

See accompanying notes to the combined carve-out financial statements.



HOOPP INVESTMENTS

Combined Carve-Out Statements of Cash Flows
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

Note 2020 2019 2018
Cash provided by (used in)
Operations:
Net loss and comprehensive loss (241,176) (63,578) (98,645)
Finance cost - operations 8 6,076 6,076 4,603
Interest paid (6,076) (6,076) (6,076)
Items not affecting cash:
Fair value adjustment on real estate assets 3 265,730 109,224 148,857
Amortization of tenant allowances 3 3,228 2,844 1,477
Change in other non-cash operating items 9 1,554 (2,683) 927
29,336 45,807 51,143
Investing:
Investment properties:
Capital expenditures 3 (18,658) (2,700) (51,828)
Leasing expenses and tenant inducements 3 (8,300) (14,368) (3,966)
(26,958) (17,068) (55,794)
Financing:
Distributions (19,474) (29,418) (38,747)
Contributions 18,890 1,289 42,219
(584) (28,129) 3,472
Increase (decrease) in cash 1,794 610 (1,179)
Cash, beginning of year 7,590 6,980 8,159
Cash, end of year 9,384 7,590 6,980

See accompanying notes to the combined carve-out financial statements.



HOOPP INVESTMENTS

Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

HOOPP Investments’ (the “Entity”) primary business is to invest in properties across Canada as an investment vehicle of
the Healthcare of Ontario Pension Plan (“HOOPP”) (formerly Hospitals of Ontario Pension Plan), the Entity’s sole owner.
The principal office and centre of administration of the Entity is located at 1 York Street, Suite 1900, Toronto, Ontario M5)
0B6.

The combined carve-out financial statements have been prepared on a “carve-out basis” from the HOOPP subsidiaries
financial information for the purpose of presenting the financial position, results of operations and cash flows of the real
estate assets contemplated for sale on a stand-alone basis.

Countries around the world have been affected by the COVID-19 virus, which was declared a pandemic by The World
Health Organization on March 11, 2020. The outbreak of COVID-19 has resulted in the federal and provincial governments
enacting emergency measures to combat the spread of the virus. These measures, which include the implementation of
travel bans, self-imposed quarantine periods and social distancing, have caused material disruption to businesses globally
resulting in an economic slowdown. The governments have reacted with significant monetary and fiscal interventions
designed to stabilize economic conditions.

The duration and full impact of the COVID-19 pandemic on the Entity is unknown at this time, as is the efficacy of the
government’s interventions. The extent of the effect of COVID-19 on the Entity’s operational and financial performance
will depend on numerous factors including the duration, spread, time frame and effectiveness of vaccination roll-out, all
of which are uncertain and difficult to predict. As a result, it is not currently possible to ascertain the long-term impact of
COVID-19 on the Entity’s business and operations. Certain aspects of the Entity’s business and operations that have been
and will continue to be impacted include rental income, occupancy, tenant inducements and future demand for space. In
the preparation of the combined carve-out financial statements, the Entity has incorporated the impact of COVID-19 into
its estimates and assumptions that affect the carrying amounts of its assets. The Entity has updated its future cash flows
assumptions and its terminal capitalization rates and discount rates applied to these cash flows as well as updated its
assumptions around the valuation of its accounts receivable.

1. Basis of preparation:
(a) Statement of compliance

These combined carve-out financial statements have been prepared in accordance with IFRS as published by the
International Accounting Standards Board and using accounting policies described herein.

The combined carve-out financial statements were approved by the board of directors (the “Board”) of HOOPP
Realty Inc., Lansdowne Mall Inc., and Lansdowne Industrial Inc. on November 5, 2021.

(b) Functional currency and presentation

These combined carve-out financial statements are presented in Canadian dollars, which is the Entity’s functional
currency. All financial information has been rounded to the nearest thousand Canadian dollar.

The Entity presents its combined carve-out statements of financial position based on the liquidity method, where
all assets and liabilities are presented in ascending order of liquidity.
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Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

(c) Basis of measurement

(d)

The combined carve-out financial statements have been prepared on the historical cost basis except for

investment properties, which have been measured at fair value.

Use of estimates and judgements

The preparation of these combined carve-out financial statements requires management to make judgements,

estimates and assumptions that affect the application of accounting policies, the reported amounts of assets,

liabilities, income and expenses and disclosure of contingent assets and liabilities at the date of the financial

statements. Actual results may differ from these estimates.

(i)

(ii)

Use of estimates

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting
estimates are recognized in the period in which the estimates are revised and in any future periods
affected. Information about assumptions and estimation uncertainties that have a significant risk of
resulting in a material adjustment within the next financial year are included in the fair value of investment

properties (note 3).

Use of judgements
The critical judgements made in applying accounting policies that have the most significant effect on the

amounts recognized in these combined carve-out financial statements are as follows:

Valuations of investment properties

Investment properties are carried on the combined carve-out statements of financial position at fair
value, as determined by external independent appraisers. The valuations are based on a number of
methods and significant assumptions, such as terminal capitalization rates, discount rates and
estimates of future cash flows. Valuation of investment properties is one of the principal estimates
and uncertainties of these combined carve-out financial statements. Refer to note 3 for further
information on estimates and significant assumptions made in the determination of the fair value of
investment properties. Judgement is applied in determining whether certain costs are additions to
the carrying value of the investment properties.

Leases
The Entity makes judgements in determining whether certain leases, in particular those tenant leases
with long contractual terms where the Entity is the lessor, are operating or finance leases. The Entity

has determined that all of its leases, where the Entity is the lessor, are operating leases.
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Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

e Business combinations

Accounting for business combinations under IFRS 3, Business Combinations (“IFRS 3”) is only
applicable if it is determined that a business has been acquired. Under IFRS 3, a business is defined as
anintegrated set of activities and assets conducted and managed for the purpose of providing a return
to investors or lower costs or other economic benefits directly and proportionately to the Entity. A
business generally consists of inputs, processes applied to those inputs, and resulting outputs that
are, or will be, used to generate revenues. In the absence of such criteria, a group of assets is deemed
to have been acquired. If goodwill is present in a transferred set of activities and assets, the
transferred set is presumed to be a business. Judgement is used by management in determining
whether the acquisition of an individual property, or group of properties, qualifies as a business
combination in accordance with IFRS 3 or as an asset acquisition.

e Combined carve-out financial statements

There are significant judgements required when preparing the combined carve-out financial
statements. The inherent nature of the combined carve-out financial statements requires judgement
in the separation of amounts from HOOPP. There are a number of shared amounts that require
judgement to separate for the purposes of the combined carve-out financial statements which
historically have not always been presented or tracked separately.

2. Significant accounting policies:

The accounting policies set out below have been applied consistently for all periods presented in these combined
carve-out financial statements.

(a) Investment properties:

The Entity’s investment properties are held to earn rental income or for capital appreciation, or both, but not for
sale in the ordinary course of business. As such, investment properties are measured at fair value, under IAS 40,
Investment Property (“IAS 40”) using valuations prepared by external independent appraisers.

The Entity performs an assessment of each investment property acquired to determine whether the acquisition
is to be accounted for as an asset acquisition or a business combination. A transaction is considered to be a
business combination if the acquired property meets the definition of a business under IFRS 3, as set out in note
1(d)(ii). The Entity expenses transaction costs on business combinations and capitalizes transaction costs on asset
acquisitions.

Upon acquisition, investment properties are initially recorded at cost, comprising its purchase price and any
directly attributable expenditures. Subsequent to initial recognition, the Entity uses the fair value model to
account for investment properties. Under the fair value model, investment properties are recorded at fair value,
determined based on available market evidence at each reporting date. The related gain or loss in fair value is
recognized in net income in the year in which it arises.
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Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

(d)

(e)

Subsequent capital expenditures are capitalized to investment properties only when it is probable that future
economic benefits of the expenditure will flow to the Entity and the cost can be measured reliably. All other repairs
and maintenance costs are expensed when incurred. Leasing costs, such as commissions incurred in negotiating
tenant leases, are included in investment properties.

Gains or losses from the disposal of investment properties are determined as the difference between the net
disposal proceeds and the carrying amount of the investment property and are recognized in net income in the
year of disposal.

Cash and cash equivalents:

Cash includes deposits in banks, certificates of deposit and short-term investments with original maturities of less
than 90 days.

Finance costs:
Finance costs are comprised of interest expense on borrowings.

Finance costs associated with financial liabilities presented at amortized cost are recognized in net income using
the effective interest method.

Business combinations:

The purchase method of accounting is used for acquisitions meeting the definition of a business. The consideration
transferred in a business combination is measured at fair value.

Identifiable assets acquired and liabilities and contingent liabilities assumed in a business combination are
measured initially at their acquisition date fair values. The excess of the cost of acquisition over the fair value of
the Entity’s share of the identifiable net assets acquired, if any, is recorded as goodwill. If the cost of acquisition
is less than the fair value of the Entity’s share of the net assets acquired, the difference is recognized directly in
the combined carve-out statements of net loss for the year as an acquisition gain. Any transaction costs incurred
with respect to the business combination are expensed in the period incurred.

Revenue from contacts with customers:

IFRS 15, Revenue from Contracts with Customers (“IFRS 15”) contains a single, control-based model that applies
to contracts with customers and provides two approaches to recognizing revenue: at a point in time or over time.
The model features a contract-based five-step analysis of transactions to determine whether, how much and when
revenue is recognized.
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Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

The Entity earns revenue from its tenants from various sources consisting of base rent for the use of space leased,
recoveries of property tax and property insurance, and service revenue from utilities, cleaning and property
maintenance costs.

Revenue from lease components is recognized on a straight-line basis over the lease term and includes the
recovery of property taxes and insurance. Revenue recognition commences when a tenant has the right to use
the premises and is recognized pursuant to the terms of the lease agreement.

Revenue related to the services component of the Entity’s leases is accounted for in accordance with IFRS 15.
These services consist primarily of utilities, cleaning and property maintenance costs for which the revenue is
recognized over time, typically as the costs are incurred, which is when the services are provided.

Leases:

The Entity, as a lessee, recognizes assets and liabilities for all leases with a term of more than twelve months,
unless the underlying asset is of low value and is required to recognize a right-of-use asset, representing its right
to use the underlying leased asset, and a lease liability, representing its obligation to make lease payments.

Financial instruments:

IFRS 9, Financial Instruments (“IFRS 9”) requires financial assets to be classified and measured based on the
business model in which they are managed and the characteristics of their contractual cash flows. IFRS 9 contains
three principal classification categories for financial assets: measured at amortized cost, fair value through other
comprehensive income and fair value through profit or loss.

A financial asset is measured at amortized cost if it meets both of the following conditions and is not designated
at fair value through profit or loss (“FVTPL"):

- Itis held within a business model whose objective is to hold assets to collect contractual cash flows; and

- Its contractual terms give rise on specified dates to cash flows that are solely payments of principal and
interest on the principal amount outstanding.

All of the Entity’s financial assets not classified as measured at amortized cost, as described above, are measured
at FVTPL.

Under IFRS 9, the change in fair value of financial liabilities carried at FVTPL attributable to changes in the credit
risk of the liability is presented in other comprehensive income, and the remaining amount of change in fair value
is presented in profit or loss.

For impairment of financial assets, IFRS 9 has a forward-looking ‘expected credit loss’ (“ECL”) model. A provision
for ECL is recognized at each balance sheet date for all financial assets measured at amortized cost.
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Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

3.

The Entity applies the practical expedient to determine ECL on accounts receivable using a provision matrix based
on historical credit loss experiences adjusted for current and forecasted future economic conditions to estimate
lifetime ECL. The other ECL models applied to other financial assets also require judgement, assumptions and
estimations on changes in credit risks, forecasts of future economic conditions and historical information on the
credit quality of the financial asset.

Impairment losses are recorded in finance cost - operations in the combined carve-out statements of net loss with

the carrying amount of the financial asset or group of financial assets reduced through the use of impairment
allowance accounts.

Investment properties:

December31, December31, December31,

2020 2019 2018

Opening balance, beginning of year $ 1,060,200 S$ 1,155,200 S 1,248,266
Operating capital:

Capital expenditures 18,658 2,700 51,828

Leasing expenses and tenantinducements 8,300 14,368 3,966
Amortization oftenant allowances (3,228) (2,844) (1,477)
Fair value adjustment on investment properties (265,730) (109,224) (148,857)
Other charges - - 1,474
Closingbalance, end of year S 818,200 $ 1,060,200 S 1,155,200

Fair value disclosure:

The estimated fair values of the Entity’s investment properties are based on the use of the discounted cash flow
method. The discounted cash flow analysis is based upon, among other things, future cash inflows in respect of rental
income from current leases and assumptions about rental income from future leases reflecting market conditions at
the reporting period, less future cash outflows in respect of such leases and capital expenditures for the property
utilizing appropriate discount rates and terminal capitalization rates, generally over a minimum term of 10 years.

During the years ended December 31, 2020, 2019 and 2018, all properties were valued by professional external
independent appraisers. The Entity’s internal valuation team assesses the significant assumptions used in the
independent appraisal and holds discussions with the external independent appraiser on the reasonableness of their
assumptions.

The Entity utilizes external industry sources to determine a range of discount and terminal capitalization rates. To the
extent that the ranges of these externally provided rates change from one reporting period to the next, the fair value
of the investment properties is increased or decreased accordingly.
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Notes to Combined Carve-Out Financial Statements
(In thousands of Canadian dollars)

Years ended December 31, 2020, 2019 and 2018

The following table highlights the significant assumptions used in determining the fair values of the Entity’s investment
properties:

Internal Rate of Return * Terminal Capitalization Rate *

December 31, 2020 7.65% 6.49%
December 31, 2019 7.15% 6.03%
December 31, 2018 6.85% 5.65%

* Weighted based on income-producing property fair value.

In light of the COVID-19 pandemic, in 2020 the Entity has updated its assumptions used in determining the fair value
of investment properties. The retail industry has also experienced significant hardship with all non-essential stores
being closed for a significant period of time. The Entity applied higher discount rates as well as revised leasing
assumptions to its retail properties.

Fair value sensitivity:

The Entity’s investment properties are classified as level 3 under the fair value hierarchy, as the inputs in the valuations
of these investment properties are not based on observable market data. The following table provides a sensitivity
analysis for the internal rate of return (“IRR”) and terminal capitalization rate (“TCR”) applied as at December 31, 2020,
2019 and 2018:

IRR Sensitivity

Fair Value of Investment

Increase (Decrease) IRR Properties Fair Value Variance % Change
(0.25%) 7.40% $835,024 $16,824 2.06%
December 31, 2020 7.65% $818,200 $0 0.00%
0.25% 7.90% $801,840 ($16,360) -2.00%
TCR Sensitivity Fair Value of Investment
Increase (Decrease) TCR Properties Fair Value Variance % Change
(0.25%) 6.24% $838,381 $20,181 2.47%
December 31, 2020 6.49% $818,200 $0 0.00%
0.25% 6.74% $799,279 ($18,921) -2.31%
IRR Sensitivity Fair Value of Investment
Increase (Decrease) IRR Properties Fair Value Variance % Change
(0.25%) 6.90% $1,081,776 $21,576 2.04%
December 31, 2019 7.15% $1,060,200 $0 0.00%
0.25% 7.40% $1,039,166 ($21,034) -1.98%
TCR Sensitivity
Increase (Decrease)
(0.25%) 5.78% $1,089,976 $29,776 2.81%
December 31, 2019 6.03% $1,060,200 $0 0.00%
0.25% 6.28% $1,032,967 ($27,233) -2.57%
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Years ended December 31, 2020, 2019 and 2018

IRR Sensitivity Fair Value of Investment
Increase (Decrease) IRR Properties Fair Value Variance % Change
(0.25%) 6.60% $1,178,612 $23,412 2.03%
December 31, 2018 6.85% $1,155,200 $0 0.00%
0.25% 7.10% $1,132,468 -$22,732 -1.97%

TCR Sensitivity
Increase (Decrease)

(0.25%) 5.40% $1,190,692 $35,492 3.07%
December 31, 2018 5.65% $1,155,200 $0 0.00%
0.25% 5.90% $1,122,921 ($32,279) -2.79%

4, Other assets:

December 31, December31, December31,

2020 2019 2018
Current:
Prepaid expenses and sundry assets S 10,051 S 7,515 S 1,337
Accounts receivable®™-net provision for expected credit loss of
$11,808 (2019 -55,202,2018-52,015) 7,784 3,078 1,983
S 17,835 S 10,593 S 3,320

(1) In determining the expected credit loss, the Entity performed a tenant-by-tenant assessment considering the payment history and future expectations of
default based on actual and expected insolvency filings. The following is a summary of the changes in the provision for expected credit loss:

December31, December31, December31,

2020 2019 2018
Openingbalance, beginning of year S 5,202 S 2,015 S 600
Bad debt expense 9,022 3,520 1,458
Accounts receivable write-off (2,416) (333) (43)

$ 11,808 $ 5,202 $ 2,015

5. Debt:

December31, December31, December31,

2020 2019 2018
Mortgage payable is repayable ininterest only payments and due
on November1,2023. The loan bears interest at 4.34% perannum S 140,000 S 140,000 $ 140,000
Accrued interest 506 506 506

$ 140,506 S 140,506 $ 140,506

The mortgage payable is secured by one investment property with a fair value of $214,000 as of December 31, 2020,
$250,400 as of December 31, 2019, and $272,000 as of December 31, 2018.
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6. Accounts payable and accrued liabilities:

December31,2020 December31,2019 December31,2018

Current:
Other accounts payable and accrued liabilities s 26,801 S 18,815 $ 14,873
Prepaidrent 2,679 1,685 1,269

Non Current:
Security deposits 428 612 380
S 29,908 S 21,112 S 16,522

7. Rentals from investment properties:

2020 2019 2018

Rental income S 69,395 S 82,183 $ 82,697

Revenue from services 36,966 44,436 45,112
Lease termination and close-out fee - 580 -

S 106,361 S 127,199 S 127,809

Operating leases:

The Entity leases its investment properties under operating leases. The future minimum lease payments under non-
cancellable leases are as follows:

2020 2019 2018

Less than 1year S 54,664 S 62,899 S 64,568

Between 1 and 5 years 151,969 174,016 188,432

More than 5 years 92,461 112,172 133,624

S 299,094 S 349,087 S 386,624

8. Finance costs:
2020 2019 2018
Finance cost -operations

Contractual interest on mortgage payable S 6,076 $ 6,076 S 6,076
Otherinterest - - (1,473)
6,076 6,076 4,603
Finance income (50) (129) (192)

S 6,026 $ 5,947 $ 4,411
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Notes to Combined Carve-Out Financial Statements
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9. Supplemental cash flow information:

The following is a summary of changes in other non-cash operating items:

2020 2019 2018

Prepaid expenses and sundry assets S (2,536) S (6,178) $ 18
Accounts receivable (4,706) (1,095) 2,953
Accounts payable and accrued liabilities 8,796 4,590 (2,044)
s$ 1,554 S (2,683) S 927

10. Capital risk management:
The Entity’s primary objectives when managing capital are:

(a) to maximize value through ongoing active management of the Entity’s assets and acquisition of additional
investment properties; and

(b) to provide HOOPP with stable and growing cash distributions generated by revenue it derives from a portfolio of
investment properties.

The Entity considers its capital to be:

December 31, 2020

Debt S 140,506
Net assets 675,005
S 815,511

As long as the Entity complies with its investments and debt restrictions as stipulated by the Board in the Investment
Policies and Guidelines (“IP&G”), it is free to determine the appropriate level of capital in context with its cash flow
requirements, overall business risks and potential business opportunities. As a result of this, the Entity will make
adjustments to its capital based on its investment strategies and changes in economic conditions.

The Entity’s level of indebtedness is subject to the limitations set out by the Board in the IP&G. The entity is limited to
a total indebtedness to net assets ratio of 35%. As at December 31, 2020, this ratio was 21% (December 31, 2019 —
16%, December 31, 2018 — 14%). Management uses this ratio as a key indicator in managing the Entity’s capital.
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Notes to Combined Carve-Out Financial Statements
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11. Risk Management:

(a)

(b)

Credit risk:

The Entity is exposed to credit risk as an owner of investment properties in that tenants may be unable to pay
rent when due. Management mitigates this risk by carrying out appropriate credit checks and related due diligence
on significant tenants.

In addition, management ensures that no tenant or related group of tenants, other than investment grade
tenants, account for a significant portion of the Entity’s cash flow. For 2018, 2019 and 2020, the Entity had one
tenant, Walmart Inc., which individually accounted for more than 5% of the rentals from investment properties.
This company has a public debt rating of AA by a recognized rating agency.

The carrying amount of receivables represents the maximum credit exposure. Accordingly, the Entity’s exposure
to credit risk on receivables is as follows:

Note December 31,2020 December31,2019 December31,2018

Accounts receivable 4 s 7,784 S 3,078 S 1,983
S 7,784 S 3,078 S 1,983

Liquidity risk:

The Entity is subject to liquidity risk whereby the Entity may not be able to refinance or pay its debt obligations
and other financial obligations when they become due.

Management monitors the Entity’s liquidity risk through a review of working capital requirements, debt
repayment obligations, planned funding of capital expenditures and leasing costs and maintaining an
unencumbered asset pool (December 31, 2020 — 6 properties with a fair value of $604,200, December 31, 2019 —
6 properties with a fair value of $809,800, December 31, 2018 — 6 properties with a fair value of $883,200). The
liquidity needs of the Entity are funded by cash flows from operating the investment properties.

The Entity’s obligations are as follows:

Note 2021 Thereafter Total

Debt™ 553 - $ 140,000 $ 140,000
Accounts payable and accrued liabilities 6 26,801 - 26,801
Security deposits 6 - 428 428
s$ 26,801 S 140,428 $ 167,229

(1) Amounts in the above table only include principal repayments.
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(c) Interest rate risk:

The Entity is exposed to interest rate risk on its borrowings. As at December 31, 2018, 2019 and 2020, there was
no debt subject to variable interest rates.

(d) Fair value measurement:
(i) Financial assets and liabilities carried at amortized cost:

The fair values of the Entity’s other assets, cash, and accounts payable and accrued liabilities approximate
their carrying amounts due to the relatively short periods to maturity of these financial instruments.

The fair value of debt has been determined by discounting the cash flows of these financial obligations
using market rates for debt comprising similar terms and credit risks.

(ii) Fair value of assets and liabilities:
Assets and liabilities measured at fair value in the combined carve-out statements of financial position, or
disclosed in the notes to the financial statements, are categorized using a fair value hierarchy that reflects
the significance of the inputs used in determining the fair values:

e Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities;

e Level 2: inputs other than quoted prices included within level 1 that are observable for the asset or
liability, either directly (i.e. as prices) or indirectly (i.e. derived from prices); and

e Level 3: inputs for the asset or liability that are not based on observable market data (unobservable
inputs).

December 31,2020 Note Level 1 Level 2 Level 3 Total fair value Carrying value

Assets measured at fair value
Investment properties 3 s - S - S 818,200 S 818,200 S 818,200
- - 818,200 818,200 818,200

Liabilities for which fair values are disclosed

Debt 5 - 140,506 - 140,506 140,506
- 140,506 - 140,506 140,506
S - $ 140,506 $ 818,200 $ 958,706 $ 958,706
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December 31,2019 Note Level 2 Level 3 Total fair value Carrying value
Assets measured at fair value
Investment properties - S 1,060,200 S 1,060,200 1,060,200
- 1,060,200 1,060,200 1,060,200
Liabilities for which fair values are disclosed
Debt 140,506 - 140,506 140,506
140,506 - 140,506 140,506
140,506 S 1,060,200 $ 1,200,706 1,200,706
December31,2018 Note Level 2 Level 3 Total fair value Carrying value
Assets measured at fair value
Investment properties - S 1,155,200 S 1,155,200 1,155,200
- 1,155,200 1,155,200 1,155,200
Liabilities for which fair values are disclosed
Debt 140,506 - 140,506 140,506
140,506 - 140,506 140,506
140,506 $ 1,155,200 $ 1,295,706 1,295,706

Subsequent event:

On October 26, 2021, HOOPP entered into a purchase and sale agreement with H&R Real Estate Investment Trust (the
“REIT”) pursuant to which the net assets of the Entity will be sold to Primaris Real Estate Investment Trust (“Primaris”),
a newly created unincorporated open-ended trust. The consideration payable in respect of the Entity, in the aggregate
amount of approximately $800.8 million, will be satisfied by way of the issuance to HOOPP of (i) approximately $600.6
million of trust units of Primaris and (ii) an approximately $200.2 million demand promissory note. The purchase and
sale is subject to certain representations including, among other things, the approval of the REIT’s Plan of Arrangement

by the Court of Queen’s Bench of Alberta and the REIT’s unitholders.
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SECTION |
BASIS OF PRESENTATION

Management’s Discussion and Analysis (“MD&A”) of the results of operations and financial position of Primaris Retail Properties (‘PRP”) for the three and
six months ended June 30, 2021 includes material information up to November 5, 2021. Financial data for the three and six months ended June 30, 2021
have been prepared in accordance with International Accounting Standard (“IAS”) 34, Interim Financial Reporting. This MD&A should be read in conjunction
with the unaudited condensed interim combined carve-out financial statements of PRP and related notes for the three and six months ended June 30, 2021
(“PRP’s Financial Statements”), together with the combined carve-out financial statements of PRP and related notes and MD&A for the year ended
December 31, 2020. PRP’s Financial Statements are defined to refer to the financial statements for PRP for the applicable period. All amounts in this
MD&A are in thousands of Canadian dollars, except where otherwise stated. Historical results, including trends which might appear, should not be taken
as indicative of future operations or results.

Countries around the world have been affected by the COVID-19 virus, which was declared a pandemic by The World Health Organization on March 11,
2020. The outbreak of COVID-19 has resulted in the federal and provincial governments enacting emergency measures to combat the spread of the virus.
These measures, which include the implementation of travel bans, self-imposed quarantine periods and social distancing, have caused material disruption
to businesses globally resulting in an economic slowdown. The governments have reacted with significant monetary and fiscal interventions designed to
stabilize economic conditions.

The duration and full impact of the COVID-19 pandemic on PRP is unknown at this time, as is the efficacy of the governments’ interventions. The extent of
the effect of COVID-19 on PRP’s operational and financial performance will depend on numerous factors including the duration, spread, time frame and
effectiveness of vaccination roll-out, all of which are uncertain and difficult to predict. As a result, it is not currently possible to ascertain the long-term impact
of COVID-19 on PRP’s business and operations. Certain aspects of PRP’s business and operations that have been and will continue to be impacted include
rental income, occupancy, tenant inducements and future demand for space. In the preparation of PRP’s Financial Statements and MD&A, PRP has
incorporated the impact of COVID-19 into its estimates and assumptions that affect the carrying amounts of its assets. PRP has updated its future cash
flows assumptions and its capitalization rates, terminal capitalization rates, and discount rates applied to these cash flows as well as updated its
assumptions around the valuation of its accounts receivable.

FORWARD-LOOKING DISCLAIMER

Certain information in this MD&A contains forward-looking information within the meaning of applicable securities laws (also known as forward-looking
statements) including, among others, statements made or implied under the headings “Assets”, “Segmented Information”, “Liquidity and Capital Resources”,
“Risks and Uncertainties” and “Subsequent Events” relating to PRP’s objectives, beliefs, plans, estimates, projections and intentions and similar statements
concerning anticipated future events, results, circumstances, performance or expectations that are not historical facts, including the statements made under
the headings “Business Update” and “Summary of Significant Q2 2021 Activity” including with respect to PRP’s future plans, including significant
development projects, PRP’s expectation with respect to the activities of its development properties, including the building of new properties, the expected
yield on cost from PRP’s development properties, the timing of construction, the timing of transfer from properties under development to investment
properties, the timing of occupancy, the timing of lease-up and the expected total cost from development properties, management's expectations regarding
future intensification opportunities including the timing of approvals for re-zoning and site plan applications, the impact of the COVID-19 virus on PRP and
PRP’s tenants, management’s expectations regarding abatement expenses and recoveries including tenants participation in the Canada Emergency Rent
Subsidy, PRP’s bad debt expense and expected credit loss, expectations regarding tenant retention and closures, the expected rental revenues from
leases with replacement tenants, including any offset of a reduction in gross revenues relating to store closures, and the significant revenue opportunity
represented by percentage rent participation, the state of the retail market, expected capital and tenant expenditures, capitalization rates and cash flow
models used to estimate fair values, management's expectations regarding PRP’s leverage and portfolio quality, management’s expectation to be able to
meet all of its ongoing obligations and management's belief that PRP satisfies the test to quality for PRP exemption. Forward-looking statements generally
can be identified by words such as “outlook”, “objective”, “may”, “will", “expect’, “intend”, “estimate”, “anticipate”, “believe”, “should’, “plans”, “project’,
“budget” or “continue” or similar expressions suggesting future outcomes or events. Such forward-looking statements reflect PRP’s current beliefs and are
based on information currently available to management.

Forward-looking statements are provided for the purpose of presenting information about management's current expectations and plans relating to the
future and readers are cautioned that such statements may not be appropriate for other purposes. These statements are not guarantees of future
performance and are based on PRP’s estimates and assumptions that are subject to risks, uncertainties and other factors including those risks and
uncertainties described below under “Risks and Uncertainties” and those discussed in the Management Information Circular (the “Circular”) to which this
MDA is attached. Material factors or assumptions that were applied in drawing a conclusion or making an estimate set out in the forward-looking statements
include that the general economy is currently volatile and in an economic downturn as a result of the COVID-19 pandemic and low oil and gas prices, the
extent and duration of which is unknown; interest rates are volatile as a result of general economic conditions; and debt markets continue to provide access
to capital at a reasonable cost, notwithstanding the ongoing economic downturn. Additional risks and uncertainties include, among other things, risks related
to: real property ownership; the current economic environment; COVID-19; credit risk and tenant concentration; lease rollover risk; interest and other debt-
related risk; construction risks; currency risk; liquidity risk; financing credit risk; cyber security risk; environmental and climate change risk; co-ownership
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interest in properties; joint arrangement and investment risks; H&R REIT (“the Parent”) Unit price risk; availability of cash for distributions; ability to access
capital markets; dilution; the Parent’s unitholder liability; redemption right risk; tax risk, and additional tax risk applicable to the Parent’s unitholders. PRP
cautions that these lists of factors, risks and uncertainties are not exhaustive. Although the forward-looking statements contained in this MD&A are based
upon what PRP believes are reasonable assumptions, there can be no assurance that actual results will be consistent with these forward-looking
statements.

Readers are also urged to examine PRP’s materials filed with the Canadian securities regulatory authorities from time to time as they may contain
discussions on risks and uncertainties which could cause the actual results and performance of PRP to differ materially from the forward-looking statements
contained in this MD&A. All forward-looking statements in this MD&A are qualified by these cautionary statements. These forward-looking statements are
made as of November 5, 2021 and PRP, except as required by applicable Canadian law, assumes no obligation to update or revise them to reflect new
information or the occurrence of future events or circumstances.

OVERVIEW

This combined carve-out MD&A of PRP represents the combination of 27 retail properties, located throughout Canada, with 25 of the properties being
owned by Primaris REIT (“the REIT”) and 2 of the properties being owned directly by the Parent.

PRP’s strategy is to focus on maximizing rental income from its portfolio by actively managing the merchandising mix of each property to effectively align
with its consumer market, lease vacant space at competitive market rates and the lowest possible transaction costs, and maintain good relationships with
retailers, working with them to increase their sales. PRP has always recognized the highly competitive nature of the retail industry and has maintained a
strong focus on cost management to support retailer margins.

SECTION II
FINANCIAL HIGHLIGHTS

June 30,  December 31,
(in thousands of Canadian dollars) 2021 2020
Total assets $2,232,763 $2,134,955
Net assets 1,159,078 1,001,700

Three months ended June 30 Six months ended June 30
2021 2020 % Change 2021 2020 % Change

Rentals from investment properties $59,630 $62,568 (4.7%) $123,456 $133,048 (7.2%)
Property operating income(") 32,590 15,829 105.9% 64,357 53,024 21.4%
Fair value adjustment on investment properties (7,256) (5,882) 23.4% 84,656 (672,048) (112.6%)
Net income (loss) 16,929 3,676 360.5% 133,602 (607,912) (122.0%)

() Property operating income consists of rentals from investment properties less property operating costs.

The fair value adjustment on investment properties is further discussed on page 3 of this MD&A.
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KEY PERFORMANCE DRIVERS

June 30 December 31
OPERATIONS 2021 2020
Occupancy 87.3% 88.2%
Average contractual rent per sq.ft. $23.16 $24.87
Average remaining term to maturity of leases (in years) 5.0 51
Average remaining term to maturity of mortgages payable (in years) 2.3 24
BUSINESS UPDATE

PRP is pleased to report financial and operating results from Q2 2021 that demonstrate the resilient nature of PRP’s portfolio, and also reflect the prudent
actions taken by management in response to the extraordinary events that followed the arrival of the COVID-19 pandemic. Prior to the pandemic, PRP had
made significant progress leasing Sears premises vacated in 2018 and that work, coupled with our efforts to work collaboratively with tenants throughout
the pandemic, has resulted in our occupancy rate remaining relatively stable despite the turbulence of 2020. With COVID-19 restrictions being reduced
nationally throughout 2021, leasing activity has improved. Occupancy, including committed tenants not yet open for business, has risen from 90.7% as at
December 31, 2020 to 91.8% as at the end of June 30, 2021.

Fair Value Adjustment on Investment properties

Fair Value Adjustment on Investment Properties

(in thousands of Canadian dollars) Three months ended June 30 Six months ended June 30
2021 2020 2021 2020
($7,256) ($5,882) $84,656 ($672,049)

The financial results for the three and six months ended June 30, 2021 include significant fair value adjustments primarily recorded in Q1 2021. These
adjustments were a result of PRP'’s regular quarterly IFRS fair value process, and reflect the improving conditions in the retail landscape resulting from
stronger than expected rent collections and the expected reopening of the overall economy as part of the accelerating COVID-19 vaccine rollout.

The financial results for the three and six months ended June 30, 2020 included fair value adjustments primarily recorded in Q1 2020 that were more
significant than previous periods. These adjustments were a result of PRP’s regular quarterly IFRS fair value process and included the impact of COVID-
19 accelerating challenging conditions in the retail landscape, which impacted the valuation assumptions of retail properties.

Provision for expected Credit Loss and Bad Debt Expense

Bad debt expense is classified as an expense and is grouped together with other expenses in property operating costs. The following table discloses PRP’s
provision for expected credit loss and bad debt expense including the impact of COVID-19. In determining these amounts, PRP performed a tenant-by-
tenant assessment considering the payment history and future expectations of default based on actual and expected insolvency filings. PRP was impacted
more than other industries due to government mandated closures of enclosed shopping centres. However, our primary goal has been to maintain
occupancy, as such, we have worked together with our tenants on a case-by-case basis to find sensible solutions to support their businesses while
protecting our own rights and financial position. In limited circumstances where abatement was provided in favour of a tenant other than in the case of the
Canada Emergency Commercial Rent Assistance ("CECRA") program, PRP typically received concessions of value in exchange, such as development
rights, lease term extensions or the waiver of exclusivity provisions.

Provision for expected credit loss June 30 December 31
(in thousands of Canadian dollars) 2021 2020
Opening balance, beginning of year $12,945 $602
Bad debt expense(") 984 36,193
Accounts receivable write-off(") (2,616) (23,850)
Closing balance, end of period $11,313 $12,945

() Year ended December 31, 2020 includes $5.4 million of rent abatements granted under the CECRA program.

Q2 2021 and July 2021 rent collection was negatively impacted by the extended closure of enclosed malls in Ontario. All PRP Ontario enclosed malls are
now open and operating and we expect rental collections to improve accordingly.

Page 3 of 14
H-6



PRP - MD&A - JUNE 30, 2021

Liquidity

As at June 30, 2021, PRP had $5.1 million of cash available under its line of credit, after taking into account the guarantee of $107.9 million, $7.8 million
of cash on hand and an unencumbered asset pool of approximately $613.0 million.

SUMMARY OF SIGNIFICANT Q2 2021 ACTIVITY

Future Intensification Opportunities

PRP has many intensification opportunities embedded in its portfolio. The fair market value that management ascribes to these properties excludes the
value that may be unlocked as these projects progress.

PRP continues to advance its intensification pipeline of projects within its existing portfolio. PRP’s flagship project, Dufferin Grove Village at Dufferin Malll,
which will include 1,135 residential rental units and 75,000 square feet of retail space, is expected to receive re-zoning and site plan approval in Q4 2021.

Debt Highlights
The weighted average interest rate of PRP’s debt as at June 30, 2021 was 3.1% with an average term to maturity of 2.4 years.
Mortgages:

During Q2 2021, PRP secured two mortgages totalling $230.6 million at a weighted average interest rate of 2.1% for a term of 0.8 years and repaid two
mortgages totalling $230.4 million at a weighted average interest rate of 4.15%.

SECTION Il
FINANCIAL POSITION
June 30, December 31,
(in thousands of Canadian dollars) 2021 2020
Assets
Investment properties $2,208,541 $2,103,675
Other assets 16,406 16,272
Cash and cash equivalents 7,816 15,008
$2,232,763 $2,134,955
Liabilities
Debt $785,562 $609,900
Exchangeable units - 19,244
Accounts payable and accrued liabilities 288,123 504,111
1,073,685 1,133,255
Net assets 1,159,078 1,001,700
$2,232,763 $2,134,955
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ASSETS

Change in Investment Properties June 30, December 31,
(in thousands of Canadian dollars) 2021 2020
Opening balance, beginning of year $2,103,675 $2,708,260
Operating capital:

Capital expenditures 4,214 11,304

Leasing expenses and tenant inducements 4,882 3,383
Development capital:

Redevelopment (including capitalized interest) 10,509 69,127
Accrued rents receivable 605 3,637
Fair value adjustment on investment properties (page 3) 84,656 (692,036)
Closing balance, end of period $2,208,541 $2,103,675
Investment Properties:

The following tables disclose the fair values of the investment properties by geographic location:
Geographic Location June 30, December 31,
(in thousands of Canadian dollars) 2021 2020
Ontario $658,110 $635,800
Alberta 897,501 838,025
Other 652,930 629,850
Total $2,208,541 $2,103,675

Capitalization Rates:

June 30, December 31,
2021 2020
7.21% 7.51%

In light of the COVID-19 pandemic, PRP has updated its assumptions used in determining the fair value of investment properties. Refer to page 3 of this
MD&A for further discussion on IFRS fair value adjustments included in the Business Update.

Other Assets
June 30, December 31,
(in thousands of Canadian dollars) 2021 2020
Prepaid expenses and sundry assets $11,404 $5,483
Accounts receivable - net of provision for expected credit loss of $11,313 (2020 - $12,945) 5,002 10,789
$16,406 $16,272

Accounts receivable decreased by $5.8 million from approximately $10.8 million as at December 31, 2020 to approximately $5.0 million as at June 30,
2021, primarily due to collection from tenants who were impacted by COVID-19. As at June 30, 2021, accounts receivable amounted to 4.1% of annual
rentals from investment properties compared to 4.0% as at December 31, 2020. Refer to page 3 of this MD&A for further discussion on PRP’s bad debt

expense.

Page 5 of 14
H-8



PRP - MD&A - JUNE 30, 2021

LIABILITIES AND NET ASSETS
June 30, December 31,
2021 2020
Unencumbered assets(") (in thousands of Canadian dollars) $613,001 $673,925
Weighted average interest rate of debt@ 31% 3.9%
Weighted average term to maturity of debt (in years)®? 24 24
() Unencumbered assets are investment properties without encumbrances for mortgages or the line of credit.
@ Debt includes mortgages payable and the line of credit.
Debt
PRP’s debt consists of the following items:
June 30, December 31,
(in thousands of Canadian dollars) 2021 2020
Mortgages payable $598,562 $609,900
Line of credit 187,000 -
$785,562 $609,900
The following is a summary of the changes in mortgages payable:
June 30, December 31,
(in thousands of Canadian dollars) 2021 2020
Opening balance, beginning of year $609,900 $631,612
Principal repayments:
Scheduled amortization payments (10,982) (22,622)
Mortgage repayments (230,354) (38,694)
New mortgages 230,557 41,795
Effective interest rate accretion on mortgages (559) (2,191)
Closing balance, end of period $598,562 $609,900
The following is a summary of the changes in the line of credit;
Total Amount PRP Available
Maturity Date Facility Drawn  Guarantee®@ Balance
Revolving secured operating line of credit("):
June 30, 2021 December 31, 2021 $300,000 $ (187,000) $ (107,880) $ 5,120
December 31, 2020 December 31, 2021 $300,000 § - § (222,250 $77,750

() Secured by certain investment properties.

@  PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit.
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Mortgages Payable Periodic
Amortized Principal on Total Weighted
Principal Maturity Principal % of Total Average Interest
Future Mortgage Principal Payments ($000's) ($000's) ($000's) Principal Rate on Maturity
2021 $9,421 $62,726 $72,147 12.0 3.5%
2022 12,263 350,551 362,814 60.6 2.8%
2023 5,327 5,327 0.9
2024 3,834 37,389 41,223 6.9 3.2%
2025 3,975 3,975 0.7
Thereafter 11,382 102,269 113,651 18.9 3.6%
599,137 100%
Financing costs and mark-to-market adjustments arising on acquisitions( (575)
Total balance outstanding as at June 30, 2021 $598,562

() For the balance of the year.

@ Mark-to-market adjustment represents the difference between the actual mortgages assumed on property acquisitions and the fair value of the mortgages at the date of purchase and is
recognized in finance costs over the life of the applicable mortgage using the effective interest rate method. Financing costs are deducted from PRP’s mortgages payable balances and are

recognized in finance costs over the life of the applicable mortgage.

The mortgages outstanding as at June 30, 2021 bear interest at a weighted average rate of 3.1% (December 31, 2020 - 3.9%) and mature between 2021
and 2030 (December 31, 2020 — maturing between 2021 and 2030). The weighted average term to maturity of PRP’s mortgages is 2.4 years (December
31,2020 - 2.4 years). For a further discussion of liquidity refer to the “Funding of Future Commitments” section of this MD&A. For a further discussion of
interest rate risk, refer to the “Risks and Uncertainties” section of this MD&A.

Line of Credit Maturity Total Amount PRP Available
(in thousands of Canadian Dollars) Date Facility Drawn Guarantee® Balance
Revolving secured operating line of credit("):

June 30, 2021 December 31, 2021 $300,000 ($187,000) ($107,880) $5,120
December 31, 2020 December 31, 2021 $300,000 $ - ($222,500) $77,500

() Secured by certain investment properties.
@ PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit.

The line of credit can be drawn in either Canadian or U.S. dollars and bears interest at a rate approximating the prime rate of a Canadian chartered bank.

Exchangeable Units

Certain of the Parent’s subsidiaries have exchangeable units outstanding which are puttable instruments where the Parent has a contractual obligation to
issue Units of the Parent (“Units”) to participating vendors upon redemption. These puttable instruments are classified as a liability under IFRS and are

measured at fair value through profit or loss.

At the end of each period the fair value is determined by using the quoted price of the Parent's Units on the Toronto Stock Exchange (“TSX”) as the
exchangeable units are exchangeable into Units at the option of the holder. Holders of all exchangeable units are entitled to receive the economic equivalent
of distributions on a per unit amount equal to a per Unit amount provided to holders of Units.

Number of Quoted Price
The following number of exchangeable units are issued and outstanding: Exchangeable Units of Units Total
As at June 30, 2021 - $16.00 -
As at December 31, 2020 1,447,994 $13.29 $19,244
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Net Assets

Net assets increased by $157.4 million from approximately $1.0 billion as at December 31, 2020 to approximately $1.2 billion as at June 30, 2021. The
increase is primarily due to net income.

RESULTS OF OPERATIONS
Three months ended June 30 Six months ended June 30
(in thousands of Canadian dollars) 2021 2020 2021 2020
Property operating income:
Rentals from investment properties $59,630 $62,568 $123,456 $133,048
Property operating costs (27,040) (46,739) (59,099) (80,024)
32,590 15,829 64,357 53,024
Finance cost - operations (4,729) (5,228) (9,782) (10,287)
Finance income 2 66 7 113
General and administrative expenses (recoveries) (551) 453 (1,104) (46)
Fair value adjustment on investment properties (7,256) (5,882) 84,656 (672,048)
Fair value adjustment on financial instruments (3,127) (1,562) (4,532) 21,332
Net income (loss) $16,929 $3,676 $133,602 ($607,912)

Property operating income increased by $16.8 million and $11.3 million, respectively, for the three and six months ended June 30, 2021 compared to the
respective 2020 periods, primarily due to higher bad debt expenses recorded during the onset of COVID-19 in Q2 2020 and a reduction in property operating
costs resulting from the closure of Ontario enclosed malls for the majority of the first half of 2021.

Netincome (loss) increased by $13.3 million and $741.5 million, respectively, for the three and six months ended June 30, 2021 compared to the respective
2020 periods primarily due to the following: (i) fair value adjustments of investment properties further discussed on page 3 of this MD&A; and (ii) an increase
in property operating income discussed above.

PROPERTY OPERATING INCOME

Property operating income consists of rentals from investment properties less property operating costs. Management believes that property operating
income is a useful measure for investors in assessing the performance of PRP’s properties before financing costs and other sources of income and
expenditures which are not directly related to the day-to-day operations of a property.

Three months ended June 30 Six months ended June 30
(in thousands of Canadian dollars) 2021 2020 2021 2020
Rentals $59,630 $62,568 $123,456 $133,048
Property operating costs (excluding bad debt expense) (26,423) (24,559) (58,115) (57,761)
Property operating income (excluding bad debt expense) 33,207 38,009 65,341 75,287
Bad debt expense (617) (22,180) (984) (22,263)
Property operating income $32,590 $15,829 $64,357 $53,024

Property operating income increased by $16.8 million and $11.3 million, respectively, for the three and six months ended June 30, 2021 compared to the
respective 2020 periods, primarily due to higher bad debt expenses recorded during the onset of COVID-19 in Q2 2020 and an increase in property
operating costs resulting from the closure of Ontario enclosed malls for the majority of the first half of 2021.
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INCOME AND EXPENSE ITEMS

The income and expense items section of this MD&A provides management’s commentary on the Results of Operations per PRP’s Financial Statements.

Finance Costs Three months ended June 30 Six months ended June 30

(in thousands of Canadian dollars) 2021 2020 2021 2020
Finance cost - operations:

Contractual interest on mortgages payable ($4,897) ($6,186) ($10,737) ($12,430)
Bank interest and charges on the line of credit (279) (46) (408) (213)
Effective interest rate accretion 120 603 559 1,211
Exchangeable unit distributions (250) (433) (500) (1,081)
(5,306) (6,062) (11,086) (12,513)
Capitalized interest 577 834 1,304 2,226
(4,729) (5,228) (9,782) (10,287)
Finance income 2 66 7 113
Fair value adjustment on financial instruments (3,127) (1,562) (4,532) 21,332
($7,854) (86,724) ($14,307) $11,158

The decrease in contractual interest on mortgages payable of $1.3 million and $1.7 million, respectively, for the three and six months ended June 30, 2021
compared to the respective 2020 periods is primarily due to mortgages repaid upon maturity.

The decrease in exchangeable unit distributions of $0.2 million and $0.6 million, respectively, for the three and six months ended June 30, 2021 compared
to the respective 2020 periods is primarily due to the Parent decreasing its monthly distributions from $0.115 per Parent’s Unit to $0.0575 per Parent’s Unit
effective May 2020.

The decrease in capitalized interest of $0.3 million and $0.9 million, respectively, for the three and six months ended June 30, 2021 compared to the
respective 2020 periods is primarily due to a decrease in capitalized interest from the re-development of the former Target and Sears space.

The fair value adjustment on financial instruments of $3.1 million and $4.5 million, respectively, for the three and six months ended June 30, 2021 is
primarily due to the loss on the fair value of exchangeable units, which are fair valued at the end of each reporting period based on the quoted price of the
Parent's Units on the TSX. The loss on fair value of exchangeable units is due to the Parent’s Unit price increasing from $13.29 as at December 31, 2020
to $16.00 as at June 30, 2021.

General and Administrative (Expenses) Recoveries Three months ended June 30 Six months ended June 30
(in thousands of Canadian dollars) 2021 2020 2021 2020
Other expenses ($551) $453 ($1,104) ($46)

Other expenses increased by $1.0 million and $1.1 million, respectively, for the three and six months ended June 30, 2021 compared to the respective
2020 periods, primarily due to lower expenses due to COVID-19.

Fair Value Adjustment on Investment Properties Three months ended June 30 Six months ended June 30
(in thousands of Canadian dollars) 2021 2020 2021 2020
Fair value adjustment on investment properties ($7,256) ($5,882) $84,656 ($672,048)

PRP records its investment properties at fair value. Fair value adjustments on investment properties are determined based on the movement of various
parameters, including changes in capitalization rates, discount rates, terminal capitalization rates and future cash flow projections. The improving impact
of COVID-19 has caused a change in assumptions used in determining the fair value of investment properties for the six months ended June 30, 2021.
Refer to page 3 of this MD&A for further discussion on IFRS fair value adjustments included in the Business Update.
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Capital and Tenant Expenditures

The following is a breakdown of PRP’s capital expenditures and tenant expenditures (leasing expenditures and tenant inducements):

June 30 December 31
(in thousands of Canadian dollars) 2021 2020
Capital expenditures $4,214 $11,304
Leasing expenditures and tenant inducements 4,882 3,383
Total $9,096 $14,687

The largest capital expenditure for the six months ended June 30, 2021 was a food court renovation at a Guelph, ON retail property totaling $1.9 million.

Tenant expenditures for the six months ended June 30, 2021 included a $1.9 million tenant allowance paid as part of a lease renewal and expansion of an
anchor tenant at an Alberta enclosed shopping centre.

LIQUIDITY AND CAPITAL RESOURCES

Major Cash Flow Components

Three months ended June 30 Six months ended June 30
(in thousands of Canadian dollars) 2021 2020 2021 2020
Cash and cash equivalents, beginning of period $8,832 $5,256 $15,008 $8,010
Cash flows from operations (169,149) 34,923 (165,112) 233,312
Cash flows used for investing (10,719) (16,483) (18,301) (39,558)
Cash flows from (used for) financing 178,852 (5,544) 176,221 (183,612)
Cash and cash equivalents, end of period $7,816 $18,152 $7,816 $18,152

Cash flows from operations decreased by $204.1 million and $398.4 million, respectively, for the three and six months ended June 30, 2021 compared to
the respective 2020 periods, primarily due to a decrease in non-cash working capital. This was partially offset by the bad debt expense as a result of
COvID-19.

Cash flows used for investing increased by $5.8 million and $21.3 million, respectively, for the three and six months ended June 30, 2021 compared to the
respective 2020 periods, primarily due to less cash spent on redevelopment.

Cash flows from (used for) financing increased by $184.4 million and $359.8 million, respectively, for the three and six months ended June 30, 2021
compared to the respective 2020 periods, primarily due to increased borrowing on the operating line of credit.

Capital Resources
As at June 30, 2021, PRP had cash on hand of $7.8 million and amounts available under its line of credit totalling $5.1 million. Subject to market conditions,
management expects to be able to meet all of PRP’s ongoing contractual obligations. As at June 30, 2021, PRP is not in default or arrears on any of its

obligations including interest or principal payments on debt and any debt covenant.

As at June 30, 2021, PRP had 13 unencumbered properties, with a fair value of approximately $613.0 million.
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Funding of Future Commitments

As at June 30, 2021, PRP had cash on hand of $7.8 million, cash available under its line of credit, after taking into account PRP’s guarantee of $107.9
million, is $5.1 million and an unencumbered property pool of approximately $613.0 million.

The following summarizes the estimated loan to value ratios on properties for which mortgages mature over the next five years:

Number of Mortgage Debt due Weighted Average Fair Value Investment Loan to

Year Properties on Maturity ($000's) Interest Rate on Maturity Properties ($000’s) Value
2021 1 $62,726 3.5% $56,867 110%
2022 4 350,551 2.8% 937,820 37%
2023 - - -% - -%
2024 1 37,389 3.2% 62,163 60%
2025 - - -% - -%
6 $450,666 2.9% $1,056,850 43%

OFF-BALANCE SHEET ITEMS

In the normal course of operations, PRP has issued letters of credit in connection with developments, financings, operations and acquisitions. As at June
30, 2021, PRP has outstanding letters of credit totaling $1.1 million (December 31, 2020 - $1.1 million).

PRP has co-owners and partners in various projects. As a rule, PRP does not provide guarantees or indemnities for these co-owners and partners pursuant
to property acquisitions because should such guarantees be provided, recourse would be available against PRP in the event of a default of the co-owners
and partners. In such case, PRP would have a claim against the underlying real estate investment. However, in certain circumstances, subject to
compliance with the Parent’s Declaration of Trust and the determination by management that the fair value of the co-owners’ or partners’ investment is
greater than the mortgages payable for which PRP has provided guarantees, such guarantees will be provided. As at June 30, 2021, such guarantees
amounted to $112.1 million (December 31, 2020 - $113.0 million) which expire between 2021 and 2027 (December 31, 2020 - expire between 2021 and
2027).

PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit. As at
June 30, 2021, PRP issued guarantees amounting to U.S. $87.0 million (December 31, 2020 - U.S. $175.0 million). The Canadian equivalent of these
amounts is $107.9 million (December 31, 2019 - $222.2 million).

PRP had previously guaranteed certain debt assumed by purchasers in connection with past dispositions of properties. As at June 30, 2021, the estimated
amount of debt subject to such guarantees, and therefore the maximum exposure to credit risk is nil (December 31, 2020 - nil). There were no defaults by
the primary obligors for debts on which PRP had provided its guarantees, and as a result, no contingent loss on these guarantees had been recognized in
PRP’s Financial Statements.
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SECTION IV
PORTFOLIO OVERVIEW

The geographic diversification of the portfolio of properties in which PRP has an interest and the related square footage is disclosed at PRP’s proportionate
share as at June 30, 2021 in the tables below:

Other
Number of Properties Ontario Alberta Provinces Total
Enclosed Shopping Centres 4 7 6 17
Other 1 8 1 10
Total 5 15 7 27
Other

Square Feet (in thousands) Ontario Alberta Provinces Total
June 30, 2021 1,864 3,707 2,012 7,583
December 31, 2020 1,863 3,714 2,012 7,589
LEASE MATURITY PROFILE
The following table discloses PRP’s leases expiring at PRP’s proportionate share.

Rent per

sq.ft. (§)
LEASE EXPIRIES Sq.ft. on expiry
202100 295,973 27.81
2022 922,432 22.50
2023 528,998 34.90
2024 703,495 28.32
2025 430,264 36.41

2,881,162 28.82

() For the balance of the year.
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TOP TWENTY SOURCES OF REVENUE BY TENANT

The following table disclosing PRP’s top twenty tenants at PRP’s proportionate share:

Average Lease

Number of Owned Term to Maturity ~ Credit Ratings

Tenant % of Revenues Locations  sq.ft. (in 000’s) (in years)@ (S&P)

1. Canadian Tire 6.31% 16 572,579 5.81 BBB
2. TIX 3.72% 13 380,965 5.94 A
3. Loblaws 3.49% 12 192,342 7.32 BBB
4, Walmart 2.57% 4 429,865 9.39 AA
5. Bell Canada 2.43% 16 50,983 1.80 BBB+
6. HBC 2.21% 6 589,428 6.05 Not rated
7. YM 2.20% 14 216,323 4.64 Not rated
8. Best Buy 1.69% 8 141,925 4.21 BBB+
9. Gap 1.56% 8 106,188 340 BB
10.  Indigo Books & Music 1.56% 1 111,862 5.50 Not rated
11.  Cineplex 1.50% 5 145,514 6.18 Not rated
12. Comark 1.46% 12 79,890 3.79 Not rated
13.  Rogers 1.46% 17 22,400 2.86 BBB+
14.  Ardene 1.38% 15 97,911 5.61 Not rated
15.  Telus 1.35% 16 22,747 478 BBB+
16.  Sobeys 1.33% 5 161,233 9.69 BBB-
17.  Foot Locker 1.30% 9 38,003 3.54 BB+
18.  MTY Group 1.13% 16 15,860 3.28 Not rated
19. LaVie enRose Inc. 1.13% 14 36,085 6.18 Not rated
20.  GoodLife Fitness Centres Inc. 1.13% 6 113,664 6.85 Not rated
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SECTION V

RISKS AND UNCERTAINTIES

All investment properties are subject to a degree of risk and uncertainty. They are affected by various factors including general market conditions and local
market circumstances. An example of general market conditions would be the availability of long-term mortgage financing whereas local conditions would
relate to factors affecting specific properties such as an oversupply of space or a reduction in demand for real estate in a particular area. Management
attempts to manage these risks through geographic, type of asset and tenant diversification in PRP’s portfolio. The major risk factors including detailed
descriptions are outlined below.

Risks Associated with COVID-19

The ongoing COVID-19 pandemic and the restrictive measures taken in response by various governments have resulted in additional risks and uncertainties
to PRP's business, operations and financial performance as discussed throughout the MD&A.

The duration and impact of the COVID-19 pandemic on PRP continues to remain unknown at this time, as is the efficacy of the government's interventions.
However, disruptions caused by COVID-19 have negatively impacted the market price for the equity securities of PRP and may, in the short or long term,
materially adversely impact PRP's tenants and/or the debt and equity markets, both of which could materially adversely affect PRP's operations and
financial performance and ability to pay distributions. PRP has experienced and continues to expect COVID-19 related delays with its current and future
development projects. PRP expects near-term delay to ongoing projects in terms of construction spending and expected completion dates, as well as
delays to the commencement of construction for new development projects.

The extent of the effect of the ongoing COVID-19 pandemic on PRP's operational and financial performance will depend numerous factors, including the
duration, spread and intensity of the pandemic, the actions by governments and others taken to contain the pandemic or mitigate its impact, changes in
the preferences of tenants and prospective tenants, and the direct and indirect economic effects of the pandemic and containment measures, all of which
are uncertain and difficult to predict considering that the situation continues to evolve rapidly. As a result, it is not currently possible to ascertain the long
term impact of COVID-19 on PRP's business and operations. Certain aspects of PRP's business and operations that have been or could potentially continue
to be impacted include rental income, occupancy, tenant inducements, future demand for space and market rents, as well as increased costs resulting from
PRP's efforts to mitigate the impact of COVID-19, longer-term stoppage of development projects, temporary or long-term labour shortages or disruptions,
temporary or long-term impacts on domestic and global supply chains, increased risks to IT systems and networks, further impairments and/or write-downs
of assets, and the deterioration of worldwide credit and financial markets that could limit PRP's ability to access capital and financing on acceptable terms
oratall.

Even after the COVID-19 pandemic has subsided, PRP may continue to experience material adverse impacts to its business as a result of the global
economy, including any related recession, as well as lingering effects on PRP's employees, suppliers, third-party service providers and/or tenants.

Management continues to actively assess and respond where possible, to the effects of the COVID-19 pandemic on PRP's employees, tenants, suppliers,
and service providers, and evaluating governmental actions being taken to curtail its spread. PRP is continuing to review its future cash flow projections
and the valuation of its properties in light of the COVID-19 pandemic, and intends to follow health and safety guidelines as they continue to evolve.

SUBSEQUENT EVENTS

(@) In August 2021, PRP renewed a $53.5 million mortgage, at PRP’s 50% ownership interest, secured by an enclosed shopping centre at an interest
rate of 2.85% for a three-year term.

(b) A Circular will be issued to unitholders of the Parent to approve a Plan of Arrangement (the “Arrangement”) whereby the net assets of PRP will be
transferred to a newly created unincorporated open-ended trust called Primaris Real Estate Investment Trust. Each existing Parent unitholder will
receive one unit of Primaris Real Estate Investment Trust, for every one Parent unit held, subject to any consolidation or split of Primaris Real Estate
Investment Trust units pursuant to the Arrangement.

In connection with the Arrangement, the Parent will apply to the Court of Queen's Bench of Alberta for an interim order confirming, among other things, the
calling and holding of a meeting (the “Meeting”) of the Parent's unitholders to be held in December 2021 to approve the Arrangement. In addition, the
Parent has (i) applied to the Canada Revenue Agency for an advance income tax ruling confirming certain Canadian federal income tax consequences of
the Arrangement, and (i) applied for conditional approval from the TSX for the listing and posting for trading of the Primaris Real Estate Investment Trust
units. Listing will be subject to the TSX's customary listing approval requirements. The Arrangement is subject to, among other things, the approval of the
Parent's unitholders by way of the affirmative vote of at least two-thirds of the votes cast by the Parent's unitholders present in person or by proxy at the
Meeting.
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SECTION |
BASIS OF PRESENTATION

Management's Discussion and Analysis (“MD&A”) of the results of operations and financial position of Primaris Retail Properties (“PRP”) for the year ended
December 31, 2020 includes material information up to November 5, 2021. Financial data for the years ended December 31, 2020, 2019 and 2018 have
been prepared in accordance with International Financial Reporting Standards (“IFRS”) as issued by the International Accounting Standards Board. This
MD&A should be read in conjunction with the combined carve-out financial statements of PRP and appended notes for the year ended December 31, 2020
(“PRP’s Financial Statements”). PRP’s Financial Statements are defined to refer to the financial statements for PRP for the applicable period. All amounts
in this MD&A are in thousands of Canadian dollars, except where otherwise stated. Historical results, including trends which might appear, should not be
taken as indicative of future operations or results.

Countries around the world have been affected by the COVID-19 virus, which was declared a pandemic by The World Health Organization on March 11,
2020. The outbreak of COVID-19 has resulted in the federal and provincial governments enacting emergency measures to combat the spread of the virus.
These measures, which include the implementation of travel bans, self-imposed quarantine periods and social distancing, have caused material disruption
to businesses globally resulting in an economic slowdown. The governments have reacted with significant monetary and fiscal interventions designed to
stabilize economic conditions.

The duration and full impact of the COVID-19 pandemic on PRP is unknown at this time, as is the efficacy of the governments’ interventions. The extent of
the effect of COVID-19 on PRP’s operational and financial performance will depend on numerous factors including the duration, spread, time frame and
effectiveness of vaccination roll-out, all of which are uncertain and difficult to predict. As a result, it is not currently possible to ascertain the long-term impact
of COVID-19 on PRP’s business and operations. Certain aspects of PRP’s business and operations that have been and will continue to be impacted include
rental income, occupancy, tenant inducements and future demand for space. In the preparation of PRP’s Financial Statements and MD&A, PRP has
incorporated the impact of COVID-19 into its estimates and assumptions that affect the carrying amounts of its assets. PRP has updated its future cash
flows assumptions and its capitalization rates, terminal capitalization rates, and discount rates applied to these cash flows as well as updated its assumptions
around the valuation of its accounts receivable.

FORWARD-LOOKING DISCLAIMER

Certain information in this MD&A contains forward-looking information within the meaning of applicable securities laws (also known as forward-looking
statements) including, among others, statements made or implied under the headings “Assets”, “Segmented Information”, “Liquidity and Capital Resources”,
“Risks and Uncertainties” and “Subsequent Events” relating to PRP’s objectives, beliefs, plans, estimates, projections and intentions and similar statements
concerning anticipated future events, results, circumstances, performance or expectations that are not historical facts, including the statements made under
the headings “Business Update” and “Summary of Significant 2020 Activity” including with respect to PRP’s future plans, including significant development
projects, PRP’s expectation with respect to the activities of its development properties, including the building of new properties, the expected yield on cost
from PRP’s development properties, the timing of construction, the timing of transfer from properties under development to investment properties, the timing
of occupancy, the timing of lease-up and the expected total cost from development properties, management’s expectations regarding future intensification
opportunities including the timing of approvals for re-zoning and site plan applications, the impact of the COVID-19 virus on PRP and PRP’s tenants,
management’s expectations regarding abatement expenses and recoveries including tenants participation in the Canada Emergency Rent Subsidy, PRP’s
bad debt expense and expected credit loss, expectations regarding tenant retention and closures, the expected rental revenues from leases with replacement
tenants, including any offset of a reduction in gross revenues relating to store closures, and the significant revenue opportunity represented by percentage
rent participation, the state of the retail market, expected capital and tenant expenditures, capitalization rates and cash flow models used to estimate fair
values, management's expectations regarding PRP’s leverage and portfolio quality, management’s expectations regarding future distributions,
management’s belief that PRP has sufficient funds and liquidity for future commitments, management's expectation to be able to meet all of its ongoing
obligations and management's belief that PRP satisfies the test to quality for PRP exemption. Forward-looking statements generally can be identified by
words such as “outlook”, “objective”, “may”, “will", “expect’, “intend”, “estimate”, “anticipate”, “believe”, “should”, “plans”, “project”, “budget” or “continue” or
similar expressions suggesting future outcomes or events. Such forward-looking statements reflect PRP’s current beliefs and are based on information

currently available to management.

Forward-looking statements are provided for the purpose of presenting information about management’s current expectations and plans relating to the future
and readers are cautioned that such statements may not be appropriate for other purposes. These statements are not guarantees of future performance
and are based on PRP’s estimates and assumptions that are subject to risks, uncertainties and other factors including those risks and uncertainties described
below under “Risks and Uncertainties” and those discussed in the Management Information Circular (the “Circular”) to which this MD&A is attached. Material
factors or assumptions that were applied in drawing a conclusion or making an estimate set out in the forward-looking statements include that the general
economy is currently volatile and in an economic downturn as a result of the COVID-19 pandemic and low oil and gas prices, the extent and duration of
which is unknown; interest rates are volatile as a result of general economic conditions; and debt markets continue to provide access to capital at a reasonable
cost, notwithstanding the ongoing economic downturn. Additional risks and uncertainties include, among other things, risks related to: real property
ownership; the current economic environment; COVID-19; credit risk and tenant concentration; lease rollover risk; interest and other debt-related risk;
construction risks; currency risk; liquidity risk; financing credit risk; cyber security risk; environmental and climate change risk; co-ownership interest in
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properties; joint arrangement and investment risks; H&R REIT (“the Parent”) Unit price risk; availability of cash for distributions; ability to access capital
markets; dilution; the Parent’s unitholder liability; redemption right risk; tax risk, and additional tax risk applicable to the Parent's unitholders. PRP cautions
that these lists of factors, risks and uncertainties are not exhaustive. Although the forward-looking statements contained in this MD&A are based upon what
PRP believes are reasonable assumptions, there can be no assurance that actual results will be consistent with these forward-looking statements.

Readers are also urged to examine PRP’s materials filed with the Canadian securities regulatory authorities from time to time as they may contain discussions
on risks and uncertainties which could cause the actual results and performance of PRP to differ materially from the forward-looking statements contained
in this MD&A. All forward-looking statements in this MD&A are qualified by these cautionary statements. These forward-looking statements are made as
of November 5, 2021 and PRP, except as required by applicable Canadian law, assumes no obligation to update or revise them to reflect new information
or the occurrence of future events or circumstances.

OVERVIEW

This combined carve-out MD&A of PRP represents the combination of 27 retail properties, located throughout Canada, with 25 of the properties being owned
by Primaris REIT (“the REIT”) and 2 of the properties being owned directly by the Parent.

PRP’s strategy is to focus on maximizing rental income from its portfolio by actively managing the merchandising mix of each property to effectively align
with its consumer market, lease vacant space at competitive market rates and the lowest possible transaction costs, and maintain good relationships with
retailers, working with them to increase their sales. PRP has always recognized the highly competitive nature of the retail industry and has maintained a
strong focus on cost management to support retailer margins.

SECTION II
FINANCIAL HIGHLIGHTS
December 31,  December 31,  December 31,
(in thousands of Canadian dollars) 2020 2019 2018
Total assets $2,134,955 $2,732,713 $2,725,423
Net assets 1,001,700 1,575,903 1,619,755
Year ended December 31
2020 2019 2018
Rentals from investment properties $270,230 $274,418 $276,443
Property operating income(") 121,176 152,007 154,483
Fair value adjustment on investment properties (692,036) (160,940) (265,473)
Net loss (574,478) (44,450) (147,695)

() Property operating income consists of rentals from investment properties less property operating costs.

The fair value adjustment on investment properties is further discussed on page 3 of this MD&A.
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KEY PERFORMANCE DRIVERS

OPERATIONS 2020 2019 2018
Occupancy as at December 31 88.2% 87.5% 84.8%
Average contractual rent per sq.ft. for the year ended December 31 $24.87 $25.33 $25.62
Average remaining term to maturity of leases as at December 31 (in years) 5.1 5.1 48
Average remaining term to maturity of mortgages payable as at December 31 (in years) 24 3.2 3.3
BUSINESS UPDATE

PRP is pleased to report financial and operating results from 2020 that demonstrate the resilient nature of PRP’s portfolio, and also reflect the prudent
actions taken by management in response to the extraordinary events that followed the arrival of the COVID-19 pandemic. Prior to the pandemic, PRP had
made significant progress leasing Sears premises vacated in 2018 and that work, coupled with our efforts to work collaboratively with tenants throughout
the pandemic, has resulted in our occupancy rate growing despite the turbulence of 2020.

Fair Value Adjustment on Investment properties

Fair Value Adjustment on Investment properties Year ended
(in thousands of Canadian dollars) Q12020 Q2 2020 Q3 2020 Q4 2020 December 31, 2020
($666,167) ($5,882) (88,239) ($11,748) ($692,036)

The financial results for the year ended December 31, 2020 include significant fair value adjustments recorded in Q1 2020. These adjustments are a result
of PRP’s regular quarterly IFRS fair value process, and reflect an acceleration of challenging conditions in the retail landscape impacting the valuation
assumptions of retail properties.

During the year ended 2020, in light of the COVID-19 pandemic, PRP updated its assumptions used in determining the fair value of investment properties.
The retail industry (mainly PRP’s enclosed shopping centres) has also experienced significant hardship with all non-essential stores being closed for a
significant period of time. PRP applied higher discount and capitalization rates as well as revised leasing assumptions to its retail properties in enclosed
shopping centres.

Provision for expected Credit Loss and Bad Debt Expense

Bad debt expense is classified as an expense and is grouped together with other expenses in property operating costs. The following table discloses PRP’s
provision for expected credit loss and bad debt expense including the impact of COVID-19 in 2020. In determining these amounts, PRP performed a tenant-
by-tenant assessment considering the payment history and future expectations of default based on actual and expected insolvency filings. PRP was
impacted more than other industries due to government mandated closures of enclosed shopping centres. However, our primary goal has been to maintain
occupancy, as such, we have worked together with our tenants on a case-by-case basis to find sensible solutions to support their businesses while protecting
our own rights and financial position. In limited circumstances where abatement was provided in favour of a tenant other than in the case of the Canada
Emergency Commercial Rent Assistance ("CECRA") program, PRP typically received concessions of value in exchange, such as development rights, lease
term extensions or the waiver of exclusivity provisions.

Provision for expected credit loss December 31 December 31 December 31
(in thousands of Canadian dollars) 2020 2019 2018
Opening balance, beginning of year $602 $426 $658
Bad debt expensel" 36,193 437 87
Accounts receivable write-off(") (23,850) (261) (319)
Closing balance, end of year $12,945 $602 $426

(" Year ended December 31, 2020 includes $5.4 million of rent abatements granted under the CECRA program.
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Tenant Closures

Many retailers have faced very challenging conditions in 2020. Several filed for Canada Companies’ Creditors Arrangement Act (“CCAA”) creditor protection
and several have announced store closures. PRP’s focus on maintaining affordable cost structures for its mall-based retailers has resulted in above-average
rent collections and high retention of store locations by tenants planning store closures elsewhere. The following table summarizes the tenant groups that
have filed for creditor protection under the CCAA:

CCAA e Current---==-- e Expected to be Retained------

Tenant Group Filing Date  Square footage!"  Number of Stores  Square footage¥  Number of Stores
Pier One February 29, 2020 28,583 3 -
Aldo May 7, 2020 27,7115 19 23,724 15
Reitmans May 19, 2020 43,917 17 38,544 14
Comark June 3, 2020 79,890 26 79,890 26
General Nutrition Centres June 24, 2020 6,868 8 4,586 6
David's Tea July 8, 2020 9,158 16
Tristan July 21, 2020 2,500 1 2,500 1
Ascena July 23, 2020 19,187 7 2,199 1
Laura's Group August 4, 2020 9,047 3 9,047 3
Moores August 5, 2020 5,004 1 5,004 1
Lilianne Lingerie August 10, 2020 524 1 524 1
Cazza August 13, 2020 4,944 3 4,944 3
Manteaux Manteaux August 14, 2020 2,419 2 2,419 2
Dynamite September 8, 2020 45,132 15 45,132 15
Ernest September 14, 2020 1,011 1 1,011 1
Le Chateau October 23, 2020 42,767 13
Vivah Jewellery October 30, 2020 426 2
Total subject to CCAA 329,092 138 219,524 89
Total Portfolio 3,704,000 2,658

() AtPRP’s ownership interest.

PRP continues to work collaboratively with its tenants that have been affected by the pandemic. Retailers undergoing CCAA restructuring has been an area
of particular focus for management, where retention of stores has exceeded 64%. Management expects no closures from GAP, H&M, or L Brands in PRP’s
portfolio, and PRP does not have any locations with Brooks Brothers, Lucky Brands, J. Crew, Mendocino, Frank & Oak, Lole or Microsoft Corporation, each
of which has announced plans for store closures.

In relation to PRP’s initial 2020 budget of approximately $285 million of gross revenue, approximately $21.2 million of gross rent was attributable to tenants
undergoing restructurings or liquidations. Annualized rental revenue has been reduced by approximately $12.3 million at PRP’s share as a result of both
store closures and lease amendments. Store closures, which provide the opportunity to re-lease space to new tenants, account for $6.1 million of this
amount, while temporary lease amendments to rental rates for retained tenancies accounts for the remaining $6.2 million of this amount.

Among the 49 store closures for tenants that have filed for creditor protection under the CCAA aggregating 108,568 square feet across PRP’s 13,304,000
square foot retail portfolio, leases have been signed with replacement tenants for 23 stores for 35,672 square feet, with many having commenced occupancy.
The rental revenues from these new tenancies are expected to partially offset the annualized $6.1 million reduction in gross revenues relating to store
closures in 2021, though the magnitude of that offset depends significantly on tenant sales and percentage rent participation. Similarly, the annualized $6.2
million of gross revenue reduction due to temporary lease amendments assumes no percentage rent is collected under the temporary lease terms.
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Liquidity

As at December 31, 2020, PRP had $77.8 million of cash available under its line of credit, after taking into account the guarantee of $222.2 million, $15.0
million of cash on hand and an unencumbered asset pool of approximately $673.9 million.

SUMMARY OF SIGNIFICANT 2020 ACTIVITY

Future Intensification Opportunities

PRP has many intensification opportunities embedded in its portfolio. The fair market value that management ascribes to these properties excludes the value
that may be unlocked as these projects progress.

PRP continues to advance its intensification pipeline of projects within its existing portfolio. PRP’s flagship project, Dufferin Grove Village at Dufferin Mall,

which will include 1,135 residential rental units and 75,000 square feet of retail space, is expected to receive re-zoning and site plan approval in Q4 2021.

Debt Highlights

The weighted average interest rate of PRP’s debt as at December 31, 2020 was 3.9% with an average term to maturity of 2.4 years.

Mortgages:

During the year ended December 31, 2020, PRP secured a new mortgage of approximately $41.8 million at an interest rate of 3.2% for a term of 3.0 years
and repaid a mortgage of approximately $40.4 million at an interest rate of 5.3%.

SECTION Ill
FINANCIAL POSITION
December 31, December 31, December 31,
(in thousands of Canadian dollars) 2020 2019 2018
Assets
Investment properties $2,103,675 $2,708,260 $2,704,596
Other assets 16,272 16,443 12,798
Cash and cash equivalents 15,008 8,010 8,029
$2,134,955 $2,732,713 $2,725,423
Liabilities
Debt $609,900 $804,312 $901,620
Exchangeable units 19,244 39,693 38,846
Accounts payable and accrued liabilities 504,111 312,805 165,202
1,133,255 1,156,810 1,105,668
Net assets 1,001,700 1,575,903 1,619,755
$2,134,955 $2,732,713 $2,725,423
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ASSETS

Change in Investment Properties

(in thousands of Canadian dollars) 2020 2019 2018
Opening balance, beginning of year $2,708,260 $2,704,596 $2,896,100
Operating capital:

Capital expenditures 11,304 27,389 22,520

Leasing expenses and tenant inducements 3,383 13,910 8,537
Development capital:

Redevelopment (including capitalized interest) 69,127 123,192 41,962
Accrued rents receivable 3,637 113 950
Fair value adjustment on investment properties (page 3) (692,036) (160,940) (265,473)
Closing balance, end of year $2,103,675 $2,708,260 $2,704,596
Investment Properties:

The following tables disclose the fair values of the investment properties by geographic location:
Geographic Location December 31, December 31, December 31,
(in thousands of Canadian dollars) 2020 2019 2018
Ontario $635,800 $770,800 $799,150
Alberta 838,025 1,185,210 1,152,296
Other 629,850 752,250 753,150
Total $2,103,675 $2,708,260 $2,704,596
Capitalization Rates:
December 31, December 31, December 31,
2020 2019 2018
751% 6.11% 5.98%

In light of the COVID-19 pandemic, PRP has updated its assumptions used in determining the fair value of investment properties. Refer to page 3 of this
MD@&A for further discussion on IFRS fair value adjustments included in the Business Update.

Other Assets
December 31, December 31, December 31,
(in thousands of Canadian dollars) 2020 2019 2018
Prepaid expenses and sundry assets $5,483 $9,047 $5,732
Accounts receivable - net of provision for expected credit loss of $12,945 (2019 - $602, 2018 - $426) 10,789 7,396 7,066
$16,272 $16,443 $12,798

Accounts receivable increased by $3.4 million to $10.8 million as at December 31, 2020, primarily due to retail tenants who were impacted by COVID-19.
As at December 31, 2020, accounts receivable amounted to 4.0% of annual rentals from investment properties compared to 2.7% as at December 31, 2019.
Refer to page 3 of this MD&A for further discussion on PRP’s bad debt expense.
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LIABILITIES AND NET ASSETS
December 31, December 31, December 31,
2020 2019 2018
Unencumbered assets(") (in thousands of Canadian dollars) $673,925 $916,210 $855,296
Weighted average interest rate of debt® 3.9% 4.0% 4.1%
Weighted average term to maturity of debt (in years)@ 24 3.2 3.3
(1 Unencumbered assets are investment properties without encumbrances for mortgages or the line of credit.
@ Debt includes mortgages payable and the line of credit.
Debt
PRP’s debt consists of the following items:
December 31, December 31, December 31,
(in thousands of Canadian dollars) 2020 2019 2018
Mortgages payable $609,900 $631,612 $645,620
Line of credit 172,700 256,000
$609,900 $804,312 $901,620
The following is a summary of the changes in mortgages payable:
December 31, December 31, December 31,
(in thousands of Canadian dollars) 2020 2019 2018
Opening balance, beginning of year $631,612 $645,620 $669,825
Principal repayments:
Scheduled amortization payments (22,622) ($22,194) (21,490)
Mortgage repayments (38,694) ($47,892)
New mortgages 41,795 $58,665
Effective interest rate accretion on mortgages (2,191) ($2,587) (2,715)
Closing balance, end of year $609,900 $631,612 $645,620
The following is a summary of the changes in the line of credit:
December 31, December 31, December 31,
(in thousands of Canadian dollars) 2020 2019 2018
Opening balance, beginning of year $ 172,700 $ 256,000 $ 20,000
Net advances (repayments) (172,700) (83,300) 236,000
Closing balance, end of year $ $ 172,700 $ 256,000
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Weighted
Mortgages Payable Periodic Average
Amortized Principal on Total Interest
Principal Maturity Principal % of Total Rate on
Future Mortgage Principal Payments at December 31, 2020 ($000's) ($000's) ($000’s) Principal Maturity
2021 $14,075 $293,674 $307,749 50.5 3.9%
2022 10,311 127,122 137,433 22.6 3.9%
2023 5,327 5,327 0.9 3.9%
2024 3,834 37,389 41,223 6.8 3.2%
2025 3,975 3,975 0.7 3.9%
Thereafter 11,383 102,269 113,652 18.5
609,359 100%
Financing costs and mark-to-market adjustments arising on acquisitions(") 541
Total balance outstanding as at December 31, 2020 $609,900

() Mark-to-market adjustment represents the difference between the actual mortgages assumed on property acquisitions and the fair value of the mortgages at the date of purchase and is
recognized in finance costs over the life of the applicable mortgage using the effective interest rate method. Financing costs are deducted from PRP’s mortgages payable balances and are
recognized in finance costs over the life of the applicable mortgage.

The mortgages outstanding as at December 31, 2020 bear interest at a weighted average rate of 3.9% (December 31, 2019 - 4.0%; December 31, 2018 -
4.1%) and mature between 2021 and 2030 (December 31, 2019 — maturing between 2020 and 2030; December 31, 2018 - maturing between 2019 and
2027). The weighted average term to maturity of PRP’s mortgages is 2.4 years (December 31, 2019 - 3.1 years). For a further discussion of liquidity refer
to the “Funding of Future Commitments” section of this MD&A. For a further discussion of interest rate risk, refer to the “Risks and Uncertainties” section of
this MD&A.

Line of Credit Maturity Total Amount PRP Available
(in thousands of Canadian Dollars) Date Facility Drawn Guarantee® Balance

Revolving secured operating line of credit(®):

December 31, 2020 December 31, 2021 $300,000 - ($222,250) $77,750
December 31, 2019 December 31, 2021 $300,000 ($172,700) ($120,900) $6,400
December 31, 2018 July 1, 2020 $300,000 ($256,000) ($17,680) $26,320

() Secured by certain investment properties.
@ PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit.

The line of credit can be drawn in either Canadian or U.S. dollars and bears interest at a rate approximating the prime rate of a Canadian chartered bank.
Exchangeable Units

Certain of the Parent's subsidiaries have exchangeable units outstanding which are puttable instruments where the Parent has a contractual obligation to
issue Units of the Parent (“Units”) to participating vendors upon redemption. These puttable instruments are classified as a liability under IFRS and are
measured at fair value through profit or loss.

At the end of each period the fair value is determined by using the quoted price of the Parent's Units on the Toronto Stock Exchange (“TSX”) as the
exchangeable units are exchangeable into Units at the option of the holder. Holders of all exchangeable units are entitled to receive the economic equivalent
of distributions on a per unit amount equal to a per Unit amount provided to holders of Units.

Number of
Exchangeable Quoted Price
The following number of exchangeable units are issued and outstanding: Units of Units Total
As at December 31, 2020 1,447 994 $13.29 $19,244
As at December 31, 2019 1,881,168 $21.10 $39,693
As at December 31, 2018 1,881,168 $20.65 $38,846
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Net Assets

Net assets decreased by $574.2 million from approximately $1.6 billion as at December 31, 2019 to approximately $1.0 billion as at December 31, 2020.
The decrease is primarily due to the negative fair value adjustments on investment properties discussed on page 3 of this MD&A.

RESULTS OF OPERATIONS
Year ended December 31
(in thousands of Canadian dollars) 2020 2019 2018
Property operating income:
Rentals from investment properties $270,230 $274,418 $276,443
Property operating costs (149,054) (122,411) (121,960)
121,176 152,007 154,483
Finance cost - operations (20,493) (33,921) (35,990)
Finance income 79 97 69
General and administrative (expenses) recoveries 575 (846) (2,120)
Fair value adjustment on investment properties (692,036) (160,940) (265,473)
Fair value adjustment on financial instruments 16,221 (847) 1,336
Net loss ($574,478) ($44,450) ($147,695)

Property operating income decreased for year ended December 31, 2020 compared to the respective 2019 and 2018 periods due to bad debt expense as
a result of the impact of COVID-19 further discussed on page 3 of this MD&A.

Net loss increased by approximately $530.0 million and $426.8 million for the year ended December 31, 2020 compared to the respective 2019 and 2018
periods primarily due to the following: (i) fair value adjustments of investment properties further discussed on page 3 of this MD&A; and (i) a decrease in
property operating income discussed above.

PROPERTY OPERATING INCOME

Property operating income consists of rentals from investment properties less property operating costs. Management believes that property operating
income is a useful measure for investors in assessing the performance of PRP’s properties before financing costs and other sources of income and
expenditures which are not directly related to the day-to-day operations of a property.

Year ended December 31

(in thousands of Canadian dollars) 2020 2019 2018
Rentals $270,230 $274,418 $276,443
Property operating costs (excluding bad debt expense) (112,861) (121,974) (121,873)
Property operating income (excluding bad debt expense) 157,369 152,444 154,570
Bad debt expense (36,193) (437) (87)
Property operating income $121,176 $152,007 $154,483

Property operating income decreased by $30.8 million and $33.3 million for the year ended December 31, 2020 compared to the respective 2019 and 2018
periods primarily due to the following: (i) an increase in bad debt expense as a result of the impact of COVID-19; and (ii) a decrease in lease termination
fees. This was partially offset by a decrease in operating expenses as a result of the impact of properties being closed or partially closed due to COVID-19.

Refer to page 3 of this MD&A for a further breakdown of PRP’s bad debt expense.
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INCOME AND EXPENSE ITEMS

The income and expense items section of this MD&A provides management’'s commentary on the Results of Operations per PRP’s Financial Statements.

Finance Costs

(in thousands of Canadian dollars) 2020 2019 2018
Finance cost — operations
Contractual interest on mortgages payable ($24,608) ($25,434) ($26,156)
Bank interest and charges on the line of credit (382) (13,827) (12,733)
Effective interest rate accretion 2,191 2,587 2,715
Exchangeable unit distributions (1,606) (2,596) (2,596)
(24,405) (39,270) (38,770)
Capitalized interest 3,912 5,349 2,780
(20,493) (33,921) (35,990)
Finance income 79 97 69
Fair value adjustment on financial instruments 16,221 (847) 1,336

($4,193) ($34,671) ($34,585)

The decrease in contractual interest on mortgages payable of $0.8 million and $1.5 million for the year ended December 31, 2020 compared to the respective
2019 and 2018 periods is primarily due to mortgages repaid upon maturity totalling $38.7 million partially offset by the issuance of new mortgages totalling
$41.8 million since January 1, 2020.

The decrease in bank interest and charges on the line of credit of $13.4 million and $12.4 million for the year ended December 31, 2020 compared to the
respective 2019 and 2018 period is primarily due to lower variable interest rates on borrowings and repaying the line of credit of $172.7 million during 2020.

The decrease in exchangeable unit distributions of $1.0 million for the year ended December 31, 2020 compared to the 2019 and 2018 periods is primarily
due to the Parent decreasing its monthly distributions from $0.115 per Unit to $0.0575 per Unit effective May 2020.

The decrease in capitalized interest of $1.4 million and $1.1 million for the year ended December 31, 2020 compared to the respective 2019 and 2018
periods is primarily due to a decrease in capitalized interest from the re-development of the former Target and Sears space.

The fair value adjustment on financial instruments of $16.2 million for the year ended December 31, 2020 is primarily due to the gain on the fair value of
exchangeable units, which are fair valued at the end of each reporting period based on the quoted price of the Parent's Units on the TSX. The gain on fair
value of exchangeable units is due to the Parent's Unit price decreasing from $21.10 as at December 31, 2019 to $13.29 as at December 31, 2020.

General and Administrative (Expenses) Recoveries Year ended December 31
(in thousands of Canadian dollars) 2020 2019 2018
Other (expenses) recoveries $575 ($846) ($2,120)

Other expenses decreased by $1.4 million and $2.7 million for year ended December 31, 2020 compared to the respective 2019 and 2018 periods, primarily
due to lower expenses due to COVID-19.

Fair Value Adjustment on Investment properties Year ended December 31
(in thousands of Canadian dollars) 2020 2019 2018
Fair value adjustment on investment properties ($692,036)  ($160,940)  ($265,473)

PRP records its investment properties at fair value. Fair value adjustments on investment properties are determined based on the movement of various
parameters, including changes in capitalization rates, discount rates, terminal capitalization rates and future cash flow projections. The impact of COVID-
19 has caused a change in assumptions used in determining the fair value of investment properties for the year ended December 31, 2020. Refer to page
3 of this MD&A for further discussion on IFRS fair value adjustments included in the Business Update.

Page 10 of 20
H-29



PRP - MD&A - DECEMBER 31, 2020

Capital and Tenant Expenditures

The following is a breakdown of PRP’s capital expenditures and tenant expenditures (leasing expenditures and tenant inducements):

Year ended December 31

(in thousands of Canadian dollars) 2020 2019 2018
Capital expenditures 11,304 27,389 22,520
Leasing expenditures and tenant inducements 3,383 13,910 8,537
Total $14,687 $41,299 $31,057

The largest capital expenditures for the year ended December 31, 2020 included a food court renovation at a Guelph, ON retail property totaling $7.0 million
(including $2.1 million spent in Q4 2020). The largest capital expenditures from the Retail segment for the year ended December 31, 2019 included: (i)
backfilling a former Future Shop location with a new Best Buy store at a Calgary, AB retail property totalling $10.2 million; (i) a food court relocation at a
retail property in Orleans, ON totalling $5.1 million; and (iii) backfilling a former Safeway location with a new Marshalls store at a Winnipeg, MB retail property
totalling $4.8 million.

LIQUIDITY AND CAPITAL RESOURCES

Major Cash Flow Components

Year ended December 31

(in thousands of Canadian dollars) 2020 2019 2018
Cash and cash equivalents, beginning of year $8,010 $8,029 $3,481
Cash flows from operations 278,846 253,246 (140,321)
Cash flows used for investing (79,902) (159,142) (70,239)
Cash flows from (used for) financing (191,946) (94,123) 215,108
Cash and cash equivalents, end of year $15,008 $8,010 $8,029

Cash flows from operations increased by $25.6 million and $419.2 million for the year ended December 31, 2020 compared to the respective 2019 and 2018
periods, primarily due to an increase in non-cash working capital, lower finance costs and higher finance income. This was partially offset by the bad debt
expense and costs incurred for abandoned transactions both as a result of COVID-19.

Cash flows used for investing decreased by $79.2 million and increased by $9.7 million for the year ended December 31, 2020 compared to the respective
2019 and 2018 periods, primarily due to less cash spent on redevelopment.

Cash flows from (used for) financing decreased by $97.8 million and $407.1 million for the year ended December 31, 2020 compared to the respective 2019
and 2018 periods, primarily due to repayment of the operating line of credit in 2020.

Capital Resources

As at December 31, 2020, PRP had cash on hand of $15.0 million and amounts available under its line of credit totalling $77.8 million. Subject to market
conditions, management expects to be able to meet all of PRP’s ongoing contractual obligations. As at December 31, 2020, PRP is not in default or arrears
on any of its obligations including interest or principal payments on debt and any debt covenant.

As at December 31, 2020, PRP had 14 unencumbered properties, with a fair value of approximately $673.9 million.

Funding of Future Commitments

As at December 31, 2020, PRP had cash on hand of $15.0 million, cash available under its line of credit, after taking into account PRP’s guarantee of $222.2
million, is $77.8 million and an unencumbered property pool of approximately $673.9 million.
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The following summarizes the estimated loan to value ratios on properties for which mortgages mature over the next five years:

Number of Mortgage Debt due Weighted Average Fair Value Investment Loan to

Year Properties on Maturity ($000’s)  Interest Rate on Maturity Properties ($000's) Value
2021 3 $ 293,674 4.0% $ 741,250 40%
2022 2 127,122 4.1% 233,350 54%
2023 - - % - -%
2024 1 37,389 3.2% 55,450 67%
2025 - - -% - -%
6 $ 458,185 4.0% $ 1,030,050 44%

OFF-BALANCE SHEET ITEMS

In the normal course of operations, PRP has issued letters of credit in connection with developments, financings, operations and acquisitions. As at December
31, 2020, PRP has outstanding letters of credit totaling $1.1 million (December 31, 2019 - $1.1 million, December 31, 2018 - $1.8 million).

PRP has co-owners and partners in various projects. As a rule, PRP does not provide guarantees or indemnities for these co-owners and partners pursuant
to property acquisitions because should such guarantees be provided, recourse would be available against PRP in the event of a default of the co-owners
and partners. Insuch case, PRP would have a claim against the underlying real estate investment. However, in certain circumstances, subject to compliance
with the Parent’s Declaration of Trust and the determination by management that the fair value of the co-owners’ or partners’ investment is greater than the
mortgages payable for which PRP has provided guarantees, such guarantees will be provided. As at December 31, 2020, such guarantees amounted to
$113.0 million (December 31, 2019 - $114.8 million; December 31, 2018 - $126.7 million) which expire between 2021 and 2027 (December 31, 2019 - expire
between 2021 and 2027; December 31, 2018 - expire between 2019 and 2027).

PRP provides guarantees on behalf of the Parent, a related party, on the U.S. dollar borrowings on the revolving secured operating line of credit. As at
December 31, 2020, PRP issued guarantees amounting to U.S. $175.0 million (December 31, 2019 - U.S. $93.0 million; December 31, 2018 - U.S. $13.0
million). The Canadian equivalent of these amounts is $222.2 million (December 31, 2019 - $120.9 million; December 31, 2018 - $17.7 million).

PRP had previously guaranteed certain debt assumed by purchasers in connection with past dispositions of properties. As at December 31, 2020, the
estimated amount of debt subject to such guarantees, and therefore the maximum exposure to credit risk is nil (December 31, 2019 - $41.3 million;

December 31, 2018 - $44.0 million). There were no defaults by the primary obligors for debts on which PRP had provided its guarantees, and as a result,
no contingent loss on these guarantees had been recognized in PRP’s Financial Statements.

SECTION IV

SELECTED FINANCIAL INFORMATION
Summary of Annual Information

The following tables summarize certain financial information for the years indicated below:

Year Ended Year Ended Year Ended

December 31, December 31, December 31,

(in thousands of Canadian dollars) 2020 2019 2018
Rentals from investment properties $270,230 $274,418 $276,443
Finance income 79 97 69
Net loss (574,478) (44,450) (147,695)
Total assets 2,134,955 2,732,713 2,725,423
Total liabilities 1,133,255 1,156,810 1,105,668
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PORTFOLIO OVERVIEW

The geographic diversification of the portfolio of properties in which PRP has an interest and the related square footage is disclosed at PRP’s proportionate
share as at December 31, 2020, 2019 and 2018 in the tables below:

Other
Number of Properties(!) Ontario Alberta Provinces Total
Enclosed Shopping Centres 4 7 6 17
Other 1 8 1 10
Total 5 15 7 27
Other

Square Feet (in thousands)") Ontario Alberta Provinces Total
2020 1,863 3,714 2,012 7,589
2019 1,910 3,729 2,050 7,689
2018 1,911 3,780 2,091 7,782
LEASE MATURITY PROFILE
The following table discloses PRP’s leases expiring at PRP’s proportionate share.

Rent per

sq.ft. (§)
LEASE EXPIRIES Sq.ft. on expiry
2021 672,863 26.74
2022 855,955 2342
2023 488,026 34.99
2024 693,681 28.76
2025 448,911 36.73

3,159,434 28.98
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TOP TWENTY SOURCES OF REVENUE BY TENANT

The following table disclosing PRP’s top twenty tenants at PRP’s proportionate share:

Average Lease

Number of Owned Term to Maturity ~ Credit Ratings

Tenant % of Revenues Locations  sq.ft. (in 000’s) (in years) (S&P)

1. Canadian Tire Corporation 6.22% 16 571 5.90 BBB
2. The TJX Company Inc. 3.57% 13 381 6.43 A
3. Loblaws Companies Inc. 3.36% 12 192 7.80 BBB
4. Bell Canada 2.41% 16 51 2.07 BBB+
5. Walmart Inc. 2.23% 4 430 8.03 AA
6. YM Inc. 2.22% 14 214 5.65 Not rated
7. Hudson's Bay Company 2.09% 6 589 6.54 Not rated
8. Best Buy Co. Inc. 1.65% 9 142 477 BBB+
9. Indigo Books & Music 1.51% 11 112 5.94 Not rated
10.  Gaplnc. 1.51% 8 106 3.85 BB
11. Arden Holdings Inc. 1.44% 15 98 5.51 Not rated
12.  Cineplex Entertainment Corp. 1.43% 5 146 6.59 Not rated
13. Rogers Communications Inc. 1.42% 17 22 3.08 BBB+
14, Comark Inc. 1.40% 12 80 4.30 Not rated
15.  Foot Locker Inc. 1.34% 10 39 3.58 BB+
16.  Telus Communications Inc. 1.31% 16 22 4.84 BBB+
17.  Sobeys Inc. 1.28% 5 161 10.18 BBB-
18.  Groupe Dynamite Inc. 1.27% 9 41 1.08 Not rated
19.  H&M Hennes & Mauritz Inc. 1.12% 7 86 4.31 BBB
20.  MTY Group 1.10% 16 16 3.69 Not rated
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SECTION V

CRITICAL ACCOUNTING ESTIMATES AND JUDGEMENTS

Preparation of PRP’s Financial Statements requires management to make estimates and judgements that affect the reported amounts of assets and
liabilities, disclosure of contingent assets and liabilities at the date of PRP’s Financial Statements and reported amounts of revenue and expenses during
the reporting period.

For a description of the accounting policies that management believes are subject to greater estimation and judgement, as well as other accounting policies,
refer to notes 1 and 2 of PRP’s Financial Statements.

Use of Estimates

Information about assumption and estimation uncertainties that have a significant risk of resulting in a material adjustment within the next financial year are
included in the fair value of investment properties.

Use of Judgements
o Valuations of investment properties

Investment properties are carried on the combined carve-out statements of financial position at fair value, as determined by either external independent
appraisers or by PRP’s internal valuation team. The valuations are based on a number of methods and significant assumptions, such as capitalization
rates, terminal capitalization rates, discount rates and estimates of future cash flows. Valuation of investment properties is one of the principal estimates
and uncertainties in PRP’s Financial Statements and this MD&A. Refer to note 3 of PRP’s Financial Statements for further information on estimates and
significant assumptions made in the determination of the fair value of investment properties. Judgement is applied in determining whether certain costs
are additions to the carrying value of the investment properties, identifying the point at which practical completion of the property occurs and identifying
the directly attributable borrowing costs to be included in the carrying value of the development properties.

e |eases

PRP makes judgements in determining whether certain leases, in particular those tenant leases with long contractual terms and long-term ground leases
where PRP is the lessor, are operating or finance leases. PRP has determined that all of its leases, where PRP is the lessor, are operating leases.

e Business combinations

Accounting for business combinations under IFRS 3, Business Combinations (“IFRS 3”) is only applicable if it is determined that a business has been
acquired. Under IFRS 3, a business is defined as an integrated set of activities and assets conducted and managed for the purpose of providing a return
to investors or lower costs or other economic benefits directly and proportionately to PRP. A business generally consists of inputs, processes applied
to those inputs and resulting outputs that are, or will be, used to generate revenues. In the absence of such criteria, a group of assets is deemed to
have been acquired. If goodwill is present in a transferred set of activities and assets, the transferred set is presumed to be a business. Judgement is
used by management in determining whether the acquisition of an individual property, or a group of properties, qualifies as a business combination in
accordance with IFRS 3 or as an asset acquisition.

SECTION VI

RISKS AND UNCERTAINTIES

All investment properties are subject to a degree of risk and uncertainty. They are affected by various factors including general market conditions and local
market circumstances. An example of general market conditions would be the availability of long-term mortgage financing whereas local conditions would
relate to factors affecting specific properties such as an oversupply of space or a reduction in demand for real estate in a particular area. Management
attempts to manage these risks through geographic, type of asset and tenant diversification in PRP’s portfolio. The major risk factors including detailed
descriptions are outlined below.

Risks Associated with COVID-19

On March 11, 2020, the World Health Organization declared COVID-19 a global pandemic, which has resulted in the federal and provincial governments
enacting emergency measures to combat the spread of the virus, including travel bans, quarantine periods, social distancing and significant monetary and
fiscal interventions. Given the success in mitigating the initial spread of COVID-19, the governments in Canada and in many other countries eased the
containment measures in late Q2 2020 and rolled out reopening of non-essential businesses on a staged regional approach for most of Q3 2020. This led
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to a recovery of economic activities and the employment rate in Canada and in many parts of the world. Following Q3 2020, the rise in the number of COVD-
19 cases globally indicated the start of the second wave of the pandemic. In response, regional and provincial governments in Canada and internationally,
including the U.S., introduced, or restored, restrictive measures for certain non-essential businesses such as theatres, gyms and sit-down restaurants. In
Q4 2020, many governments began to implement more restrictive measures and some governments imposed lockdowns, closing all businesses other those
deemed “essential”. These emergency measures have resulted in additional risks and uncertainties to PRP’s business, operations and financial performance
as discussed throughout the MD&A.

The duration and impact of the COVID-19 pandemic on PRP continues to remain unknown at this time, as is the efficacy of the government's interventions.
However, disruptions caused by COVID-19 have negatively impacted the market price for the equity securities of PRP and may, in the short or long term,
materially adversely impact PRP's tenants and/or the debt and equity markets, both of which could materially adversely affect PRP's operations and financial
performance and ability to pay distributions. PRP has experienced and continues to expect COVID-19 related delays with its current and future development
projects. PRP expects near-term delay to ongoing projects in terms of construction spending and expected completion dates, as well as delays to the
commencement of construction for new development projects.

The extent of the effect of the ongoing COVID-19 pandemic on PRP's operational and financial performance will depend numerous factors, including the
duration, spread and intensity of the pandemic, the actions by governments and others taken to contain the pandemic or mitigate its impact, changes in the
preferences of tenants and prospective tenants, and the direct and indirect economic effects of the pandemic and containment measures, all of which are
uncertain and difficult to predict considering that the situation continues to evolve rapidly. As a result, it is not currently possible to ascertain the long-term
impact of COVID-19 on PRP's business and operations. Certain aspects of PRP's business and operations that have been or could potentially continue to
be impacted include rental income, occupancy, tenant inducements, future demand for space and market rents, as well as increased costs resulting from
PRP's efforts to mitigate the impact of COVID-19, longer-term stoppage of development projects, temporary or long-term labour shortages or disruptions,
temporary or long-term impacts on domestic and global supply chains, increased risks to IT systems and networks, further impairments and/or write-downs
of assets, and the deterioration of worldwide credit and financial markets that could limit PRP's ability to access capital and financing on acceptable terms
oratall.

Even after the COVID-19 pandemic has subsided, PRP may continue to experience material adverse impacts to its business as a result of the global
economy, including any related recession, as well as lingering effects on PRP's employees, suppliers, third-party service providers and/or tenants.

Management continues to actively assess and respond where possible, to the effects of the COVID-19 pandemic on PRP's employees, tenants, suppliers,
and service providers, and evaluating governmental actions being taken to curtail its spread. PRP is continuing to review its future cash flow projections and
the valuation of its properties in light of the COVID-19 pandemic, and intends to follow health and safety guidelines as they continue to evolve.

Real Property Ownership

All real property investments are subject to a degree of risk and uncertainty. Such investments are affected by various factors including general economic
conditions, local real estate markets, the impact of COVID-19, demand for leased premises, competition from other available premises and various other
factors.

The value of real property and any improvements thereto may also depend on the credit and financial stability of the tenants. Distributable cash and PRP’s
income would be adversely affected if one or more major tenants or a significant number of tenants were to become unable to meet their obligations under
their leases or if a significant amount of available space in the properties in which PRP has an interest is not able to be leased on economically favourable
lease terms. In the event of default by a tenant, delays or limitations in enforcing rights as lessor may be experienced and substantial costs in protecting
PRP’s investment may be incurred. Furthermore, at any time, a tenant of any of the properties in which PRP has an interest may seek the protection of
bankruptcy, insolvency or similar laws that could result in the rejection and termination of such tenant’s lease and thereby cause a reduction in the cash flow
available to PRP.

Retail shopping centres have traditionally relied on there being a number of anchor tenants (department stores, discount department stores and grocery
stores) in the centre, and therefore they are subject to the risk of such anchor tenants either moving out of the property or going out of business. Within the
Retail segment, certain of the major tenants are permitted to cease operating from their leased premises at any time at their option, however, they remain
liable to pay all remaining rent in accordance with their leases. Other major tenants are permitted to cease operating from their leased premises or to
terminate their leases if certain events occur. Some commercial retail unit tenants have a right to cease operating from their premises if certain major tenants
cease operating from their premises. The exercise of such rights by a tenant may have a negative effect on a property. There can be no assurance that such
rights will not be exercised in the future.

The ability to rent unleased space in the properties in which PRP has an interest will be affected by many factors, and costs may be incurred in making
improvements or repairs to property required by a new tenant. A prolonged deterioration in economic conditions could increase and exacerbate the foregoing
risks. The failure to rent unleased space on a timely basis or at all would likely have an adverse effect on PRP’s financial condition.
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Certain significant expenditures, including property taxes, maintenance costs, mortgage payments, insurance costs and related charges must be made
throughout the period of ownership of real property regardless of whether the property is producing any income. If PRP is unable to meet mortgage payments
on any property, losses could be sustained as a result of the mortgagee’s exercise of its rights of foreclosure or sale.

PRP may, in the future, be exposed to a general decline of demand by tenants for space in properties. As well, certain of the leases of the properties held
by PRP have early termination provisions and such termination rights are generally exercisable at a cost to the tenant only. The amount of space in PRP’s
portfolio which could be affected is not significant.

A mortgage on any one property may, from time to time, exceed the estimated current market value of the related property. The cash flow from such a
property may not be sufficient to cover debt servicing for that property. The cash flow from PRP’s portfolio is, however, expected by management to be
sufficient to cover any cash flow shortfalls on such a property.

Credit Risk and Tenant Concentration

PRP is exposed to credit risk in the event that borrowers default on the repayment of the amounts owing to PRP. Management mitigates this risk by ensuring
adequate security has been provided in support of mortgages receivable.

PRP is exposed to credit risk as an owner of real estate in that tenants may become unable to pay the contracted rents. Management mitigates this risk by
carrying out appropriate credit checks and related due diligence on the significant tenants. Management has diversified PRP’s holdings so that it owns
several categories of properties (office, retail, industrial and residential) and acquires properties throughout Canada and the United States. In addition,
management ensures that no tenant or related group of tenants, other than investment grade tenants, account for a significant portion of the cash flow. The
only tenant which individually accounts for more than 5% of the rentals from investment properties of PRP is Canadian Tire Corporation. This company has
a public debt rating that is rated a BBB Stable rating by a recognized rating agency.

Lease Rollover Risk

Lease rollover risk arises from the possibility that PRP may experience difficulty renewing leases as they expire. Management attempts to enter into long-
term leases to mitigate this risk. Management attempts to mitigate the risk by having staggered lease maturities and entering into longer term leases with
built-in rental escalations. The leases for 41.6% of PRP’s total commercial leasable area will expire in the next 5 years.

Interest and Other Debt-Related Risk

PRP has been able to leverage off the low interest rate environment that the Canadian and U.S. economy has experienced in recent years. A reversal of
this trend, however, may lead to PRP’s debt being refinanced at higher rates, thereby reducing net income and cash flows which could ultimately affect the
level of distributions. In order to minimize this risk, PRP negotiates fixed rate term debt with staggered maturities on the portfolio. In addition, the Parent’s
Declaration of Trust restricts total indebtedness permitted on the portfolio.

Construction Risks

It is likely that, subject to compliance with the Parent’s Declaration of Trust, PRP will be involved in various development projects. PRP’s obligations in
respect of properties under construction, or which are to be constructed, are subject to risks which include (i) the potential insolvency of a third party developer
(where PRP is not the developer); (ii) a third party developer’s failure to use advanced funds in payment of construction costs; (iii) construction or other
unforeseeable delays including the impact of COVID-19; (iv) cost overruns; (v) the failure of tenants to occupy and pay rent in accordance with existing lease
agreements, some of which are conditional; (vi) the incurring of construction costs before ensuring rental revenues will be earned from the project; and (vii)
increases in interest rates during the period of the development. Management strives to mitigate these risks where possible by entering into fixed price
construction contracts with general contractors (and to the extent possible, on a bonded basis) and by attempting to obtain long-term financing as early as
possible during construction.

Liquidity Risk

Real property investments tend to be relatively illiquid, with the degree of liquidity generally fluctuating in relationship with demand for and the perceived
desirability of such investments. Such illiquidity will tend to limit PRP’s ability to vary its portfolio promptly in response to changing economic or investment
conditions. If for whatever reason, liquidation of assets is required, there is a risk that sale proceeds realized might be less than the previously estimated
market value of PRP’s investments or that market conditions, including the impact of COVID-19, would prevent prompt disposition of assets.

Cyber Security Risk

Cyber security has become an increasingly problematic issue for issuers and businesses in Canada and around the world, including PRP. Cyber attacks
against large organizations are increasing in sophistication and are often focused on financial fraud, compromising sensitive data for inappropriate use or
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disrupting business operations. A cyber incident is considered to be any adverse event that threatens the confidentiality, integrity or availability of PRP's
information resources. More specifically, a cyber-incident is an intentional attack or an unintentional event that can include gaining unauthorized access to
information systems to disrupt operations, corrupt data or steal confidential information. As PRP's reliance on technology has increased, so have the risks
posed to its systems. PRP's primary risks that could directly result from the occurrence of a cyber-incident include operational interruption, damage to its
reputation, damage to PRP’s business relationships with its tenants, disclosure of confidential information regarding its tenants, employees and third parties
with whom PRP interacts, and may result in negative consequences, including remediation costs, loss of revenue, additional regulatory scrutiny and litigation.
PRP has implemented processes, procedures and controls to help mitigate these risks, but these measures, as well as its increased awareness of a risk of
a cyber-incident, do not guarantee that its financial results will not be negatively impacted by such an incident.

Financing Credit Risk

PRP is also exposed to credit risk as a lender on the security of real estate in the event that a borrower is unable to make the contracted payments. Such
risk is mitigated through credit checks and related due diligence of the borrowers and through careful evaluation of the worth of the underlying assets.

Environmental and Climate Change Risk

As an owner and manager of investment properties in Canada and the United States, PRP is subject to various laws relating to environmental matters.
These laws impose a liability for the cost of removal and remediation of certain hazardous materials released or deposited on properties owned by PRP or
on adjacent properties.

In accordance with best management practices, Phase | environmental audits are completed on all properties prior to acquisition. Further investigation is
conducted if Phase | tests indicate a potential problem. PRP has operating policies to monitor and manage risk. In addition, the standard lease utilized
requires tenants to comply with environmental laws and regulations, and restricts tenants from carrying on environmentally hazardous activities or having
environmentally hazardous substances on site.

Natural disasters and severe weather such as floods, ice storms, blizzards and rising temperatures may result in damage to the Properties. The extent of
PRP's casualty losses and loss in property operating income in connection with such events is a function of the severity of the event and the total amount of
exposure in the affected area. PRP is also exposed to risks associated with inclement winter weather, including increased need for maintenance and repair
of PRP's buildings. In addition, climate change, to the extent it causes changes in weather patterns, could have effects on PRP's business by increasing the
cost to recover and repair Properties and by increasing property insurance costs to insure a Property against natural disasters and severe weather events.

PRP has taken proactive steps to mitigate the risk of climate change on PRP and its properties and to address PRP’s environmental impact.
Co-Ownership Interest in Properties

In certain situations, PRP may be adversely affected by a default by a co-owner of a property under the terms of a mortgage, lease or other agreement.
Although all co-owners’ agreements entered into by PRP provide for remedies to PRP in such circumstances, such remedies may not be exercisable in all
circumstances, or may be insufficient or delayed, and may not cure a default in the event that such default by a co-owner is deemed to be a default of PRP.

Joint Arrangement Risks

PRP is subject to risks associated with the management and performance of joint arrangements. Such risks include any disagreements with its partners
relating to the development or operations of a property, as well as differences with respect to strategic decision making. Other risks include partners not
meeting their financial or operational obligations. PRP attempts to mitigate these risks by maintaining good working relationships with its partners, and
conducting due diligence on their partners to ensure there is a similar alignment of strategy prior to creating a joint arrangement.

Ability to Access Capital Markets

As PRP distributes a substantial portion of its income to the Parent’s unitholders, PRP may need to obtain additional capital through capital markets and
PRP’s ability to access the capital markets through equity issues and forms of secured or unsecured debt financing may affect the operations of PRP as
such financing may be available only on disadvantageous terms, if at all. If financing is not available on acceptable terms, further acquisitions or ongoing
development projects may be curtailed and cash available for distributions or to fund future commitments may be adversely affected.

Page 18 of 20
H-37



PRP - MD&A - DECEMBER 31, 2020

SUBSEQUENT EVENTS

(a) Subsequent to December 31, 2020, PRP repaid three mortgages for an aggregate amount of $293.0 million, with a weighted average interest rate of
4.17%.

(b) Subsequent to December 31, 2020, PRP secured three new mortgages for an aggregate amount of $283.9 million, with a weighted average interest
rate of 2.21%.

(c) A Circular will be issued to unitholders of the Parent to approve a Plan of Arrangement (the “Arrangement”) whereby the net assets of PRP will be
transferred to a newly created unincorporated open-ended trust called Primaris Real Estate Investment Trust. Each existing Parent unitholder will
receive one unit of Primaris Real Estate Investment Trust, for every one Parent unit held, subject to any consolidation or split of Primaris Real Estate
Investment Trust units pursuant to the Arrangement.

In connection with the Arrangement, the Parent will apply to the Court of Queen's Bench of Alberta for an interim order confirming, among other things, the
calling and holding of a meeting (the “Meeting”) of the Parent's unitholders to be held in December 2021 to approve the Arrangement. In addition, the Parent
has (i) applied to the Canada Revenue Agency for an advance income tax ruling confirming certain Canadian federal income tax consequences of the
Arrangement (the “CRA Ruling”), and (ii) applied for conditional approval from the TSX for the listing and posting for trading of the Primaris Real Estate
Investment Trust units. Listing will be subject to the TSX's customary listing approval requirements. The Arrangement is subject to, among other things, the
approval of the Parent's unitholders by way of the affirmative vote of at least two-thirds of the votes cast by the Parent's unitholders present in person or by
proxy at the Meeting.
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MD&A —HOOPP PROPERTIES
Three and six months ended June 30, 2021 and 2020 and years ended December 31, 2020, 2019 and 2018

SECTION |
OVERVIEW

The following Management’s Discussion and Analysis of Financial Condition and Results of Operations
(“MD&A”) discusses the financial condition and results of operations and changes thereto of the seven
retail properties and one industrial property which are located in the Provinces of British Columbia,
Alberta and Ontario, Canada owned by HOOPP (as defined below) (collectively, the “HOOPP Properties”’
or the “Portfolio”) and should be read in conjunction with the combined carve-out financial statements
of the Portfolio and accompanying notesincluded elsewherein the Circular. This MD&A is being prepared
for inclusion in the Circular of H&R Real Estate Investment Trust (“H&R REIT”) prepared in connection
with the Plan of Arrangement pursuant to which, among other things, Primaris Real Estate Investment
Trust (“Primaris REIT” or the “REIT”), through a series of transactions, would indirectly acquire the
Primaris retail assets and business of H&R REIT. In addition to the Plan of Arrangement and related
Arrangement Agreement, H&R REIT has entered into a purchase and sale agreement with HOOPP (the
“Purchase and Sale Agreement”) pursuantto which Primaris REIT will, indirectly, acquire the Portfolio if
the Plan of Arrangement becomes effective and the other conditionsin the Purchase and Sale Agreement
are satisfied (the “Transaction”). This MD&A is dated as of, and has been prepared based on information
available to, HOOPP management as of the date of the Circular.

The combined unaudited carve-out financial statements and accompanying notes for the three and six
months ended June 30, 2021 and 2020 and combined audited carve-out financial statements and
accompanying notes foryears ended December 31, 2020, 2019 and 2018 of the Portfolio (collectively, the
“combined carve-out financial statements”) have been prepared in accordance with International
Financial Reporting Standards (“IFRS”) as issued by the International Accounting Standards Board. All
amounts in this MD&A are in thousands of Canadian dollars, except where otherwise stated or the context
otherwise requires. Historical results, including trends which might appear, should not be taken as
indicative of future operations or results.

The combined carve-out financial statements discussed in this MD&A have been prepared on a carve-out
basis from the financial statements of HOOPP Realty Inc., Lansdowne Mall Inc. and Lansdowne Industrial
Inc. (collectively, “HOOPP”) and present the financial position, financial performance and cash flows of
the Portfolio for the periods presented, as if the HOOPP Properties had been accounted for on a stand-
alone basis, with estimates used, when necessary, for certain allocations. Because the Portfolio was part
of a larger portfolio and was not operating within a separate legal entity, these combined carve-out
financial statements depict the net assets representing the amount associated specifically with the
Portfolio. All Portfolio transactions and balances between properties within the Portfolio have been
eliminated upon combination.

Healthcare of Ontario Pension Plan (“HOOPP Trust”) is a trust that owns, acquires and manages
commercial retail properties across Canada and has operated the Portfolio since 2004. The Portfolio
consists of seven retail properties and one industrial property, comprising an aggregate of 4.0 million
square feet of gross leaseable area (“GLA”) located in the Provinces of British Columbia, Alberta and
Ontario.
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The objective of this MD&A is to provide prospective owners of trust unit (“Units”) of Primaris REIT with
an analysis of the historical assets, liabilities, revenues and operating expenses, including mortgage
interest, of the HOOPP Properties for the periods referenced. Less emphasis has been placed on analyzing
the impact of income taxes and the historical capital structure of the HOOPP Properties, as the historical
financial information contained in this MD&A does not reflect Primaris REIT’s proposed capital structure
and income tax status, which will be significantly different. The unaudited “pro forma” combinedfinancial
statements of Primaris REIT contained elsewhere in the Circular reflect the impact of financial leverage,
tax status of Primaris REIT and its proposed capital structure on a going forward basis.

All references in this MD&A to “Q2 2021” are to our fiscal quarter for the three months ended June 30,
2021 and all referencesto “Q2 2020” are to our fiscal quarterfor the three months ended June 30, 2020.
All referencesin this MD&A to “YTD 2021” are to the six monthsendedJune 30, 2021 and all references
to “YTD 2020” are to the six months ended June 30, 2020. All references in this MD&A to “Fiscal 2020”
are to our fiscal year ended December 31, 2020, all references in this MD&A to “Fiscal 2019” are to our
fiscal year ended December 31, 2019 and all references in this MD&A to “Fiscal 2018” are to our fiscal
yearended December31, 2018.
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FORWARD-LOOKING DISCLAIMER

Certaininformation in this MD&A contains forward-looking information within the meaning of applicable
securities laws (also known as forward-looking statements) including, among others, statements made or
implied under the headings “Assets”, “Liquidity and Capital Resources”, “Risks and Uncertainties” and
“Subsequent Events” relating to the Portfolio’s objectives, beliefs, plans, estimates, projections and
intentions and similar statements concerning anticipated future events, results, circumstances,
performance or expectations that are not historical facts, including the statements made under the
headings “Business Update” and “Summary of Significant 2021 Activity” including with respect to HOOPP’s
future plans, including redevelopment projects, future intensification opportunities including the timing
of approvals for re-zoning and site plan applications, the impact of the COVID-19 pandemic on the
Portfolio and the Portfolio’s tenants, management’s expectations regarding revenues and expenses, the
Portfolio’s bad debt expense and expected credit loss, expectations regarding tenant retention and
closures, the expected rental revenues from leases with replacement tenants, including any offset of a
reduction in gross revenues relating to store closures, and the revenue opportunity represented by
percentage rent participation, the state of the retail market, expected capital and tenant expenditures,
capitalization rates and cash flow models used to estimate fair values, management’s expectations
regarding the Portfolio’s leverage and portfolio quality, management’s expectations regarding future
operating fundamentals, management’s belief that the Portfolio has sufficient funds and liquidity for
future commitments and management’s expectationto be able to meet all of its ongoing obligations.
Forward-looking statements generally can be identified by words such as “outlook”, “objective”, “may”,
“will”, “expect”, “intend”, “estimate”, “anticipate”, “believe”, “should”, “plans”, “project”, “budget” or
“continue” orsimilar expressions suggesting future outcomes or events. Such forward-looking statements
reflect the Portfolio’s current beliefs and are based on information currently available to management.
Forward-looking statements are provided forthe purpose of presenting information about management’s
current expectations and plans relating to the future and readers are cautioned that such statements may
not be appropriate for other purposes. These statements are not guarantees of future performance and
are basedon the Portfolio’s estimates and assumptions that are subject to risks, uncertainties and other
factors including those risks and uncertainties described below under “Risks and Uncertainties”, which
could cause the actual results, performance or achievementsof the Portfolio to differ materially from the
forward-looking statements contained in this MD&A. Material factors or assumptions that were applied
in drawing a conclusion or making an estimate setoutin the forward-looking statements include that the
generaleconomy is currently volatile and in an economicdownturn as a result of the COVID-19 pandemic
and low oil and gas prices, the extent and duration of which is unknown; interest rates are volatile as a
result of general economic conditions; and debt markets continue to provide access to capital at a
reasonable cost, notwithstanding the ongoing economic downturn. Additional risks and uncertainties
include, among other things, risks related to: COVID-19; real property ownership; credit risk and tenant
concentration; lease rollover risk; construction risks; retail concentration risk; competition; liquidity risk;
cybersecurity risk; and environmental and climate change risk. HOOPP cautions that these lists of factors,
risks and uncertainties are not exhaustive. Although the forward-looking statements contained in this
MD&A are based upon what the Portfolio believesare reasonable assumptions, there can be no assurance
that actual results will be consistent with these forward-looking statements. All forward-looking
statements in this MD&A are qualified by these cautionary statements. These forward-looking state ments
are made as of November5, 2021 and HOOPP, except as required by applicable Canadian securities laws,
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assumes no obligation to update or revise them to reflect new information or the occurrence of future
events or circumstances.

NON-IFRS FINANCIAL MEASURES

The Portfolio’s Financial Statements are preparedin accordance with IFRS. However, in this MD&A, certain
measures are presented that are not measures under generally accepted accounting principles in
accordance with IFRS. These measures, as wellas the reasons why management believes these measures
are usefultoinvestors, are described below.

None of these non-IFRS financial measures should be construed as an alternative to financial measures
calculated in accordance with IFRS. Furthermore, the Portfolio’s method of calculating these
supplemental non-IFRS financial measures may differ from the methods of other real estate investment
trusts or otherissuers, and accordingly may not be comparable.

Interest coverage ratio

The interest coverage ratio is a non-IFRS measure that is calculated by dividing the total of: (i) property
operating income (excluding straight-lining of contractual rent); and (ii) finance income by finance costs
from operations. This excludes gain (loss) on sale of investments and unrealized gains (losses) that may
be takeninto account under IFRS. Management uses this ratio and believesit is usefulfor investors as it
is an operational measure used to evaluate the Portfolio’s ability to service the interestrequirements of
its outstanding debt. Interest coverage ratio is presented in the “Liabilities and Net Assets” section of this
MD&A.

SECTION Il
FINANCIALHIGHLIGHTS

The following table includes highlights of selected operating and financialinformation for the Portfolio for
the periods presented:

June 30, June 30, December 31, December 31, December 31,
(in thousands of Canadian dollars) 2021 2020 2020 2019 2018
Total assets 791,260 921,686 845,419 1,078,383 1,165,500
Net assets 623,379 758,031 675,005 916,765 1,008,472
3 months 3 months 6 months 6 months
ended June endedJune endedJune endedJune
30, 30, 30, 30, Year ended December 31
2021 2020 2021 2020 2020 2019 2018
Rentals from investment properties 23,831 25,076 48,704 56,199 106,361 127,199 127,809
Property operating income 7,474 8,385 17,770 20,735 30,580 51,593 54,623
Fair value adjustment on investment properties (56,085) (175,433) (58,493) (178,999) (265,730) (109,224) (148,857)
Net income (loss) (50,124) (168,559) (43,749) (161,266) (241,176) (63,578) (98,645)

Property operatingincome and the fair value adjustment on investment properties is discussed in
Section Il “Property Operating Income” and Section Il “Key Performance Drivers” in this MD&A.
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KEY PERFORMANCE DRIVERS

The following table details key performancedrivers for the below respective periods including occupancy,
average contractual rents, remaining lease term and remaining term to maturity of mortgages.

OPERATIONS
Occupancy as at June 30 2021 83.5%
Occupancy as at December 31 2020 79.9%
2019 79.3%
2018 79.1%
Average contractrual rent per sq.ft. as at June 30 2021 $18.43
Average contractrual rent per sq.ft. as at December 31 2020 $18.93
2019 $20.78
2018 $20.41
Average remaining term to maturity of leases as at June 30 2021 3.97
Average remaining term to maturity of leases as at December 31 2020 3.87
(in years) 2019 4.46
2018 4.77
Average remaining term to maturity of mortgages as at June 30 1 2021 2.4
Average remaining term to maturity of mortgages as at December 31 1 2020 2.9
(in years) 2019 3.9
2018 4.9

! In accordance with the Purchase and Sale Agreement, the Portfolio is being contributed to Primaris REIT on a debt-free basis.

The Portfolio has demonstrated resiliency in these operating metrics to-date during the COVID-19
pandemic, with occupancy and base rental rates remaining stable in 2020 and the first six months of 2021.
Management’s focuswas on retaining occupancy, positioning the Portfolio wellto benefit from economic
recovery.

The Portfolio’s financial and operating results for the three and six months ended June 30, 2021 and
2020 and the years ended December 31, 2020, 2019 and 2018 are provided herein.

Fair Value Adjustment on Investment Properties

The financial results for YTD 2021 and the years ended 2020, 2019 and 2018 included fair value
adjustments recorded in Q2 2021 and in the fourth quarter of 2020, 2019 and 2018. These adjustments
are aresult of HOOPP Trust’s regular semi-annual IFRS fair value process.

Fair value adjustments for YTD 2021 compared to YTD 2020, which were recorded in Q2 2021 and the
three months ended March 31, 2021 (“Q1 2021”), respectively, reflect the continued impact of COVID-19
on the Portfolio’s retail properties and the general economy. Declared a pandemic by the World Health
Organization on March 11, 2020, the outbreak of COVID-19 resulted in the federal and provincial
governments enacting emergency measuresto combat the spread of the virus, which included travel bans,
the closure of non-essential businesses, self-imposed quarantining periods and social distancing, all of
which caused material disruption to businesses globally resulting in an economicslowdown.

A successfulvaccine rollout has allowed most businesses to reopen with restrictions, but the duration and
full impact of the COVID-19 pandemic remains to be seen in terms of rental income, occupancy, tenant
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inducements and demand for space. The potential impacts are incorporated into the fair value
adjustments through assumptions around future cash flows, capitalization rates, terminal capitalization
rates and discount rates applied to these cash flows.

Fair value adjustments in Fiscal 2020 compared to Fiscal 2019 reflected the impact of COVID-19 on the
Portfolio’s retail properties including impacts on tenancy, rental income, downtime and on valuation
assumptions. Fair value adjustmentsin Fiscal 2019 compared to Fiscal 2018 largely reflected the impact
of selectstore closures, in particular Sears closures at Marlborough Mall, Devonshire Mall, New Sudbury
Centre, Quinte Mall and Lansdowne Mall, including impacts to revenue and additional costs associated
with repositioning the resulting vacant space. Challenging conditions concerninganchors in the enclosed
retail landscape also impacted valuation assumptions. These impacts were partially offset by an increase
in market rental rates at Lansdowne Industrialand a new lease forthe vacant Sears space at Marlborough
Mall to MaKami College, a provincially licensed private vocational college.

Provision for Expected Credit Loss and Bad Debt Expense

Bad debt expense is classified as an expense and is combined with otherexpensesin property operating
costs. The following table describes HOOPP’s provision for expected credit loss and bad debt expense
including as a result of the impact of COVID-19. In determining these amounts, HOOPP performed a
tenant-by-tenantassessment considering the payment history and future expectations of default based
on actual and expected insolvency filings. Credit loss and bad debt expense were higher in Fiscal 2020
and in YTD 2021 as compared to Fiscal 2019, Fiscal 2018 and YTD 2020, primarily due to government
mandated store closures affecting enclosed shopping centres as a result of the COVID-19 pandemic.

Provision for expected credit loss June 30, June 30, December 31, December 31, December 31,
(in thousands of Canadian dollars) 2021 2020 2020 2019 2018
Opening balance, beginning of period 11,808 5,202 5,202 2,015 600
Bad debt expense (1,349) 2,110 9,022 3,520 1,458
Accounts receivable write-off (867) (1,271) (2,416) (333) (43)
Closing balance, end of period 9,592 6,041 11,808 5,202 2,015

The provision for expected credit loss during YTD 2021 declined from $11,808 as at December 31, 2020
to $9,592 as at June 30, 2021. Bad debt expense for YTD 2021 of ($1,349) compares favourably to YTD
2020 of $2,110 due to higher than expected collections in YTD 2021 as compared to YTD 2020. The
Portfolio recorded abad debtexpense forthe yearended December 31, 2020 of $9,022, an increase from
$3,520 in Fiscal 2019 and $1,458 in Fiscal 2018, primarily as a result of COVID-19 store closures in Fiscal
2020 and tenant CCAA (as defined below) filings in Fiscal 2019. Management is committed to working
together with tenants on settling past arrears which have been reduced significantly as a result of store
reopenings.

Tenant Closures

Many retailers faced challenging conditions in Fiscal 2020. Several retailers filed for Canada Companies’
Creditors Arrangement Act (“CCAA”) creditor protection and several retailers have announced store
closures. The following table summarizes the tenant groups that have filed for creditor protection under
the CCAA:
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Initial--------  —meeeee- Retained--------

CCAA Square Number of Square Number of
Tenant Group Filing Date Footage Stores Footage Stores
Nygard 10-Mar-20 11,467 4 0 0
Steve Nash Fitness 24-Apr-20 16,116 1 0 0
Aldo 7-May-20 16,971 5 14,983 4
Reitmans 19-May-20 29,942 4 8,061 2
Comark 3-Jun-20 32,155 4 32,155 4
GNC 29-Jun-20 1,421 1 0 0
Davids Tea 13-Jul-20 3,622 4 0 0
Stokes 31-Jul-20 2,895 2 1,446 1
Laura's 31-Jul-20 10,433 1 10,433 1
Groupe Dynamite 8-Sep-20 22,367 4 22,367 4
Le Chateau 23-Oct-20 19,180 4 0 0
Vivah Jewellerry 30-Oct-20 796 4 0 0
Total 167,365 38 89,445 16
Total HOOPP Properties 3,511,948 582

HOOPP, through its property managers, focused on property occupancy and tenant retention, working
with tenants to restructure leases where possible, orin certain instances to re-lease space to new tenants
on an accretive basis.

SUMMARY OF SIGNIFICANT 2021 ACTIVITY

Redevelopments

The major redevelopment project currently underway with respect to the Portfolio is the reconfiguration
and remerchandising of the former Sears premises at Lansdowne Mall. In addition, a major
redevelopment projectinrespect of the formerSears premises at New Sudbury Centre was competed in
the fourth quarter of fiscal 2021 (“Q4 2021”).

At Lansdowne Mall, the former Sears premises was owned by Sears and purchased through the CCAA
processin Fiscal 2018, subsequently demolished and aredevelopmentis currently underway. While still
in the leasing stages, HOOPPis replacing the former Sears premises with two major spaces (totaling 42,000
square feet) and a freestanding component (5,500 square feet). Pre-leasing the new units has been
delayed due to the COVID-19 pandemic, but completion is targeted for year end 2022 with occupancy
commencing in 2023. Tenant negotiations are well underway. The project is expected to be completed
at a cost of approximately $28,000 and will create a new mall entrance, improving visibility and increasing
overall traffic to the shopping centre.

At New Sudbury Centre, redevelopment of the former Sears premises was completed in Q4 2021 including
addingtwo new market majortenants (H&M and Linen Chest), arelocated and expandedSport Chek and
a Canadian chartered bank in an exterior facing unit. The redevelopment was completed on budget at
approximately $18,500. Tenants have taken occupancy with full rent commencementin Q4 2021.
Property operatingincome is expected to increase from $5,700 in 2021 to $7,900in 2022 afteraccounting
for a full year of new rental income from this redevelopment.
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Future Intensification Opportunities

In addition to the above-noted projects, HOOPP is in negotiation with tenantsto redevelop and lease the
former Quinte Mall Sears location, and is pursuing entitlements for a new 9,171 square foot pad on the
one-acre excess land parcel at New Sudbury Centre. The land is located on the western edge of the
property along LaSalle Boulevard. The initial plan calls for two buildings, a quick service restaurant
(including a drive thru) and a multi-tenant building as well as 61 parking stalls. While still subject to
approval by the City of Sudbury, development would be prioritized after the remerchandising of the
formerSears premises.

Retail

Property operatingincome from retail properties of $51,593 in Fiscal 2020 decreased by $21,013 (or41%)
as compared to $51,593 in Fiscal 2019, primarily due to elevated rentalabatements, anincrease in non-
standard lease deals (including gross and percentage rentleases), and bad debt expense, all primarily as
aresult of COVID-19.

Property operating income from retail properties during Q2 2021 decreased by $884 (or 10.9%) as
comparedto Q2 2020, and by $2,965 (or 14.3%) during YTD 2021 as comparedto YTD 2020, primarily as
aresult of a decrease inrentalabatements and bad debt expense largely a result of Ontario retail closures
not experienced during YTD 2020. Incremental improvements in occupancy continue to be made
throughoutthe Portfolio.

SECTION 1l

FINANCIALPOSITION
June 30, June 30, December 31, December 31, December 31,
(in thousands of Canadian dollars) 2021 2020 2020 2019 2018
Assets
Investment properties 765,400 887,800 818,200 1,060,200 1,155,200
765,400 887,800 818,200 1,060,200 1,155,200
Other assets 17,557 22,270 17,835 10,593 3,320
Cash 8,303 11,616 9,384 7,590 6,980
791,260 921,686 845,419 1,078,383 1,165,500
Liabilities and Shareholders' Equity
Liabilities
Debt 140,506 140,506 140,506 140,506 140,506
Accounts payable and accrued liabilities 27,375 23,149 29,908 21,112 16,522
167,881 163,655 170,414 161,618 157,028
Net assets 623,379 758,031 675,005 916,765 1,008,472
791,260 921,686 845,419 1,078,383 1,165,500
ASSETS
Investment Properties by Region
Geographic Location June 30, June 30, December 31, December 31, December 31,
(in thousands of Canadian dollars) 2021 2020 2020 2019 2018
Ontario 519,000 591,600 536,500 717,600 793,800
Alberta 67,400 83,000 67,700 92,200 89,400
British Columbia 179,000 213,200 214,000 250,400 272,000
Total 765,400 887,800 818,200 1,060,200 1,155,200
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Terminal Capitalization Rates

June 30, June 30, December 31, December 31, December 31,
2021 2020 2020 2019 2018
Canada 6.73% 6.39% 6.49% 6.03% 5.65%

HOOPP, through its third party appraisers, updates its assumptions used in determining the fair value of
its investment properties, as a result of changes due to COVID-19 and general operating and investment
market conditions. See Section Il “Key Performance Drivers” in this MD&A for a further discussion
regarding IFRS fair value adjustments.

OtherAssets
June 30, June 30, December 31, December 31, December 31,
(in thousands of Canadian dollars) 2021 2020 2020 2019 2018
Prepaid expenses and sundry assets 9,676 3,346 10,051 7,515 1,337
Accounts receivable - net of provision for expected credit loss of 7,881 18,924 7,784 3078 1,983
$11,808 (2019 - $5,202, 2018 - $2,015)
17,557 22,270 17,835 10,593 3,320

Prepaid expenses and sundry assets increased by $6,330in YTD 2021 as compared to YTD 2020, primarily
as a result of prepaid realty taxes at Devonshire Malland recoverable HST at New Sudbury Centre due to
the timing of the development.

Prepaid expenses and sundry assets was $10,051 in Fiscal 2020, an increase of $2,536 as compared to
$7,515 in Fiscal 2019. The increase is primarily due to an increase in recoverable HST at New Sudbury
Centre related to the redevelopment of the former Sears premises. Fiscal 2019 prepaid expenses and
sundry assets increased by $6,178 as compared to Fiscal 2018, primarily as a result of an increase in
recoverable HSTat New Sudbury Centre related to the redevelopment of the former Sears premises.

Accounts receivable (net of provisions for expected credit losses) decreased by $11,043 as at June 30,
2021 as compared to June 30, 2020, primarily due to a combination of improved rent collections and
increased bad debtexpense.

Accounts receivable (net of provisions for expected credit losses) of $7,784 in Fiscal 2020 increased by
$4,706 from $3,078 in Fiscal 2019 as a result of the COVID-19 pandemic and related store closures,
particularly at Devonshire Mall and New Sudbury Centre. Accounts receivable (net of provisions for
expected credit losses) in Fiscal 2019 increased by $1,095 as compared to $1,983 in Fiscal 2018. This
increase was primarily the result of slower rent collections and CCAA filings across the Portfolio. Accounts
receivable is shown net of expected credit loss, totaling $11,808 in Fiscal 2020, up from $5,202 in Fiscal
2019 and $2,015 in Fiscal 2018. See Section Il “Key Performance Drivers” for additional information
regarding the Portfolio’s bad debt expense.

Cash

In Fiscal 2020 and YTD 2021, HOOPP participated in the federal Canada Emergency Commercial Rent
Assistance (CECRA) program which provided forgivable loans to qualifying commercial property owners
to cover a portion of monthly rent payments payable by eligible small business tenants experiendng
hardship during the COVID-19 pandemic. A condition of the program was that the forgivable loan could
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not be part of any funds being paid out of the propertyas adividend, return of capital, or other distribution
to shareholders. As a result, HOOPP requested that property managers not make any distributions for
the balance of the yearafterthe loans were received in Augustand September of 2020. Asa result, cash
balances were elevated at the end of Fiscal 2020. The loans were forgiven as at December 31, 2020 and
distributions re-commenced in 2021.

LIABILITIES AND NET ASSETS

June 30, June 30, December 31, December 31, December 31,

2021 2020 2020 2019 2018

Debt to total assets 17.8% 15.2% 16.6% 13.0% 12.1%
Unencumbered assets (in thousands of Canadian dollars) 586,400 674,600 604,200 809,800 883,200
Interest coverage ratio™ 5.85 6.83 5.04 8.51 11.91
Interest rate of debt 4.34% 4.34% 4.34% 4.34% 4.34%
Term to maturity of debt (in years) 2.4 3.4 2.9 3.9 4.9

D |nterest coverage ratio is a non-IFRS measure. See Section | "Non-IFRS Financial Measures" in this MD&A.

Debt
June 30, June 30, December 31, December 31, December 31,
(in thousands of Canadian dollars) 2021 2020 2020 2019 2018
Mortgage payable 140,000 140,000 140,000 140,000 140,000
Accrued interest 506 506 506 506 506
140,506 140,506 140,506 140,506 140,506

The Portfolio’s debt consists of a first mortgage on Highstreet Shopping Centre in the original principal
amount of $140 million at an interest rate of 4.34% per annum, on an interest only basis, maturing
November 1, 2023. The loan will be discharged from the property as part of the transactions
contemplatedinthe Purchase and Sale Agreement.

Net Assets

Net assets decreased by $134,652 as of June 30, 2021 as compared to June 30, 2020 by $241,760 as of
December 31, 2020 as compared to December 31, 2019, and by $91,707 as of December 31, 2019 as
compared to December 31, 2018 These decreases are primarily aresult of the netloss which was primarily
attributable to the negative fair value adjustments oninvestment properties discussed in Section Il “Key
Performance Drivers” in this MD&A.

RESULTS OF OPERATIONS

3 months 3 months
ended June  ended June 6 months 6 months
30, 30, ended June 30, ended June 30, Year ended December 31

(in thousands of Canadian dollars) 2021 2020 2021 2020 2020 2019 2018

Property operating income:
Rentals from investment properties 23,831 25,076 48,704 56,199 106,361 127,199 127,809
Property operating costs (16,357) (16,691) (30,934) (35,464) (75,781) (75,606)  (73,186)
7,474 8,385 17,770 20,735 30,580 51,593 54,623
Finance cost - operations (1,519) (1,519) (3,038) (3,038) (6,076) (6,076) (4,603)
Finance income 6 8 12 36 50 129 192
Fair value adjustment on investment properties (56,085) (175,433) (58,493) (178,999) (265,730)  (109,224) (148,857)
Net loss and total comprehensive loss (50,124) (168,559) (43,749) (161,266) (241,176) (63,578)  (98,645)
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PROPERTY OPERATING INCOME

Property operatingincome consists of rentals from investment properties less property operating costs.
Management believes that property operating income is a useful measure for investors in assessing the
performance of the Portfolio before financing costs and other sources of income and expenditures which
are not directly related to the day-to-day operations of a property. It is also used as a key input in
determining the value of investment properties.

3 months 3 months
ended June  ended June 6 months 6 months

30, 30, ended June 30, ended June 30, Year ended December 31
(int of Canadian dollars) 2021 2020 Change 2021 2020  Change 2020 2019 Change 2018 Change
Rentals from investment properties 23,831 25,076 (1,245) 48,704 56,199 (7,495) 106,361 127,199 (20,838) 127,809 (610)
Property operating costs (excluding bad debt expense) (15,331) (15,003) (328) (32,283) (33,354) 1,071 (66,759) (72,086) 5,327 (71,728) (358)
Property operating income (excluding bad debt expense) 8,500 10,073 (1,573) 16,421 22,845 (6,424) 39,602 55,113 (15,511) 56,081 (968)
Bad debt expense (1,026) (1,688) 662 1,349 (2,110) 3,459 (9,022) (3,520)  (5,502) (1,458) (2,062)
Property operating income 7,474 8,385 (911) 17,770 20,735 (2,965) 30,580 51,593 (21,013) 54,623 (3,030)

Property operating income of $7,474 in Q2 2021 decreased by $911 from $8,385 in Q2 2020, and by
$2,965 from $17,770 in YTD 2021 as compared to $20,735 in YTD 2020. The decreases in property
operating income in Q2 2021 and YTD 2021 as compared to Q2 2020 and YTD 2020, respectively, was
primarily the result of asset closures, rent abatements and higher bad debt driven by the COVID-19
pandemicin 2021 as compared to 2020.

Property operating income of $30,580 in Fiscal 2020 decreased by $21,013 from $51,593 in Fiscal 2019,
primarily driven by asset closures, rent abatements and higher bad debt as a result of the COVID-19
pandemic. Property operatingincome decreased by $3,030in Fiscal 2019 as compared to $54,623 in Fiscal
2018 predominantly due to higher bad debt expense. See Section Il “Key Performance Drivers” in this
MD&A for a furtherdiscussion regarding bad debt expenseinrespect of the Portfolio.

HOOPP believes that the decline in property operating income is temporary and expects operating
fundamentals toimprove in the second half of 2021, furthering occupancy improvements demonstrated
during YTD 2021, where occupancy increased by 3.6% due to improved leasing throughout the Portfolio.

Property Operating Income by GeographicLocation

3 months 3 months
ended June  ended June 6 months 6 months

Geographic Location 30, 30, ended June 30, ended June 30, Year ended D« 31

(in th ds of Canadian dollars) 2021 2020 Change 2021 2020 Change 2020 2019 Change 2018 Change
Ontario 4,313 4,892 (579) 11,190 13,406 (2,216) 18,532 37,027  (18,495) 40,319 (3,292)
Alberta 1,276 1,286 (10) 2,379 2,766 (387) 3,789 5,674 (1,885) 5,987 (313)
British Columbia 1,885 2,207 (322) 4,201 4,563 (362) 8,259 8,892 (633) 8,317 575
Total 7,474 8,385 (911) 17,770 20,735 (2,965) 30,580 51,593 (21,013) 54,623 (3,030)

The HOOPP Properties are comprised of retail properties and a single industrial property (Lansdowne
Industrial) in three geographiclocations (British Columbia, Alberta and Ontario). The Portfolio derives its
income primarily from rental income onleases.

The decreases in property operating income for Q2 2021, YTD 2021, and Fiscal 2020, in each case as
compared to the comparative period in the prior fiscal year, were primarily due to the impact of the
COVID-19 pandemicwhere partial rent abatements were provided to certain retail tenants during periods
of store closure. The decrease in property operating income in the retail properties for Fiscal 2019 as
compared to Fiscal 2018 was largely due to an increase in bad debt expenseand was otherwise relatively
stable. Property operating income at the Lansdowne industrial asset increased by $21 (9.5%) and $33
(7.8%) for Q2 2021 and YTD 2021, respectively, ascomparedto Q2 2020 and YTD 2020, respectively, and
by $18 (2.1%) and $116 (15.6%) for Fiscal 2020 and Fiscal 2019, respectively, as comparedto Fiscal 2019
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and Fiscal 2018, respectively, reflecting the strong market fundamentals experienced by the industrial

assetclass in those periods.
INCOME AND EXPENSE ITEMS

Finance Costs

3 months 3 months
ended June  ended June 6 months 6 months
Finance Costs 30, 30, ended June 30, ended June 30, Year ended D 31
(in of Canadian dollars) 2021 2020 Change 2021 2020 Change 2020 2019 Change 2018 Change
Finance costs - operations
Contractual interest on mortgage payable (1,519) (1,519) (3,038) (3,038) (6,076) (6,076) (4,603) (1,473)
Other - - - - - - - -
(1,519) (1,519) - (3,038) (3,038) - (6,076)  (6,076) R (4,603)  (1,473)
Finance income 6 8 (2) 12 36 (24) 50 129 (79) 192 (62)
(1,513) (1,511) (2) (3,026) (3,002) (24)  (6,026) (5,947) (79)  (4,411) (1,535)
3 months 3 months
ended June  ended June 6 months 6 months
Finance Costs 30, 30, ended June 30, ended June 30, Year ended December 31
(in th, ds of Canadian dollars) 2021 2020 Change 2021 2020 Change 2020 2019 Change 2018 Change
Finance costs - operations
Contractual interest on mortgage payable (1,519) (1,519) (3,038) (3,038) (6,076) (6,076) (4,603) (1,473)
Other - - - - - - - -
(1,519) (1,519) (3,038) (3,038) - (6,076) (6,076) (4,603)  (1,473)
Finance income 6 8 (2) 12 36 (24) 50 129 (79) 192 (62)
(1,513) (1,511) (2) (3,026) (3,002) (24) (6,026) (5,947) (79)  (4411) (1,535)

Contractual interest on mortgage payable in Q2 2021, YTD 2021, Fiscal 2020 and Fiscal 2019 reflects the
first mortgage on Highstreet Shopping Centre. The interest onthe loan in Fiscal 2018 was partially offset
by the final year ofimputed interestincome of $1,535 recorded during the redevelopment of Devonshire
Mall.

Fair Value Adjustmenton Investment Properties

3 months 3 months
ended June  ended June 6 months 6 months
Fair Value Adjustment on Real Estate Assets 30, 30, ended June 30, ended June 30, Year ended D 31
(in th ds of Canadian dollars) 2021 2020 Change 2021 2020 Change 2020 2019 Change 2018 Change
Fair value adjustment on real estate assets (56,085) (175,433) 119,348 (58,493) (178,999) 120,506 (265,730) (109,224) (156,506) (148,857) 39,633

HOOPP records its investment properties at fair value. Fair value adjustments on investment properties
are determined based onthe movement of various parameters, including changes in capitalization rates,
discount rates, terminal capitalization ratesand future cash flow projections. The impact of COVID-19 has
caused a change in assumptions used in determining the fair value of investment properties for Q2 2020,
YTD 2021 and Fiscal 2020, with general retail sentiment and leasing conditions impacting Fiscal 2019 as
comparedto Fiscal 2018. See Section Il “Key Performance Metrics” in this MD&A for a further discussion
on IFRS fair value adjustments.

Leasing Expenses and Tenant Inducements

The following is a breakdown of the Portfolio’s capital expenditures and tenant expenditures, which
includes leasing expenditures and tenantinducements.

6 months 6 months
ended June  ended June
30, 30, Year ended December 31
(in th, Is of Canadian dollars) 2021 2020 Change 2020 2019 Change 2018 Change
Retail:
Capital expenditures 3,147 5,463 (2,316) 18,658 2,670 15,988 51,793  (49,123)
Leasing expenses and tenant inducements 2,809 2,793 16 8,300 14,368 (6,068) 3,951 10,417
Industrial:
Capital expenditures - 30 (30) 35 (5)
Leasing expenses and tenant inducements 39 - 39 - - - 15 (15)
Total per the Financial Statements 5,995 8,256 (2,261) 26,958 17,068 9,890 55,794 (38,726)
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The largest capital expenditure for the retail properties for Fiscal 2018 was the full redevelopment of
Devonshire Mall for a total cost of $42,600 including re-merchandizing the former Target premises to
incorporate a new Metro grocery store, Shoppers Drug Martand a new food court. Otherimprovements
included repairs to Devonshire Mall’s roadways, guest services centre, a new Mandarin restaurantand a
complete interior refresh, including new ceiling and floor treatments, the renovation of four existing
entrances and the addition of a new entrance. In Fiscal 2019, capital expenditures decreased by $49,123
comparedto Fiscal 2018 due to less cash spenton redevelopment activities.

Capital expenditures forthe retail propertiesin Fiscal 2020 are primarily driven by the redevelopments of
the former Sears premises at Lansdowne Mall and New Sudbury Centre, as discussed in Section Il “Key
Performance Drivers” in this MD&A. Capital expendituresin YTD 2021 as comparedto YTD 2020 were the
result of less cash spenton redevelopment.

Leasing expenditures and tenant inducements for the retail properties for Fiscal 2018, Fiscal 2019, Fiscal
2020 and YTD 2021 include tenant allowances paid as part of new leases at Highstreet Shopping Centre
in Fiscal 2018 (PetSmart, Lululemon, Gap Factory), Devonshire Mallin 2019 (Metro, Shoppers Drug Mart)
and Marlborough Mall in 2020 (MaKami College). YTD 2021 tenant expenditures include tenant
inducements for new leasing across the Portfolio, including Sport Chek, H&M and Linen Chest at New
Sudbury Centre, and CEFA and American Eagle at Highstreet Shopping Centre.

LIQUIDITY AND CAPITAL RESOURCES

Major Cash Flow Components

6 months 6 months
ended June  ended June
30, 30, Year ended December 31
(in thousands of Canadian dollars) 2021 2020 Change 2020 2019 Change 2018 Change
Cash, beginnning of period 9,384 7,590 1,794 7,590 6,980 610 8,159 (1,179)
Cash flows from operations 12,791 9,749 3,042 29,336 45,807 (16,471) 51,143 (5,336)
Cash flows used for investing (5,995) (8,256) 2,261 (26,958) (17,068) (9,890)  (55,794) 38,726
Cash flows from (used for) financing (7,877) 2,534 (10,411) (584) (28,129) 27,545 3,472 (31,601)
Cash, end of period 8,303 11,617 (3,314) 9,384 7,590 1,794 6,980 610

Cash flows from operationsincreased by $3,042 in YTD 2021 as comparedto YTD 2020, primarily due to
improved tenant rent collections. Cash flows from operations decreased by $16,471 in Fiscal 2020 as
compared to Fiscal 2019, primarily due to uncollected rents resulting from COVID-19 retail operating
restrictions, and decreased by $5,336 in Fiscal 2019 as compared to Fiscal 2018, mainly due to higherbad
debtexpense in Fiscal 2019.

Cash flows used for investing activities decreased by $2,261 in YTD 2021 as compared to YTD 2020,
primarily due to less cash spent on redevelopment. Cash flows used for investing activities increased by
$9,890 in Fiscal 2020 as compared to Fiscal 2019, primarily due to cash spenton redevelopment at New
Sudbury Centre and Lansdowne Mallin Fiscal 2020, and decreased by $38,726 in Fiscal 2019 as compared
to Fiscal 2018, primarily due tothe Devonshire Mallredevelopment being substantially completed in Fiscal
2018. Cashflows used forinvestingactivities in YTD 2021, Fiscal 2020, Fiscal 2019 and Fiscal 2018 include
significant redevelopment capital related to the reconfiguration and remerchandising of the former Sears
premises at New Sudbury Centre and Lansdowne Mall, the redevelopment of Devonshire Mallas well as
new leasing at Highstreet Shopping Centre.
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Cash flows from (used for) financing activities decreased $10,411 from cash flows used for financing
activities of (57,877) in YTD 2021 as compared to cash flows generated from financing activities of $2,534
in YTD 2020. The decrease was primarily the result of distributions being put on hold in YTD 2020 to meet
conditions of the CECRA program. See Section Il “Assets” for additional information regarding the
Portfolio’s participation in the CECRA program. Cash flows used from financing activities decreased from
($584) in Fiscal 2020 to ($28,129) in Fiscal 2019. The decrease is primarily due to higher contributions
related to redevelopment in Fiscal 2020 and lower distributions given the Portfolio’s participation in the
CECRA program. In Fiscal 2019, cash flows from (used for) financing activities increased as compared to
cash flows generated from financing activities of $3,472 in Fiscal 2018. The change was predominantly as
result of higherdistributions in Fiscal 2019 given less cash spentonredevelopment.

Capital Resources

Management expects to be able to meet all of its ongoing contractual obligations. As at June 30, 2021,
the Portfoliois notin default orin arrears on any of its obligations, including interest or principal payments
on debtand debt covenants.

As at June 30, 2021, the Portfolio had five unencumbered properties with a fair value of approximately
$586 million. The total loanto assetvalue was 17.8% with a weighted average remaining term to maturity
of approximately 2.4 years. The only loan on the Portfolio will be discharged as part of the transactions
contemplated in the Purchase and Sale Agreement and the Portfolio will therefore be unencumbered
following completion of such transactions.

OFF-BALANCE SHEET ITEMS

In the normal course of operations, the Portfolio has issued letters of credit in connection with
redevelopments, financings, operations and acquisitions. There were no letters of credit outstanding as
at June 30, 2021.

SECTION IV
SELECTED FINANCIALINFORMATION

Summary of Annual Results

3 months ended 3 months ended 6 months ended 6 months ended Year ended Year ended Year ended

June 30, June 30, June 30, June 30, December 31, December 31, December 31,
(inth ds of Canadian dollars) 2021 2020 2021 2020 2020 2019 2018
Rentals from investment properties 23,831 25,076 48,704 56,199 106,361 127,199 127,809
Finance income 6 8 12 36 50 129 192
Net loss (50,124) (168,559) (43,749) (33,966) (241,176) (63,578) (98,645)
Total assets 791,260 921,686 791,260 1,048,987 845,419 1,078,383 1,165,500
Total liabilities 167,881 163,655 167,881 163,656 170,414 161,618 157,028

Rentals from investment properties decreased by $1,245 in Q2 2021, $7,495 YTD 2021, and $20,838 in
Fiscal 2020 as compared to their respective prior periods, primarily as a result of rent abatements
provided to certain tenants due to property closures as a result of the COVID-19 pandemic. Rentals from
investment properties remained relatively stable in Fiscal 2019 as compared to Fiscal 2018.

Netloss decreased by $118,435in Q2 2021 as compared to Q2 2020, and increased by $9,783 in YTD 2021
as compared to YTD 2020. The changes are primarily a result of fair value adjustments on investment
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properties. Net loss increased by $177,598 in Fiscal 2020 as compared to Fiscal 2019 and decreased by
$35,067 in Fiscal 2019 as compared to Fiscal 2018, primarily due to fair value adjustments on investment
properties.

PORTFOLIO OVERVIEW
The following table details the geographicdiversification of the Portfolio.

GEOGRAPHIC DIVERSIFICATION

Ontario Alberta British Columbia Total

Number of Properties 4 1 1 6
Square Feet (thousands) 2,831 593 546 3,970
% of total area (sq.ft.) 71% 15% 14% 100%

LEASE MATURITY PROFILE

The following table discloses the Portfolio leases expiring through to 2025.

Base Rent per

sq.ft. ($) on

Sq.ft. expiry

2021 366,388 22.53
2022 234,785 25.40
2023 675,170 15.92
2024 295,176 23.37
2025 432,119 15.13
Total/Weighted Average 2,003,638 19.17

TOP 20 SOURCES OF REVENUE BY TENANT

The following table discloses the Portfolio’s top 20 tenants, demonstrating significant tenant
diversification with the largest tenant, Walmart, accounting for only 11.9% of GLA. The top 20 tenants
only account for34.9% of total GLA.

# Tenant # of Locations Investment GLA % GLA % Base Rent WALT
Grade? (Y/N) (000s SF) (years)
1 Walmart 1 Y 474 11.9% 8.2% 6.0
2 Shoppers Drug Mart 1 Y 67 1.7% 3.5% 6.4
3 Cineplex 3 N 149 3.8% 3.4% 6.4
4 Sport Chek 1 Y 121 3.0% 2.3% 5.2
5 Dollarama 1 Y 38 1.0% 1.6% 5.4
6 London Drugs 1 N 38 1.0% 1.5% 11.9
7 Old Navy 1 N 70 1.8% 1.5% 1.6
8 H&M 2 Y 76 1.9% 1.5% 8.4
9 Bank of Montreal 3 Y 22 0.6% 1.5% 2.6
10 Telus Mobility 3 Y 11 0.3% 1.4% 4.6
11 American Eagle Outfitters 2 N 29 0.7% 1.3% 4.6
12 Rogers 4 Y 7 0.2% 1.2% 2.9
13 Indigo 2 N 43 1.1% 1.1% 6.0
14 Loblaws 1 Y 104 2.6% 1.1% 2.6
15 Peoples Jewellers 2 N 7 0.2% 1.0% 1.3
16 Ardene 1 N 29 0.7% 0.9% 33
17 Charm Diamond Centres 3 N 6 0.2% 0.9% 1.9
18 Goodlife Fitness 1 N 48 1.2% 0.9% 5.4
19 Marshalls 1 Y 28 0.7% 0.9% 1.9
20  Sephora 2 Y 17 0.4% 0.8% 6.1
Total - Top 20 Tenants (by Base Rent %) 1,384 34.9% 36.5% 5.5
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SECTION YV

CRITICAL ACCOUNTING ADJUSTMENTS AND JUDGEMENTS

Preparation of the combined carve-out financial statementsrequiresmanagement to make estimates and
judgements that affect the reported amounts of assets and liabilities, disclosure of contingentassets and
liabilities at the date of the combined carve-out financial statements and reported amounts of revenue
and expenses during the reporting period. For a description of the accounting policies that management
believes are subject to greater estimation and judgement, as well as other accounting policies, refer to
the accompanying notes containedin the combined carve-out financial statements.

Use of Estimates

Information about assumption and estimation uncertainties that have a significant risk of resultingin a
material adjustment within the next financialyear are included in the fair value of investment properties.

Use of Judgements

e Valuations of investment properties

Investment properties are carried on the consolidated statements of financial position at fair
value, as determined by either externalindependent appraisers or by HOOPP’s internal valuation
team. The valuations are based on several methods and significant assumptions, such as
capitalization rates, terminal capitalization rates, discount rates and estimates of future cash
flows. Valuation of investment properties is one of the principal estimates and uncertainties in
the combined carve-outfinancial statements andin this MD&A. Referto notes 2(a) and 3 of the
combined carve-out financial statements for further information on estimates and significant
assumptions made in the determination of the fair value of investment properties. Judgementis
appliedin determining whether certain costs are additions to the carrying value of the investment
properties.

e |Leases

HOOPP makes judgements in determining whether certain leases, in particular those tenant
leases with long contractual terms, are operating or finance leases. HOOPP has determined that
all of its leases, where HOOPP is the lessor, are operating leases.

SECTION VI

RISKS AND UNCERTAINTIES

All investment properties are subject to a degree of risk and uncertainty. They are affected by various
factors including general market conditions and local market circumstances. An example of general
market conditions would be the availability of long-term mortgage financing whereas local conditions
would relate to factors affecting specific markets such as an oversupply of space orareductionin demand
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for real estate in a particular area. Management attempts to manage these risks through geographicand
tenantdiversification in the Portfolio. The major risk factors are outlined below.

Risks Associated with COVID-19

On March 11, 2020, the World Health Organization declared COVID-19 a global pandemic, which has
resultedin the federaland provincial governments enacting emergency measures to combat the spread
of the virus, including travelbans, quarantine periods, social distancing and significant monetary and fiscal
interventions. Given the success in mitigating the initial spread of COVID-19, the governmentsin Canada
and in many other countries, eased the containment measures in late Q2 2020 and rolled out reopening
of non-essential businesses on a staged regional approach for most of the third quarter of Fiscal 2020
(“Q3 2020”). This led to a recovery of economicactivities and the employment rate in Canadaand in many
parts of the world. Following Q3 2020, the rise in the number of COVD-19 cases globally indicated the
start of the second wave of the pandemic. In response, regional and provincial governments in Canada
andinternationally introduced, or restored, restrictive measures for certain non-essential businesses such
as theatres, gyms, and sit-down restaurants. In the fourth quarter of Fiscal 2020, many governments
began to implement more restrictive measures and some governments-imposed lockdowns, closing all
businesses otherthose deemed “essential”. These emergency measures have resulted in additional risks
and uncertainties to the Portfolio’s business, operations and financial performance as discussed
throughout this MD&A.

The duration and impact of the COVID-19 pandemic on the Portfolio continues to remain unknown at this
time, as is the efficacy of the government’s interventions. However, disruptions caused by COVID-19 have
negatively impacted the fair market value of the assets of the Portfolio and may, in the shortorlong term,
materially adversely impactits tenants and/or the debt and equity markets, both of which could materialy
adversely affect the Portfolio’s operations and financial performance. The Portfolio has experiencedand
continuesto expect COVID-19related delays with its current and future redevelopment projects.

The extent of the effect of the ongoing COVID-19 pandemic on the Portfolio’s operational and financial
performance will depend on numerous factors, including the duration, spread and intensity of the
pandemic, the actions by governments and others taken to contain the pandemic or mitigate its impact,
changes in the preferences of tenants and prospective tenants, and the direct and indirect economic
effects of the pandemic and containment measures, all of which are uncertain and difficult to predict
considering that the situation continues to evolve rapidly. As a result, it is not currently possible to
ascertainthe long-termimpact of COVID-190on the Portfolio’s business and operations. Certain aspects of
the Portfolio’s business and operations that have been or could potentially continue to be impacted
include rental income, occupancy, tenant inducements, future demand for space and market rents, as
well as increased costs resulting from management’s efforts to mitigate the impact of COVID-19, longer-
term stoppage of redevelopment projects, temporary or long-term labour shortages or disruptions,
temporary or long-term impacts on domestic and global supply chains, increased risks to information
technology systems and networks, further impairments and/or write-downs of assets, and the
deterioration of worldwide credit and financial markets that could limit the Portfolio’s ability to access
capital and financing on acceptable termsor at all.
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Even after the COVID-19 pandemic has subsided, the Portfolio may continue to experience material
adverse impacts to its business as a result of the global economy, including any related recession, as well
as lingering effects on the Portfolio’s employees, suppliers, third-party service providers and/ortenants.

Management continues to actively assess and respond where possible, to the effects of the COVID-19
pandemic on the Portfolio’s employees, tenants, suppliers, and service providers, and evaluating
governmental actions being taken to curtail its spread. Management is continuing to reviewits future cash
flow projections and the valuation of the Portfolio’s properties considering the COVID-19 pandemic and
intends to follow health and safety guidelines as they continue to evolve.

Real Property Ownership

All real property investments are subject to a degree of risk and uncertainty. Such investments are
affected by various factors including general economic conditions, local real estate markets, the impact
of COVID-19, demand for leased premises, competition from otheravailable premises and various other
factors.

The value of real property and any improvements thereto may also depend on the credit and financial
stability of the tenants. Distributable cash and the Portfolio’sincome would be adversely affected if one
ormore majortenants or asignificant number of tenants were to become unable to meet their obligations
undertheir leases or if a significant amount of available space in the Portfolio is not able to be leased on
economically favourable lease terms. In the event of default by atenant, delays, or limitations in enforcing
rights as lessor may be experienced and substantial costs in protecting the Portfolio’s investment may be
incurred. Furthermore, atany time, a tenant of any of the HOOPP Properties may seek the protection of
bankruptcy, insolvency or similar laws that could result in the rejection and termination of such tenant’s
lease and thereby cause areduction in the cash flow available to the Portfolio.

Giventhe prominence of the oil and gas industry in the province of Alberta, the economy of this province
can be significantly impacted by commodity prices. As atJune 30, 2021, approximately 8.8% of asset value
is accounted for by Marlborough Mall, located in Alberta. Accordingly, any continuing decline or
prolonged weakness in commodity prices, could adversely affect those tenants located in Alberta, thereby
increasing the credit risk of such tenants to the Portfolio which in turn may adversely affect the Portfolio’s
operating results.

With respect to the retail properties, retail shopping centres have traditionally relied on there being a
number of anchor tenants (department stores, discount department stores and grocery stores) in the
centre, and thereforetheyare subject to the risk of such anchortenants either moving out of the property
or going out of business. Within the Portfolio’s retail properties, certain of the major tenants are
permitted to cease operating from their leased premisesat any time at their option, however, they remain
liable to pay all remaining rentin accordance with theirleases. Other majortenantsare permitted to cease
operatingfromtheirleased premises or to terminate their leases if certain events occur. Some commercial
retail unit tenants have a right to cease operating from their premises if certain major tenants cease
operating from their premises. The exercise of such rights by a tenant may have a negative effecton a
property. There can be no assurance that such rights will not be exercisedinthe future.

The ability to rent unleased space in the HOOPP Properties will be affected by many factors, and costs
may be incurred in making improvements or repairs to property required by a new tenant. A prolonged
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deteriorationin economicconditions could increase and exacerbate the foregoing risks. The failure to rent
unleased space on a timely basis or at all would likely have an adverse effect on the Portfolio’s financial
condition.

Certain significant expenditures, including property taxes, maintenance costs, mortgage payments,
insurance costs and related charges must be made throughout the period of ownership of real property
regardless of whetherthe propertyis producing any income. If the Portfoliois unable to meet mortgage
payments on any property, losses could be sustained because of the mortgagee’s exercise of its rights of
foreclosure orsale.

The Portfolio may, in the future, be exposed to a general decline of demand by tenants for space in
properties. As well, certain of the leases in the Portfolio have early termination provisions and such
termination rights are generally exercisable at a cost to the tenant only. The amount of space in the
Portfolio which could be affected is not significant.

Credit Risk & Tenant Concentration

The Portfolio is exposed to credit risk as an owner of real estate in that tenants may become unable to
pay the contracted rents. Management mitigates this risk by carrying out appropriate credit checks and
related due diligence on the significant tenants. Management has diversified the Portfolio’s holdings so
that it owns properties throughout Canada. In addition, management ensures that no tenant or related
group of tenants, otherthan investment grade tenants, account forasignificant portion of the cash flow.
The only tenant which individually accounts for more than 5% of the rentals from the Portfolio is Walmart
which has an investment grade credit rating.
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Lease Rollover Risk

Lease rollover risk arises from the possibility that the Portfolio may experience difficulty renewing leases
as they expire. Management attempts to mitigate the risk by having staggered lease maturities and
entering into longer term leases with built-in rental escalations. The leases for 50.5% of the Portfolio’s
total leasable area will expire by year end 2025.

Construction Risks

The Portfolio has been, and may continue to be, involved in various redevelopment projects. The
Portfolio’s obligations in respect of properties underdevelopment, or which are to be re-developed, are
subject to risks which include (i) the potential insolvency of a third party developer; (ii) a third party
developer’s failure to use funds advanced by the Portfolio in payment of construction costs; (iii)
construction or other unforeseeable delays, including as a result of the impact of COVID-19; (iv) cost
overruns; (v) the failure of tenants to occupy and pay rentin accordance with existing lease agreements,
some of which may be conditional; (vi) the incurring of construction costs before ensuring rental revenues
will be earned from the project; and (vii) increases in interest rates during the period of the development.
Management strives to mitigate these risks where possible by entering into fixed price construction
contracts with general contractors (and to the extent possible, on abonded basis).

Retail Concentration

All but one of the properties in the Portfolio are Canadian retail properties. Consequently, the market
value of the Portfolio and the income generated from them could be negatively affected by changes in
the domesticretail environmentora change in consumershopping habits.

Competition

The real estate business is competitive. Numerous other developers, managers and owners of retail
properties compete with the Portfolio in seeking tenants. Some of the properties located in the same
markets as the Portfolio’s properties may be newer, betterlocated and/or have strongeranchor tenants
thanthe Portfolio’s properties. The existence of developers, managers and ownersin the markets in which
the Portfolio operates, or any increase in supply of available space in such markets (due to new
construction, tenant insolvencies or other vacancy) and competition for the Portfolio’s tenants could
adversely affect the Portfolio’s ability to lease space in its properties in such markets and on the rents
charged or concessions granted. In addition, the internet and othertechnologies increasingly play a more
significant role in consumer preferences and shopping patterns, which presents an evolving competitive
risk to the Portfolio that is not easily assessed. Any of the aforementioned factors could have an adverse
effectonthe Portfolio’s financial position and results of operations.

Liquidity Risk

Real property investmentstendto be relativelyilliquid, with the degree of liquidity generally fluctuating
in relationship with demand for and the perceived desirability of such investments. Such illiquidity will
tend to limit the Portfolio’s ability to vary its portfolio promptly in response to changing economic or
investment conditions. If for whatever reason, liquidation of assets is required, there is a risk that sale

proceeds realized might be less than the previously estimated market value of the Portfolio’s investments
or that market conditions, including the impact of COVID-19, would prevent prompt disposition of assets.
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Cyber Security Risk

Cyber security has become an increasingly problematic issue for businesses in Canada and around the
world, including the Portfolio. Cyber-attacks against large organizations are increasing in sophistication
and are often focused on financial fraud, compromising sensitive data for inappropriate use, or disrupting
business operations. A cyber incident is any adverse event that threatens the confidentiality, integrity or
availability of the Portfolio’s information resources. More specifically, a cyber-incident is an intentional
attack or an unintentional eventthat can include gaining unauthorized access to information systems to
disrupt operations, corrupt data or steal confidential information. As the Portfolio’s reliance on
technology has increased, so have the risks posedto its systems. The Portfolio’s primary risks that could
directly result from the occurrence of a cyber-incident include operational interruption, damage to its
reputation, damage to the Portfolio’s business relationships with its tenants, disclosure of confidential
information regarding its tenants, employees and third parties with whom the Portfolio interacts, and
may result in negative consequences, including remediation costs, loss of revenue, additional regulatory
scrutiny and litigation. The Portfolio has implemented processes, procedures and controls to help mitigate
these risks, but these measures, as well as its increased awareness of a risk of a cyber-incident, do not
guarantee thatits financial results will not be negatively impacted by such an incident.

Environmental and Climate Change Risk

As an owner and manager of investment properties in Canada, the Portfolio is subject to various laws
relating to environmental matters. These laws impose a liability for the cost of removaland remediation
of certain hazardous materials released or deposited on the HOOPP Properties or on adjacent properties.

Phase | environmentalaudits are completed on all properties prior to acquisition. Furtherinvestigation is
conducted if Phase | tests indicate a potential problem. The Portfolio has operating policies to monitor
and manage risk. In addition, the standard lease utilized requires tenants to comply with environmental
laws and regulations and restricts tenants from carrying on environmentally hazardous activities or having
environmentally hazardous substances onsite.

Natural disasters and severe weather such as floods, ice storms, blizzards and rising temperatures may
resultin damage to the HOOPP Properties. The extent of the Portfolio’s casualty losses and loss in property
operating income in connection with such events is a function of the severity of the event and the total
amount of exposure inthe affected area. The Portfoliois also exposed to risks associated with inclement
winter weather, including increased need for maintenance and repair of the Portfolio’s buildings. In
addition, climate change, to the extentit causes changesin weather patterns, could have effectsonthe
Portfolio’s business by increasing the cost to recover and repair properties and by increasing property
insurance costs to insure a property against natural disasters and severe weather events.

SUBSEQUENT EVENTS

On October 26, 2021, HOOPP entered into a purchase and sale agreement with H&R Real Estate
Investment Trust (the “REIT”) pursuant to which the Portfolio will be sold to Primaris Real Estate
Investment Trust (“Primaris”), a newly created unincorporated open-ended trust. The consideration
payable in respect of the Portfolio, in the aggregate amount of approximately $800.8 million, will be
satisfied by way of the issuance to HOOPP of (i) approximately $600.6 million of trust units of Primaris
and (ii) an approximately $200.2 million demand promissory note. The purchase and sale is subject to
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certain representationsincluding, amongotherthings, the approval of the REIT’s Plan of Arrangement by
the Court of Queen’s Bench of Albertaand the REIT’s unitholders.
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Pro forma combined financial statements of

PRIMARIS REIT

As at and for the six month period ended June 30, 2021 and for the year ended December 31, 2020




PRIMARIS REIT

Pro Forma Combined Financial Position
As at June 30, 2021
(In thousands of Canadian dollars)

PRP HOOPP
Combined Combined Pro forma
Carve-Out Carve-Out Note 3 adjustments Total
Assets
Investment properties $ 2,208,541 $ 765,400 (a) $ 229,509  § 3,203,450
Other assets 16,406 17,557 (b) - 33,963
Cash and cash equivalents 7,816 8,303 (b) (16,119) -
$ 2,232,763 $ 791,260 $ 213390  § 3,237,413
Liabilities
Debt $ 785,562 $ 140,506 (c) $ 27,683 $ 953,751
Class B exchangeable units - - (d) 73,392 73,392
Accounts payable and accrued liabilities 288,123 27,375 (b) (268,545) 46,953
1,073,685 167,881 (167,470) 1,074,096
Net assets 1,159,078 623,379 (a) - (e) 380,860 2,163,317
Commitments and contingencies
$ 2,232,763 $ 791,260 $ 213,390  § 3,237,413

See accompanying notes to the pro forma combined financial statements.



PRIMARIS REIT

Pro Forma Combined Statements of Net Income (Loss)
Six month period ended June 30, 2021
(In thousands of Canadian dollars)

PRP HOOPP

Combined  Combined Pro forma

Carve-Out  Carve-Out Note 3 Adjustments Total
Property operating income:

Rentals from investment properties $ 123456 § 48,704 $ $ 172,160
Property operating costs (59,099) (30,934) (90,033)
64,357 17,770 - 82,127
Finance cost - operations (9,782) (3,038) (c) 2,400 (10,420)
Finance income 7 12 - 19
General and administrative (expenses) recoveries (1,104) - - (1,104)
Fair value adjustment on investment properties 84,656 (58,493) (a) (26,163) -
Fair value adjustment on financial instruments (4,532) - - (4,532)
Net income (loss) $ 133,602 § (43,749 $ (23,763) $ 66,090

See accompanying notes to the pro forma combined financial statements.



PRIMARIS REIT

Pro Forma Combined Statements of Net Income (Loss)
Year ended December 31, 2020

(In thousands of Canadian dollars, except Unit and per Unit amounts)

PRP HOOPP
Combined = Combined Pro forma
Carve-Out  Carve-Out Note 3 Adjustments Total
Property operating income:
Rentals from investment properties $ 270230 $ 106,361 $ $ 376,591
Property operating costs (149,054) (75,781) (224,835)
121,176 30,580 - 151,756
Finance cost - operations (20,493) (6,076) (c) 4,500 (22,069)
Finance income 79 50 129
General and administrative (expenses) recoveries 575 - - 575
Fair value adjustment on investment properties (692,036) (265,730) (a) 957,766 -
Fair value adjustment on financial instruments 16,221 - 16,221
Net income (loss) $ (574,478) $ (241,176) $ 962,266  $ 146,612

See accompanying notes to the pro forma combined financial statements.



PRIMARIS REIT

Notes to Pro Forma Combined Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

As at and for the six month period ended June 30, 2021 and for the year ended December 31, 2020

1. Basis of preparation:

H&R Real Estate Investment Trust (“H&R”) will form Primaris REIT prior to the implementation of the Plan of Arrangement (the “Arrangement”) and
satisfaction of all other closing conditions as described fully elsewhere in the Management Information Circular (the “Circular”) into which these pro
forma combined financial statements are attached. These pro forma combined financial statements should be read in conjunction with the Arrangement
and the Circular.

H&R has entered into a purchase and sale agreement whereby following the implementation of the Arrangement, Primaris REIT will acquire certain
real estate assets from Healthcare of Ontario Pension Plan’s (‘HOOPP”) subsidiaries. |n addition, H&R will spin out to Primaris REIT certain retail real
estate assets.

Primaris REIT will own, operate and develop retail properties across Canada. The principal office and centre of administration of Primaris REIT will
be located at 26 Wellington Street East, Suite 400, Toronto, Ontario M5E 1S2. Unitholders of Primaris REIT will participate pro rata in distributions
and, in the event of termination of Primaris REIT, will participate pro rata in the net assets remaining after satisfaction of all liabilities.

As such, these pro forma combined financial statements have been prepared from the unaudited condensed interim combined carve-out statement of
financial position of the Primaris Retail Properties (“PRP”) and HOOPP Investments as at June 30, 2021, the audited combined carve-out statements
of net income (loss) of the PRP and HOOPP Investments for the year ended December 31, 2020 and the unaudited condensed interim combined
carve-out statement of net income (loss) for the six month period ended June 30, 2021. These financial statements are included elsewhere in the
Circular.

These pro forma combined financial statements have been prepared in accordance with the recognition and measurement principles of International
Financial Reporting Standards (“IFRS”) as issued by the International Accounting Standards Board and as if Primaris REIT has been formed and the
Arrangement has been completed. They incorporate the significant accounting principles expected to be used to prepare Primaris REIT's combined
financial statements.

These pro forma combined financial statements are presented in thousands of Canadian dollars, which will be the functional currency of Primaris REIT.
The pro forma combined statement of financial position gives effect to the transactions in Note 3 as if they had occurred on June 30, 2021. The pro
forma combined statements of net income (loss) give effect to the transactions in Note 3 for the year ended December 31, 2020 and the six month
period ended June 30, 2021 as if they had occurred on January 1, 2020 and January 1, 2021, respectively.

These pro forma combined financial statements are not necessarily indicative of the results that would have actually occurred had the transactions
been consummated at the dates indicated, nor are they necessarily indicative of future operating results or the financial position of Primaris REIT.

The pro forma financial information has been prepared based upon available information and certain assumptions that H&R believes are reasonable
in the circumstances.

2. Significant accounting policies:
The accounting policies set out below have been applied consistently for all periods presented in the combined carve-out financial statements of PRP.
(a) Basis of combination:

These pro forma combined financial statements comprise the financial statements of PRP and HOOPP Investments. The financial statements of
the combined carve-out properties are prepared for the same reporting periods as H&R using consistent accounting policies.

(b) Investment properties:
Primaris REIT’s investment properties are held to earn rental income or for capital appreciation, or both, but not for sale in the ordinary course of

business. As such, investment properties are measured at fair value, under IAS 40, Investment Property (“IAS 40”) using valuations prepared by
either Primaris REIT’s internal valuation team or external independent appraisers.



PRIMARIS REIT

Notes to Pro Forma Combined Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

As at and for the six month period ended June 30, 2021 and for the year ended December 31, 2020

2.

Significant accounting policies (continued):

Primaris REIT performs an assessment of each investment property acquired to determine whether the acquisition is to be accounted for as an
asset acquisition or a business combination. A transaction is considered to be a business combination if the acquired property meets the definition
of a business under IFRS 3. Primaris REIT expenses transaction costs on business combinations and capitalizes transaction costs on asset
acquisitions.

Upon acquisition, investment properties are initially recorded at cost, comprising its purchase price and any directly attributable expenditures.
Subsequent to initial recognition, Primaris REIT uses the fair value model to account for investment properties. Under the fair value model,
investment properties are recorded at fair value, determined based on available market evidence at each reporting date. The related gain or loss
in fair value is recognized in net income in the period in which it arises.

Subsequent capital expenditures are capitalized to investment properties only when it is probable that future economic benefits of the expenditure
will flow to Primaris REIT and the cost can be measured reliably. All other repairs and maintenance costs are expensed when incurred. Leasing
costs, such as commissions incurred in negotiating tenant leases, are included in the carrying amount of the investment properties.

Gains or losses from the disposal of investment properties are determined as the difference between the net disposal proceeds and the carrying
amount of the investment property and are recognized in net income in the year of disposal.

Cash and cash equivalents:

Cash and cash equivalents include deposits in banks, certificates of deposit and short-term investments with original maturities of less than 90
days.

Units:

Under IAS 32, Financial Instruments: Presentation (*IAS 32"), puttable instruments, such as the Units are generally classified as financial liabilities
unless the exemption criteria are met for equity classification. Primaris REIT’s Declaration of Trust leaves distributions to the discretion of the
trustees and the ability of the trustees to fund distributions by way of issuing additional Units. As such, Primaris REIT met the exemption criteria
under IAS 32 for equity classification. Nevertheless, the Units are not considered ordinary Units under IAS 33, Earnings Per Share, and therefore
an income per unit calculation is not presented.

Exchangeable units:

Exchangeable units outstanding are puttable instruments where Primaris REIT has a contractual obligation to issue Units to participating
unitholders upon redemption. These puttable instruments are classified as a liability under IFRS and are measured at fair value through profit or
loss.

At the end of each period the fair value is determined by using the quoted price of the Units on the TSX as the exchangeable units are
exchangeable into Units at the option of the holder. Holders of all exchangeable units are entitled to receive the economic equivalent of
distributions on a per unit amount equal to a per Unit amount provided to holders of Units.

Finance costs:

Finance costs are comprised of interest expense on borrowings, distributions on exchangeable units classified as liabilities and gain (loss) on
change in fair value of exchangeable units.

Finance costs associated with financial liabilities presented at amortized cost are recognized in net income using the effective interest method.



PRIMARIS REIT

Notes to Pro Forma Combined Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

As at and for the six month period ended June 30, 2021 and for the year ended December 31, 2020

2.

Significant accounting policies (continued):

(@)

Revenue from contracts with customers:

IFRS 15, Revenue from Contracts with Customers (“IFRS 15”) contains a single, control-based model that applies to contracts with customers
and provides two approaches to recognizing revenue: at a point in time or over time. The model features a contract-based five-step analysis of
transactions to determine whether, how much and when revenue is recognized.

Primaris REIT earns revenue from its tenants from various sources consisting of base rent for the use of space leased, recoveries of property tax
and property insurance, and service revenue from utilities, cleaning and property maintenance costs.

Revenue from lease components is recognized on a straight-line basis over the lease term and includes the recovery of property taxes and
insurance. Revenue recognition commences when a tenant has the right to use the premises.

Revenue related to the services component of Primaris REIT's leases is accounted for in accordance with IFRS 15. These services consist
primarily of utilities, cleaning and property maintenance costs for which the revenue is recognized over time, typically as the costs are incurred,
which is when the services are provided.

Leases:

Primaris REIT, as a lessee, recognizes assets and liabilities for all leases with a term of more than twelve months, unless the underlying asset is
of low value and is required to recognize a right-of-use asset representing its right to use the underlying leased asset and a lease liability
representing its obligation to make lease payments.

Financial instruments:

IFRS 9, Financial Instruments (“IFRS 9”) requires financial assets to be classified and measured based on the business model in which they are
managed and the characteristics of their contractual cash flows. IFRS 9 contains three principal classification categories for financial assets:

measured at amortized cost, fair value through other comprehensive income and fair value through profit or loss.

A financial asset is measured at amortized cost if it meets both of the following conditions and is not designated at fair value through profit or loss
(“FVTPL"):

- ltis held within a business model whose objective is to hold assets to collect contractual cash flows; and

- lts contractual terms give rise on specified dates to cash flows that are solely payments of principal and interest on the principal amount
outstanding.

All of Primaris REIT'’s financial assets not classified as measured at amortized cost, as described above, are measured at FVTPL.

Under IFRS 9, the change in fair value of financial liabilities carried at FVTPL attributable to changes in the credit risk of the liability is presented
in other comprehensive income, and the remaining amount of change in fair value is presented in profit or loss unless the treatment of the effects
of the changes in the credit risk of the liability would create an accounting mismatch in profit or loss.

For impairment of financial assets, IFRS 9 has a forward-looking ‘expected credit loss’ (‘ECL") model. A provision for ECL is recognized at each
balance sheet date for all financial assets measured at amortized cost.

Primaris REIT applies the practical expedient to determine ECL on accounts receivable using a provision matrix based on historical credit loss
experiences adjusted for current and forecasted future economic conditions to estimate lifetime ECL. The other ECL models applied to other
financial assets also require judgement, assumptions and estimations on changes in credit risks, forecasts of future economic conditions and
historical information on the credit quality of the financial asset.

Impairment losses are recorded in finance cost - operations in the combined carve-out statement of net income (loss) with the carrying amount
of the financial asset or group of financial assets reduced through the use of impairment allowance accounts.

J-8



PRIMARIS REIT

Notes to Pro Forma Combined Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

As at and for the six month period ended June 30, 2021 and for the year ended December 31, 2020

3. Pro forma adjustments:

The pro forma adjustments to the pro forma combined financial statements have been prepared to account for the impact of the acquisition transaction
contemplated in the Circular as described below:

The Arrangement contemplates the transfer of PRP to Primaris REIT. The following table summarizes the details of the contemplated transaction.

Plan of

Balances as at Arrangement

June 30, 2021 Note 3 Adjustments  Transaction

Investment properties $ 2,208,541 (@ § 194809 §$ 2,403,350

Other assets 16,406 (b) - 16,406

Cash and cash equivalents 7,816 (b) (7,816) -
Debt:

Assumed mortgages (598,562) (c) (12,189) (610,751)

Line of credit (187,000) (c) 44,000 (143,000)

Accounts payable and accrued liabilities (288,123) (b) 268,545 (19,578)

Y $ 1,646,427

The Purchase and Sale Agreement between H&R and subsidiaries of HOOPP contemplates the sale of HOOPP Investments to Primaris REIT for
Primaris REIT Series A Units as follows:

Balances as at Adjusted
June 30, 2021 Note 3 Adjustments Balances
Investment properties $ 765,400 (a) $ 34,700 § 800,100
Other assets 17,557 (b) - 17,557
Cash and cash equivalents 8,303 (b) (8,303) -
Debt:
Assumed mortgages (140,506) (c) (59,494) (200,000)
Accounts payable and accrued liabilities (27,375) (b) - (27,375)
*$ 590,282
*  Total equals $2,236,709.
The following is a summary of the settlement of the above transaction:
Settled by issuance of Series A units (e) $ 2,163,317
Settled by issuance of Class B exchangeable units (d) (e) 73,392
$ 2,236,709




PRIMARIS REIT

Notes to Pro Forma Combined Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

As at and for the six month period ended June 30, 2021 and for the year ended December 31, 2020

3.

Pro forma adjustments (continued):

(@)

Fair value of investment properties:

The retail real estate assets of HOOPP Investments and PRP were fair valued for the purposes of the transaction by an external appraiser. The
aggregate fair value of the investment properties determined and agreed to by each party was $3,182,450. This fair value adjustment has been
reflected in the pro forma combined financial position as shown in the tables above. In addition, land transfer tax of approximately $21,000 has
been included in the fair value. The sum of the adjustments is $229,509.

The fair value changes in the combined carve-out statement of net income (loss) for the year ended December 31, 2020 and for the six months
ended June 30, 2021 have been reduced to nil as the fair value of the investment properties on June 30, 2021 is assumed to have occurred at
January 1, 2020 and January 1, 2021, respectively.

Net working capital:

The working capital adjustments such as other assets and accounts payable and accrued liabilities will be adjusted on the closing date of the
transaction resulting in an adjustment to Primaris REIT Series A Units to be issued to unitholders of Primaris REIT pursuant to the Arrangement.
For the purposes of the pro forma, the amounts reported are equal to the June 30, 2021 balances.

The cash and cash equivalents will be distributed prior to closing and has been netted to nil.

There is an adjustment of $125,545 to accounts payable for an intercompany balance between PRP and H&R. The remaining intercompany
payable of $143,000 to H&R will be repaid, prior to the completion of the Arrangement, with the line of credit.

Under the Arrangement, Primaris REIT will make a distribution equal to its taxable income for its then current taxation year. This adjustment has
not been made in these pro forma combined financial statements as this amount is not determinable.

Debt:

HOOPP Investments will repay the mortgage of approximately $140,000 prior to closing of the transaction and will receive a promissory note
payable of approximately $200,000 as partial settlement for sale of real estate assets to Primaris REIT to be paid within 3 business days of
closing. On closing, Primaris REIT is expected to assume debt of approximately $598,000, and a mark-to-market adjustment of $12,189.
Subsequent to June 30, 2021, the line of credit was fully repaid by H&R totaling $187,000. Prior to the completion of the Arrangement, PRP will
utilize their line of credit to repay the intercompany payable to H&R for $143,000.

Class B exchangeable units:

Pursuant to and in accordance with the terms and conditions of Primaris REIT Class B exchangeable units, the exchange rights under these units
provide that on an exchange of such units, the holder thereof will be entitled to receive an equivalent number of Primaris REIT Series A Units,
subject to the terms and conditions of the Declaration of Trust.

Net assets:

(i) As of June 30, 2021, there were 288,340,251 H&R units along with 13,435,071 H&R exchangeable units outstanding. On closing, Primaris
REIT will acquire the PRP and HOOPP carve-out portfolios at an aggregate fair value of $3,182,450. The Primaris REIT Series A Units will
be distributed to H&R unitholders on a 4 for 1 basis. Subsequent to June 30, 2021, 91,000 H&R exchangeable units were converted. For the
purpose of this pro forma, the units have been adjusted accordingly.

Prior to consolidation, 13,344,071 Class B exchangeable units of Primaris REIT will be distributed to H&R in order to satisfy H&R's obligation
to its existing exchangeable unitholders.

After consolidation (assuming a 4 for 1 consolidation of Primaris REIT units), there will be 3,336,016 Primaris REIT Class B exchangeable
units outstanding, along with 72,107,812 Primaris REIT Series A Units distributed to H&R’s unitholders.



PRIMARIS REIT

Notes to Pro Forma Combined Financial Statements
(In thousands of Canadian dollars, except Unit and per Unit amounts)

As at and for the six month period ended June 30, 2021 and for the year ended December 31, 2020

3. Pro forma adjustments (continued):

(i)  The HOOPP contribution will result in consideration of 104,563,656 Units pre consolidation and, assuming a 4 for 1 consolidation (subject to
any different election to be made by HOOPP), this will result in 26,140,914 Series A Units in Primaris REIT to be issued to HOOPP.

4. Commitments and contingencies:

(@)

(b)

In the normal course of operations, Primaris REIT has issued letters of credit in connection with developments, financings, operations and
acquisitions. As at June 30, 2021, Primaris REIT has outstanding letters of credit totalling $1,102 (December 31, 2020 - $1,085).

Primaris REIT provides guarantees on behalf of third parties, including co-owners. As at June 30, 2021, Primaris REIT issued guarantees
amounting to $112,055 (December 31, 2020 - $112,972), which expire between 2021 and 2027 (December 31, 2020 - expire between 2021 and
2027) relating to the co-owner’s share of mortgage liability.

Primaris REIT provides guarantees on behalf of H&R, a related party, on the U.S. dollar borrowings on the revolving secured operating line of
credit. As at June 30, 2021, Primaris REIT issued guarantees amounting to U.S. $87,000 (December 31, 2020 - U.S. $175,000). The Canadian
equivalent of these amounts is $107,880 (December 31, 2020 - $222,250).

Credit risks arise in the event that these parties default on repayment of their debt since they are guaranteed by Primaris REIT. These credit risks
are mitigated as Primaris REIT has recourse under these guarantees in the event of a default by the borrowers, in which case Primaris REIT's
claim would be against the underlying real estate investments.

Primaris REIT is obligated, under certain contract terms, to construct and develop investment properties.
Primaris REIT is involved in litigation and claims in relation to the investment properties that arise from time to time in the normal course of

business. In the opinion of management, any liability that may arise from such contingencies would not have a material adverse effect on the
unaudited condensed interim combined carve-out financial statements.
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FINANCIAL FORECAST

The following financial forecast was prepared by management of H&R Real Estate Investment Trust (“H&R”), using assumptions with an effective
date of November 3, 2021. Pursuant to applicable securities policies, Primaris REIT is required to update the financial forecast during the Forecasted
Period by identifying any material changes from the financial forecast resulting from events that have occurred since it was issued and by comparing
such financial forecast with annual audited actual results and interim unaudited actual results for the periods covered. The results of this comparison
will accompany the annual or interim financial statements of Primaris REIT for the relevant period.

The forecasted net income has been prepared in accordance with the significant accounting policies expected to be applied by Primaris REIT. The
financial forecast has been prepared using assumptions that reflect management's intended course of action for Primaris REIT for the periods covered,
given management’s judgement as to the most probable set of economic conditions. The financial forecast has been prepared after giving effect to the
Plan of Arrangement (the “Arrangement”) and the other transactions contemplated in this prospectus to be completed before or concurrently with
closing (“Closing”).

The assumptions used in the preparation of a forecast, although considered reasonable by management at the time of preparation, may
not materialize as unanticipated events and circumstances may occur subsequent to the date of the financial forecast. Accordingly, there
is a significant risk that actual results achieved for the financial forecast period will vary from the forecast results and that such variations
may be material. See “Forward-Looking Statements” and “‘Financial Forecast”.

The financial forecast should be read in conjunction with the unaudited pro forma combined financial statements of Primaris REIT, as well as the

audited combined carve-out financial statements of Primaris Retail Properties (‘PRP”) and Healthcare of Ontario Pension Plan (“HOOPP”) Investments
that are contained in this Management Information Circular.

PRIMARIS REIT
Consolidated Statement of Forecasted Net Income
For the year ending December 31, 2022

(in thousands of Canadian dollars)

Year ending
December 31, 2022

Property operating income:

Rentals from investment properties $361,926
Property operating costs (181,926)
180,000

Finance costs - operations (35,100)
General and administrative expenses (7,355)
Fair value adjustment on investment properties -
Net income $137,545

See accompanying notes to the consolidated statement of forecasted net income.



PRIMARIS REIT
Notes to the Consolidated Statement of Forecasted Net Income
For the year ending December 31, 2022
(In thousands of Canadian dollars, except Unit and per Unit amounts)

Purpose of the consolidated financial forecast

This consolidated financial forecast has been prepared by management of H&R on behalf of Primaris REIT for use by prospective investors in
their evaluation of potential investments in Primaris REIT and may not be appropriate for any other purpose.

Basis of presentation of financial forecast

H&R will form Primaris REIT prior to the implementation of the Arrangement and satisfaction of all other closing conditions described fully
elsewhere in the Management Information Circular (the “Circular”) into which this consolidated financial forecast is attached. This consolidated
financial forecast should be read in conjunction with the Arrangement and the Circular.

H&R has entered into a purchase and sale agreement whereby following the approval of the Arrangement, Primaris REIT will acquire certain real
estate assets from HOOPP’s subsidiaries. In addition, H&R will spin out to Primaris REIT certain retail real estate assets.

Primaris REIT will own, operate and develop retail properties across Canada. The principal office and centre of administration of Primaris REIT
will be located at 26 Wellington Street East, Suite 400, Toronto, Ontario, M5E 1S2. In connection with the completion of the Arrangement, Primaris
REIT will own interests in 35 retail properties ("the Portfolio"). Unitholders of Primaris REIT will participate pro rata in distributions and, in the event
of termination of Primaris REIT, will participate pro rata in the net assets remaining after satisfaction of all liabilities.

The financial forecast consists of the consolidated statement of forecasted net income and comprehensive income of Primaris REIT for the year
ending December 31, 2022 (the “consolidated financial forecast”). The consolidated financial forecast has been prepared using assumptions with
an effective date of November 3, 2021, and reflects the assumptions described in Note 4.

The consolidated financial forecast has been prepared using assumptions that reflect Primaris REIT’s intended course of action for the periods
presented, given management’s judgement as to the most probable set of economic conditions. The consolidated financial forecast will be
compared with the reported results for the financial forecast period and any significant differences will be disclosed. The actual results achieved
during the financial forecast period (being for the year ending December 31, 2022) will vary from the forecasted results, and these variations may
be material.

Summary of significant accounting policies

The consolidated financial forecast has been prepared using the following policies which incorporates the principal accounting policies expected
to be used to prepare Primaris REIT’s consolidated financial statements.

(@) Basis of consolidation

The consolidated financial forecast includes the forecasted accounts of Primaris REIT and the other entities that the REIT controls in
accordance with IFRS 10, “Consolidated Financial Statements”. Control requires exposure or rights to variable returns and the ability to
affect those returns through power over an investee. All forecasted intercompany transactions and balances have been eliminated on
consolidation.

(b) Investment properties
Primaris REIT’s investment properties are held to earn rental income or for capital appreciation, or both, but not for sale in the ordinary

course of business. As such, investment properties are measured at fair value, under IAS 40, Investment Property (“IAS 40") using valuations
prepared by either Primaris REIT’s internal valuation team or external independent appraisers.



PRIMARIS REIT
Notes to the Consolidated Statement of Forecasted Net Income
For the year ending December 31, 2022
(In thousands of Canadian dollars, except Unit and per Unit amounts)

3.

Summary of significant accounting policies (continued):

Primaris REIT performs an assessment of each investment property acquired to determine whether the acquisition is to be accounted for as
an asset acquisition or a business combination. A transaction is considered to be a business combination if the acquired property meets the
definition of a business under IFRS 3, as set out in note 3(c). Primaris REIT expenses transaction costs on business combinations and
capitalizes transaction costs on asset acquisitions.

Upon acquisition, investment properties are initially recorded at cost, comprising its purchase price and any directly attributable expenditures.
Subsequent to initial recognition, Primaris REIT uses the fair value model to account for investment properties. Under the fair value model,
investment properties are recorded at fair value, determined based on available market evidence at each reporting date. The related gain
or loss in fair value is recognized in net income in the year in which it arises.

Subsequent capital expenditures are capitalized to investment properties only when it is probable that future economic benefits of the
expenditure will flow to Primaris REIT and the cost can be measured reliably. All other repairs and maintenance costs are expensed when
incurred. Leasing costs, such as commissions incurred in negotiating tenant leases, are included in the carrying amount of the investment
properties.

Gains or losses from the disposal of investment properties are determined as the difference between the net disposal proceeds and the
carrying amount of the investment property and are recognized in net income in the year of disposal.

Business Combinations:

Accounting for business combinations under IFRS 3, Business Combinations (“IFRS 3”) is only applicable if it is determined that a business
has been acquired. Under IFRS 3, a business is defined as an integrated set of activities and assets conducted and managed for the purpose
of providing a return to investors or lower costs or other economic benefits directly and proportionately to Primaris REIT. A business generally
consists of inputs, processes applied to those inputs, and resulting outputs that are, or will be, used to generate revenues. In the absence of
such criteria, a group of assets is deemed to have been acquired. If goodwill is present in a transferred set of activities and assets, the
transferred set is presumed to be a business. Judgement is used by management in determining whether the acquisition of an individual
property, or group of properties, qualifies as a business combination in accordance with IFRS 3 or as an asset acquisition.

Cash and cash equivalents:
Cash includes deposits in banks, certificates of deposit and short-term investments with original maturities of less than 90 days.
Joint operations:

Primaris REIT considers investments in joint arrangements to be joint operations when the REIT makes operating, financial and strategic
decisions over one or more investment properties jointly with another party and has direct rights to the assets and obligations for the liabilities
relating to the arrangement. When the arrangement is considered to be a joint operation, Primaris REIT will include its share of the underlying
assets, liabilities, revenue and expenses in its financial results.

Units:

Under IAS 32, Financial Instruments: Presentation (“IAS 32”), puttable instruments, such as the Units are generally classified as financial
liabilities unless the exemption criteria are met for equity classification. Primaris REIT’s Declaration of Trust leaves distributions to the
discretion of the trustees and the ability of the trustees to fund distributions by way of issuing additional Units. As such, Primaris REIT met
the exemption criteria under IAS 32 for equity classification. Nevertheless, the Units are not considered ordinary Units under IAS 33, Earnings
Per Share, and therefore an income per unit calculation is not presented.



PRIMARIS REIT
Notes to the Consolidated Statement of Forecasted Net Income
For the year ending December 31, 2022
(In thousands of Canadian dollars, except Unit and per Unit amounts)

3.

Summary of significant accounting policies (continued):

(9)

Exchangeable units:

Exchangeable units outstanding are puttable instruments where Primaris REIT has a contractual obligation to issue Units to participating
unitholders upon redemption. These puttable instruments are classified as a liability under IFRS and are measured at fair value through profit
or loss.

At the end of each period the fair value is determined by using the quoted price of the Units on the TSX as the exchangeable units are
exchangeable into Units at the option of the holder. Holders of all exchangeable units are entitled to receive the economic equivalent of
distributions on a per unit amount equal to a per Unit amount provided to holders of Units.

Finance costs:

Finance costs are comprised of interest expense on borrowings, distributions on exchangeable units classified as liabilities and gain (loss)
on change in fair value of exchangeable units.

Finance costs associated with financial liabilities presented at amortized cost are recognized in net income using the effective interest
method.

Revenue from contracts with customers:

IFRS 15, Revenue from Contracts with Customers (“IFRS 15”) contains a single, control-based model that applies to contracts with customers
and provides two approaches to recognizing revenue: at a point in time or over time. The model features a contract-based five-step analysis
of transactions to determine whether, how much and when revenue is recognized.

Primaris REIT earns revenue from its tenants from various sources consisting of base rent for the use of space leased, recoveries of property
tax and property insurance, and service revenue from utilities, cleaning and property maintenance costs.

Revenue from lease components is recognized on a straight-line basis over the lease term and includes the recovery of property taxes and
insurance. Revenue recognition commences when a tenant has the right to use the premises.

Revenue related to the services component of Primaris REIT's leases is accounted for in accordance with IFRS 15. These services consist
primarily of utilities, cleaning and property maintenance costs for which the revenue is recognized over time, typically as the costs are
incurred, which is when the services are provided.

Leases:

Primaris REIT, as a lessee, recognizes assets and liabilities for all leases with a term of more than twelve months, unless the underlying
asset is of low value and is required to recognize a right-of-use asset representing its right to use the underlying leased asset and a lease
liability representing its obligation to make lease payments.

Financial instruments:

IFRS 9, Financial Instruments (“IFRS 9”) requires financial assets to be classified and measured based on the business model in which they

are managed and the characteristics of their contractual cash flows. IFRS 9 contains three principal classification categories for financial
assets: measured at amortized cost, fair value through other comprehensive income and fair value through profit or loss.



PRIMARIS REIT
Notes to the Consolidated Statement of Forecasted Net Income
For the year ending December 31, 2022
(In thousands of Canadian dollars, except Unit and per Unit amounts)

3.

Summary of significant accounting policies (continued):

A financial asset is measured at amortized cost if it meets both of the following conditions and is not designated at fair value through profit
orloss (“FVTPL):

- Itis held within a business model whose objective is to hold assets to collect contractual cash flows; and

- Its contractual terms give rise on specified dates to cash flows that are solely payments of principal and interest on the
principal amount outstanding.

All of Primaris REIT’s financial assets not classified as measured at amortized cost, as described above, are measured at FVTPL.

Under IFRS 9, the change in fair value of financial liabilities carried at FVTPL attributable to changes in the credit risk of the liability is
presented in other comprehensive income, and the remaining amount of change in fair value is presented in profit or loss unless the treatment
of the effects of the changes in the credit risk of the liability would create an accounting mismatch in profit or loss.

For impairment of financial assets, IFRS 9 has a forward-looking ‘expected credit loss’ (“ECL") model. A provision for ECL is recognized at
each balance sheet date for all financial assets measured at amortized cost.

Primaris REIT applies the practical expedient to determine ECL on accounts receivable using a provision matrix based on historical credit
loss experiences adjusted for current and forecasted future economic conditions to estimate lifetime ECL. The other ECL models applied to
other financial assets also require judgement, assumptions and estimations on changes in credit risks, forecasts of future economic
conditions and historical information on the credit quality of the financial asset.

Impairment losses are recorded in finance cost - operations in the combined carve-out statement of net income (loss) with the carrying
amount of the financial asset or group of financial assets reduced through the use of impairment allowance accounts.

Primaris REIT intends to qualify as a “mutual fund trust” under the Income Tax Act (Canada). The Trustees intend to distribute all taxable
income directly earned by Primaris REIT to Unitholders and to deduct such distributions for income tax purposes. Canadian tax legislation
relating to the federal income taxation of Specified Investment Flow Through trusts or partnerships (“SIFT”) provide that certain distributions
from a SIFT will not be deductible in computing the SIFT’s taxable income and that the SIFT will be subject to tax on such distributions at a
rate that is substantially equivalent to the general tax rate applicable to Canadian corporations.

However, distributions paid by a SIFT as return of capital should generally not be subject to tax. Under the SIFT rules, the taxation regime
will not apply to a real estate investment trust that meets prescribed conditions relating to the nature of its assets and revenue (the “REIT
Exception”). Primaris REIT has reviewed the SIFT rules and has assessed their interpretation and application to Primaris REIT’s assets and
revenue. While there are uncertainties in the interpretation and application of the SIFT rules, Primaris REIT believes that it will meet the REIT
Exception and accordingly no net current or deferred income tax expense or deferred income tax assets or liabilities have been recorded in
the consolidated statement of forecasted net income.



PRIMARIS REIT
Notes to the Consolidated Statement of Forecasted Net Income
For the year ending December 31, 2022
(In thousands of Canadian dollars, except Unit and per Unit amounts)

4. Significant assumptions

The Arrangement contemplates the transfer of PRP to Primaris REIT. The following table summarizes the details of the contemplated transaction.

Plan of

Arrangement

Transaction

Investment properties $ 2,403,350

Other assets 16,406
Debt:

Assumed mortgages (610,751)

Line of credit (143,000)

Accounts payable and accrued liabilities (19,578)

$ 1,646,427

The Purchase and Sale Agreement between H&R and subsidiaries of HOOPP contemplates the sale of HOOPP Investments to Primaris REIT
for Primaris REIT Series A Units:

Purchase
and Sale
Agreement
Investment properties $ 800,100
Other assets 17,557
Debt:
Assumed mortgages (200,000)
Accounts payable and accrued liabilities (27,375)
$ 590,282
¥ Total net assets of $2,236,709.
The following is a summary of the settlement of the above transaction:
Settled by issuance of Series A Units (e) $ 2,163,317
Settled by issuance of Class B exchangeable units (d), (e) 73,392
$ 2,236,709

The assumptions related to the property operating income have been based on the budgets utilized for the appraisal process and approved by
management.
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Notes to the Consolidated Statement of Forecasted Net Income
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(In thousands of Canadian dollars, except Unit and per Unit amounts)

4,

Significant assumptions (continued):

(a)

Revenue

Forecast rental revenue from investment properties is based on rents from existing leases, as well as expected income from the lease-up of
space that are vacant or anticipated to become vacant due to lease expiry. Existing tenants are assumed to fulfil their current contractual
lease obligations and remain in occupancy and pay rent for the term of their leases.

Revenue related to the service component of the REIT’s leases is accounted for in accordance with IFRS 15. These services consist primarily
of the recovery of common area costs including but not limited to repairs and maintenance, utilities, and cleaning costs.

Property operating costs

Property operating costs have been forecasted with reference to the operating plans and budgets for the Portfolio. The consolidated financial
forecast reflects historical data, anticipated changes, adjusted for changes in costs due to inflation and other market trends. The major
components of property expenses consist of property taxes, utilities, repairs and maintenance, insurance and salaries.

Finance costs

Finance costs comprise of interest expense on credit facility, amortization of financing costs, amortization of net mark-to-market adjustments
and distributions on Class B exchangeable units.

Year ending
in thousands of Canadian dollars December 31, 2022
Interest expense on mortgages(" $ (14,600)
Interest expense on credit facility(") (18,900)
Amortization of financing fees and mark-to-market adjustments 1,100
Distribution on Class B exchangeable units®? (2,700)
Finance costs $ (35,100)

() Primaris REIT expects to establish a new unsecured revolving credit facility (the "Unsecured Credit Facility”). This assumption is based on a term sheet
contemplating an Unsecured Credit Facility for an amount up to $950.0 million. Management intends to use the Unsecured Credit Facility to repay (i)
certain mortgages totaling $225.0 million, (ii) the existing line of credit balance of $143.0 million; and (iii) the promissory note payable to HOOPP of
approximately $200.0 million. The consolidated financial forecast reflects this debt structure when calculating finance costs for the year ending December
31, 2022.

(@ The consolidated financial forecast assumes that distributions will be declared by Primaris REIT in respect of the units on a monthly basis with an annual
distribution of approximately $0.80 per unit, assuming one unit of Primaris REIT for every four units of H&R REIT. The consolidated financial forecast
does not reflect any change in the fair value of the Class B exchangeable units as any such change cannot be forecasted.

General and administrative
General and administrative expenses are forecasted based on management's best estimates with reference to Primaris REIT’s plans and

budgets and relate to the day-to-day administration of Primaris REIT. The expenses will include trust costs, including legal and audit fees,
trustee fees, investor relations and reporting costs, transfer agent fees, insurance costs, employee compensation.
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4. Significant assumptions (continued):

5.

(e)

Acquisitions and dispositions of investment properties

This consolidated financial forecast does not reflect any potential sales of the Portfolio or acquisitions of retail properties. However, it is
possible that Primaris REIT could make purchases and sales of properties during the financial forecast period which will only be undertaken
on a basis considered by management to be advantageous to Primaris REIT and as approved by the Trustees of Primaris REIT.

Fair value adjustment on investment properties

The consolidated financial forecast does not reflect any change in the fair value of the Portfolio as any such change is impacted by many
variables that cannot be forecasted.

Unit incentive Plan

The REIT plans to adopt an Incentive Unit Plan. Under the terms of the Incentive Unit Plan, the Board of Trustees may from time to time, at its
discretion, grant Trustees, officers, and employees restricted units, performance units, deferred units or other awards. The restricted units,
performance units and deferred units are notional units with a fair value based on the closing trading price of the Units. For the purpose of the
consolidated statement of forecasted netincome, no compensation expense is included as no units under the incentive plan have been awarded
or are expected to be awarded at this time.

Income taxes
The consolidated financial forecast assumes that the REIT will on Closing and throughout its 2022 taxation years meet the REIT Exception as

described in note 3(k), and distribute all of its taxable income to Unitholders. Accordingly, no provision for current or deferred income taxes has
been recorded in the consolidated statement of forecasted net income.

Commitments and contingencies

(a)

(b)

(c)

In the normal course of operations, Primaris REIT has issued letters of credit in connection with developments, financings, operations and
acquisitions.

Primaris REIT provides guarantees on behalf of third parties, including co-owners. As at November 3, 2021, PRP issued guarantees amounting
to $111.4 million, which expire between 2022 and 2027 relating to the co-owner’s share of mortgage liability.

Credit risks arise in the event that these parties default on repayment of their debt since they are guaranteed by Primaris REIT. These credit
risks are mitigated as Primaris REIT will have recourse under these guarantees in the event of a default by the borrowers, in which case
Primaris REIT’s claim would be against the underlying real estate investments.

Primaris REIT is obligated, under certain contract terms, to construct and develop investment properties.
Primaris REIT may be subject to claims and legal actions that arise in the ordinary course of business. It is the opinion of management that

any ultimate liability that may arise from such matters would not have a significant adverse effect on the consolidated statement of forecasted
net income.
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NOTICE TO READER

The following information about Primaris REIT should be read in conjunction with the information concerning
Primaris REIT elsewhere in the Circular. Unless otherwise indicated, the disclosure in this Schedule assumes that the
Arrangement and the HOOPP Contribution have been completed in accordance with the terms and conditions otherwise
disclosed in the Circular. Historical referencesto Primaris REIT and/orits predecessors refer to the entities within H&R REIT’s
corporate structure that have, since H&R REIT’s acquisition of Primaris Retail Real Estate Investment Trust in 2013, carried
on the businesses expected to be conducted by Primaris REIT following completion of the Arrangement and the HOOPP
Contribution as atthe applicable time or for the applicable period on or prior to the date of the Circular, and forward-looking
references to Primaris REIT refer to Primaris REIT as it is expected to exist following the Arrangement and the HOOPP
Contribution, as the context may require.

No securities regulatory authority has expressed an opinion about the Arrangement or the Units to be issued
pursuant to the Arrangement and it is an offense to claim otherwise.

Primaris REIT will be formed for the sole purpose of participating in the Arrangement and has not carried on any
business otherthan in connection with the Arrangement and related matters.

There is currently no market through which the Series A Units received by Unitholders may be sold and such a market
may not develop, and Unitholders may not be able to resell Series A Units received under the Arrangement. This may affect
the pricing and liquidity ofthe Series A Units in the secondary market,the transparency and availability of trading prices, the
liquidity ofthe Series A Units, and the extent of issuer regulation. H&R REIT hasapplied to have the Series A Units listed on
the TSX under the symbol “PMZ.UN”. Listing is subject to the approval of the TSX in accordance with its original listing
requirements. The TSX has not conditionally approved Primaris REIT’s listing application and there is no assurance that the
TSX will approve the listing application. If listing approvalis ultimately obtained prior to the Effective Time, trading on the
TSX in the Series A Units is expected to commence on the Effective Date. See “Risk Factors” in this Schedule.

References to “management” in this Schedule L mean the persons that will be acting in the capacities of Primaris
REIT’s Chief Executive Officer and President and Chief Operating Officer. Any statements in this Schedule L made by or on
behalf of managementare made in such persons’ capacities as officers and not in their personal capacities.

FORWARD-LOOKING STATEMENTS

Certain information in this Schedule L contains forward-looking information within the meaning of applicable
securities laws (also known as forward-looking statements)including, amongothers, statementsrelating to the completion of
the Arrangement and HOOPP Contribution, Primaris REIT’s strategy, including internal and external growth and development
and intensification opportunities, Primaris REIT’s capitalstructure and debt, liquidity and financial strategies, Primaris REIT’s
governance framework and the potentialadoption of a Green Bond Framework, Primaris REIT’s pro forma portfolio metrics,
the listing of'the Series A Units on the TSX, the intention of Primaris REIT to qualify for the REIT Exception, the forecasted
financial information for Primaris REIT included as Schedule K to the Circular and Primaris REIT’s pro forma consolidated
capitalization.

EEINNT3 CLINT3

Forward-looking statements generally can be identified by words such as “outlook”, “objective”, “may”, “will”,
“expect”, “intend”, “estimate”, “anticipate”, “believe”, “should”, “plans”, “project”, “budget” or “continue” or similar
expressions suggesting future outcomes or events. Such forward-looking statements reflect management’s current beliefs and

are based on information currently available to management.

Forward-looking statements are provided for the purpose of presenting information about management’s current
expectations and plans relating to the future and readers are cautioned that such statements may not be appropriate for other
purposes. These statements are not guarantees of future performance and are based onmanagement’s estimates and assumptions
thatare subject to risks and uncertainties, including those described herein under “Risk Factors”, which could cause the actual
results and performance of Primaris REIT to differ materially from the forward-looking statements contained in this
Schedule L. Those risks and uncertainties include, among other things, risks related to: Primaris REIT needing to obtain
financing on a stand-alone basis, Primaris REIT asan independent entity, the combined carve-out financialstatements and the
financial forecast; the business of Primaris REIT (COVID-19; real property ownership; current economic environment;
integration of the HOOPP Properties; valuations; land leases; retail concentration; credit risk and tenant concentration; lease
rollovers; interest rates and debt; construction; capital expenditures; liquidity; competition; anchor tenants or tenant
bankruptices; cyber-security; environmental and climate change matters; co-ownership interest in properties; joint venture
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arrangements and investments; dependence on key personnel; failure to complete acquisitions; potential undisclosed liabilities
associated with acquisitions; and potential conflicts of interest) and securities of Primaris REIT (prices of Primaris REIT’s
securities; availability of cash fordistributions; ability to access capitalmarkets;tax; tax applicable to holders of Units; dilution;
liability of Unitholders; the right to redeem Units; investment eligibility of Units; statutory remedies available to Unitholders
and holders of Primaris REIT Units).

Material factors or assumptions that were applied in drawing a conclusion or making an estimate set out in the
forward-looking statements include the completion of the Arrangement and the HOOP Contribution on their current terms, that
the general economy is gradually recovering as a result of the COVID-19 pandemic, the extent and duration of which is
unknown; debt markets continue to provide access to capitalat a reasonable cost, notwithstanding the ongoing economic
downturn, the assumptions made in connection with the anticipated benefits of the Arrangement; the anticipated approval of
the Arrangement by unitholders of H&R REIT and the Court; the anticipated receipt of any required consents, exemptions,
approvals and rulings; the expectation that the parties to the Arrangement Agreement and the Purchase and Sale Agreement
will comply with its terms and conditions; the expectation that no event, change or other circumstance will occur that could
give rise to the termination of the Arrangement Agreement or the Purchase and Sale Agreement; and assumptions concerning
currency exchange and interest rates. Management cautions that this list of factors is not exhaustive. Although the
forward-looking statements contained in this Schedule L are based upon what management believes are reasonable
assumptions, there can be no assurance that actualresults will be consistent with these forward-looking statements.

Readersare also urged to examine Primaris REIT’s materials filed with the Canadiansecurities regulatory authorities
from time to time as they may contain discussions on risks and uncertainties which could cause the actual results and
performance of Primaris REIT to differ materially from the forward-looking statements contained in this Schedule L.

All forward-looking statements in this Schedule L are qualified by these cautionary statements. These forward-looking
statements are made only asof November5,2021,and neither H&R REIT nor Primaris REIT, exceptasrequired by applicable
Canadianlaw,assumes any obligation to update orrevise them to reflect new information or the occurrence of future events or
circumstances.

GLOSSARY OF TERMS

The following lists certain terms that shallhave the meanings set forth below when used in this Schedule L to the
Circular. These defined terms arenot alwaysused in, and may not conform exactly to, the defined terms used in other parts of
or schedules to the Circular or any agreements referred to herein or therein. Capitalized terms used but not otherwise defined
in this Schedule shallhavethe meaningascribed to them in the Circular.

“affiliate” with relation to any person meansan associate or an affiliated, controlled or subsidiary company of such
person, all such terms (except person) having the meaning ascribed thereto by National Instrument 45-106 — Prospectus
Exemptions of the Canadian Securities Administrators, asreplaced or amended from time to time (including any successor rule
or policy thereto);

“annuitant” means the annuitant or beneficiary of an Exempt Plan or any other plan of which a Unitholder acts as
trustee or carrier;

“associate” hasthe meaning ascribed thereto by the CBCA, asamended from time to time;

“Audit Committee” hasthe meaningset outunderthe heading“Corporate Governance — Committees of the Board —
Audit Committee” in this Schedule;

“CBCA” means the Canada Business Corporations Act, as amended, including the regulations promulgated
thereunder;

“CG&N Committee” hasthe meaningset out underthe heading “Corporate Governance — Committees of the Board
— CG&N Committee” in this Schedule.

“Declaration of Trust” means the initial declaration of trust of Primaris REIT, asamended, supplemented oramended
and restated from time to time, including as described herein, as more particularly described under “Declaration of Trust and
Description of Capital Structure” in this Schedule;



“DRS Advice” means a direct registration system advice or similar document evidencing the electronic registration
of ownership of Units or Exchangeable Securities;

“Exchange Ratio” has the meaning as set out under the heading “Declaration of Trust and Description of Capital
Structure — Conversion of Series B Units” in this Schedule;

“Exchangeable Securities” means securities of any trust, limited partnership or corporation otherthan Primaris REIT
thatare convertible or exchangeable directly for Units without the payment of additional consideration therefor;

“Exempt Plans” means, collectively, registered retirement savings plans, registered retirement income funds, deferred
profit sharing plans, registered education savings plans, registered disability savings plans and tax-free saving accounts, each
asdefined in the Tax Act;

“FFO” hasthe meaningset outunder the heading “Distribution Policy” in this Schedule;

“going-private transaction” means an arrangement, consolidation or other transaction involving Primaris REIT,
other than an acquisition pursuantto section 5.26 of the Declaration of Trust that results in the interest of a holder of
participating securities of Primaris REIT being terminated without the consent of the holder and without the substitution of an
interest of equivalent value in participating securities of Primaris REIT or of a person that succeeds to the business of Primaris
REIT, which participating securities have rights and privileges that are equal to or greater than the affected participating
securities;

“H&R REIT” means H&R Real Estate Investment Trust, a trust established underthe laws of the Province of Ontario
on November4, 1996;

“IFRS” means International Financial Reporting Standards as issued by the International Accounting Standards
Board, and as adopted by the Chartered Professional Accountants of Canada in Part I of the CPA Canada Handbook —
Accounting, asamended from time to time;

“Incentive Units” has the meaning as set out under the heading “Incentive Plan Descriptions — Primaris REIT
Incentive Unit Plan” in this Schedule;

“Initial Subscription Note” hasthe meaningascribed thereto in the Declaration of Trust;

“mortgage” means any mortgage,charge, hypothec,bond, debenture, note or otherevidence of indebtedness, in each
case which is directly or indirectly secured by real property;

“Nominating Unitholder” has the meaning as set out under the heading “Declaration of Trust and Description of
Capital Structure — Meetings of Unitholders and Special Voting Unitholders” in this Schedule;

“Non-Resident” means a non-resident of Canada (within the meaning of the Tax Act) or a partnership that is not a
“Canadian partnership” within the meaningof the Tax Act;

“offeror” means a person, other than an agent, who makes a take-over bid, and includes two or more persons who,
directly or indirectly, makea take-overbid jointly or in concert; or intend to exercise jointly or in concert voting rights attached
to the Units forwhich a take-overbid is made;

“participating securities” means securities that give the holder of the securities a right to sharein the earnings of the
person thatissued the securities and afterthe liquidation, dissolution, or winding up of the person thatissued the securities or,
in the case of Primaris REIT, upon the termination of Primaris REIT, a right to share in its assets. For greater certainty,
participating securities includes the Units;

“person” means and includes individuals, corporations, limited partnerships, limited liability partnerships, general
partnerships, joint stock companies, joint ventures, associations, companies, trusts, banks, trust companies, pension funds, land
trusts, business trusts or other organizations, whether or not legal entities and governments and agencies and political
subdivisions thereof;



“Primaris REIT Board” meansthe board of trustees of Primaris REIT;

“Primaris REIT Trustees” means,asatany particulartime, the trustees holding office underthe Declaration of Trust
atsuch time, and “Primaris REIT Trustee” meansany one of them;

“real property” meansproperty which in law is real property and includes, whether or notthe same would in law be
real property, leaseholds, mortgages, undivided joint interests in real property (whether by way of tenancy-in-common, joint
tenancy, co-ownership, partnership, joint venture or otherwise), any interests in any of the foregoing and securities of
corporations, trusts, or partnerships whose sole or principal purpose and activity is to invest in, hold and dealin real property;

“Redemption Date” hasthe meaningas set out under the heading “Declaration of Trust and Description of Capital
Structure — Redemption Price and Payment” in this Schedule;

“Redemption Notes” means the unsecured subordinated promissory notes of Primaris REIT or a Subsidiary of
Primaris REIT having a maturity date and interest rate to be determined at the time of issuance by the Primaris REIT Trustees,
such promissory notes to provide that Primaris REIT or such Subsidiary, as the case may be, shall at any time be allowed to
prepay all or any part of the outstanding principal without notice or bonus;

“Redemption Notice” hasthe meaningas set outunder the heading “Declaration of Trust and Description of Capital
Structure — Redemption of Units” in this Schedule;

“Redemption Price” hasthe meaning asset out under the heading “Declaration of Trust and Description of Capital
Structure — Redemption Price and Payment” in this Schedule;

“related party” means, with respect to any person, a person who is a “related party” as that term is defined in
Multilateral Instrument 61-101 — Protection of Minority Security Holders in Special Transactions of the Canadian Securities
Administrators, asreplaced or amended from time to time (including any successor rule or policy thereto);

“resident Canadian” meansan individual(including a trust) or corporation who is a resident of Canada forpurposes
ofthe Tax Act, or a partnership thatis a “Canadian partnership” for purposes of the Tax Act;

“Securityholder” hasthe meaning set outunder the heading“Risk Factors— Risks Relating to Securities of Primaris
REIT — Statutory Remedies” in this Schedule;

“Series A Units” means units of participating interest in Primaris REIT designated in the Declaration of Trust as
“Series A Units”, each such unit representing an equal undivided beneficial interest, together with the Series B Units, in
Primaris REIT;

“Series B Units” meansnon-voting units of participating interest in Primaris REIT designated in the Declaration of
Trust as“Series B Units”, each such unit representing an equalundivided beneficial interest, together with the Series A Units,

in Primaris REIT;

“SIFT Rules” has the meaning set out under the heading “Certain Canadian Federal Income Tax Considerations —
Status of Primaris REIT — SIFT Rules” in this Schedule;

“SIFT Tax” means the tax payable by a SIFT trust pursuant to paragraph 122(1)(b) of the Tax Act or by a SIFT
partnership pursuant to section 197 ofthe Tax Act;

“SIFT trust” hasthe meaning ascribed thereto in subsection 122.1(1) of the Tax Act;

“Special Voting Unit” meansa non-participatingspecial voting unit of Primaris REIT issued in accordance with the
provisions of the Declaration of Trust from time to time and includes a fraction of a Special Voting Unit;

“Special Voting Unitholder” has the meaningascribed thereto in the Declaration of Trust;



“Subsidiary” and “Subsidiaries” with relation to any person have the meanings ascribed thereto by National
Instrument 45-106 — Prospectus Exemptions of the Canadian Securities Administrators, asreplaced or amended from time to
time (including any successor rule or policy thereto);

“take-over bid” hasthe meaningascribed to such term in the Securities Act (Ontario), asamended from time to time;

“Total Assets” means, at any time, the sum of the assets as recorded on the most recent balance sheet of Primaris
REIT, prepared on a consolidated basis in accordance with IFRS;

“Unitholder” or “holder of Units” hasthe meaningascribed thereto in the Declaration of Trust;

“Units” means the Series A Units and the Series B Units, or any of them as the context may require, but for the
avoidance of doubt does not include Special Voting Units; and

“Voting Units” means, collectively, the Series A Units and Special Voting Units.
OVERVIEW

Primaris REIT will be an open-ended real estate investment trust formed under the laws of the Province of Ontario
pursuant to the Declaration of Trust. The principal office and centre of administration of Primaris REIT will be located at Suite
400, 26 Wellington Street East, Toronto,Ontario, M5SE 1S2.

Primaris REIT will own interests in 35 retail properties aggregating approximately 11.4 million square feet, including
22 enclosed shoppingcentres aggregating approximately 9.8 million square feet and 13 unenclosed shoppingcentre and mixed-
use properties aggregating approximately 1.6 million square feet, at Primaris REIT’s ownership share. Primaris REIT will be
one of the three largest owners and managers of enclosed shopping centres in Canada, and one of the largest owners and
operators of retail property of all formatsacross Canada.



Organizational Chart

The following chart summarizes the corporate structure of Primaris REIT following completion of the Arrangement
and the HOOPP Contribution:
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Notes:

* Primaris REIT will also hold a nominal limited partnership interest in each subsidiary limited partnership under New Primaris
Master LP and PRR Trust (not depicted).

** H&R REIT will hold a number of New Primaris Master LP Exchangeable Units equal to the number of Units which would
be required to be delivered to the holders of H&R Class B Units on the exchange of such units for REIT Units and Units, and
an equal number of Special Voting Units.

*#% PRR Trust will hold the Primaris Properties directly and through subsidiary partnerships.

GENERAL DEVELOPMENT OF THE BUSINESS

General

Since the formation of its predecessor in 2003, Primaris REIT’s retail property operating strategy has been to focus on
maximizing rental income from its portfolio by actively managing the merchandising mix of each property to effectively align
with its consumer market, lease vacant space at competitive market rates and the lowest possible transaction costs, and maintain
good relationships with retailers, working with them to increase their sales. Primaris REIT has always recognized the highly
competitive nature of the retailing industry, and has maintained a strong focus on cost management to support retailer margins.



Since the acquisition by H&R REIT of certain assets of Primaris Retail Real Estate Investment Trust in April 2013,
the business of Primaris REIT has been operated by H&R REIT as part of its retail segment. On October 27,2021, H&R REIT
announced that its board of trustees approved the spin-out of its Primaris division to a new stand-alone real estate investment
trust pursuant to the Plan of Arrangement. See “The Arrangement” in the Circular. Primaris REIT will be an open-ended,
internally managed unit trust established under the laws of the Province of Ontario in connection with the Plan of Arrangement.
Primaris REIT’s head office will be located at Suite 400, 26 Wellington Street East, Toronto, Ontario, M5E 1S2.

COVID-19 Pandemic

COVID-19 and the resulting government restrictive measures continue to have a significant impact on the global and
domestic economy since the onset of the pandemic in March 2020. During the first and second waves of the pandemic, some
regional and provincial governments in Canada introduced new or restored restrictive measures that resulted in many businesses
closing or reducing their hours of operation of their own volition or to comply with government mandates.

In continuous support of its small and independent tenants, Primaris REIT actively participated in the federal
government’s Canada Emergency Commercial Rent Assistance (CECRA) program for eligible tenants at all of its properties
which was in effect from April to September 2020. CECRA provided eligible tenants with the benefit of a 75% gross rent
reduction whereby the federal government funded 50% and landlords funded 25% through rent abatement. For eligible tenants
in Québec, the provincial government offered another 12.5% in funding, which reduced the landlord’s net rent abatement to
12.5%. In the fourth quarter of 2020, the CECRA program was replaced by the Canada Emergency Rent Subsidy (CERS)
program which provides funding directly to tenants without any mandate for landlord rent abatement. Under CERS, a qualifying
business could potentially receive up to 90% of their eligible expenses including gross rents subject to certain per store location
and/or per affiliated entity limits, dependent on the percentage of revenue declines and whether the business is subject to lock
down measures under a public health order. The CERS program was in effect until October 2021.

Primaris REIT has strategically managed its rent collection process during the pandemic and tailored its approach in
recognition of the challenges that some of its tenants faced or continue to face as restrictions remain in flux. Primaris REIT’s
primary focus since the beginning of the pandemic has been to maintain occupancy by supporting its retail partners. On a case-
by-case basis, Primaris REIT has worked with its tenants to find sensible solutions to support their businesses while protecting
its own rights and financial position. In limited circumstances where abatement was provided in favour of a tenant other than
in the case of the CECRA program, Primaris REIT typically received concessions of value in exchange, such as development
rights, lease term extensions or the waiver of exclusivity provisions. Primaris REIT’s approach during the pandemic has been
acknowledged and appreciated by its retail partners. Since the start of the pandemic, Primaris REIT has collected approximately
88% of gross rent while increasing occupancy to almost 89% as at September 30, 2021, from 86.5% at the end of March 2020.
Occupied and committed occupancy has increased to just under 92% as at September 30, 2021, from 90.9% at the end of March
2020.

BUSINESS OF PRIMARIS REIT

Overview

Primaris REIT’s portfolio is expected to include interests in 35 retail properties aggregating approximately 11.4
million square feet, at Primaris REIT’s ownership share, including 22 enclosed shopping centres aggregating approximately
9.8 million square feet and 13 unenclosed shopping centre and mixed-use properties aggregating approximately 1.6 million
square feet. Primaris REIT will be one of the three largest owners and managers of enclosed shopping centres in Canada, and
one of the largest owners and operators of retail property of all formats across Canada.

Strategy
Canadian Primary and Secondary Market Focus

Retail centres that are well located in their respective markets present an attractive long-term investment opportunity
given their characteristics, which include multi-year tenant relationships defined by leases, and the stable cash flow provided
by such arrangements. Such retail centres typically provide growth opportunities through the lease-up of vacant space and the
upward trend in rental rates through contractual escalations. Further, retail centres are typically located on large parcels of land
with broad zoning and are proximate to both main thoroughfares and transit. Management believes it can implement an
investment strategy of acquiring properties with these characteristics to provide additional cash flow and further enhance long-
term portfolio value. Primaris REIT will be focused primarily on dominant enclosed shopping centre properties in primary and
secondary Canadian markets.



Internal Growth

Primaris REIT’s internal growth strategy focuses on increasing rental income from its properties. Primaris REIT
actively manages the merchandising mix of each property to keep each property effectively aligned with its consumer market.
Primaris REIT leases vacant space at competitive market rates at the lowest possible transaction cost, maintains good relations
with retailers and works with tenants to increase their sales. Unique to enclosed malls is that the majority of tenants report sales
enabling Primaris REIT to identify tenant productivity trends. Primaris REIT uses sales reports to guide leasing activity in the
adjustment of the merchandising mix of the properties to wean out poor performing tenants in favour of higher productivity
ones capable of paying higher rents. Most tenant leases include a percentage rent provision which provides for potential
additional rent payable to Primaris REIT in the event the tenant’s sales exceed a specified threshold. Rental income can also
be improved through judicious investments in renovations and expansions. The properties are well-located, and typically the
dominant retail property in their respective trade area, resulting in high tenant retention and a steady demand for space from
prospective tenants. Rental income from properties with currently vacant space may be increased through active strategies for
the leasing of such space to temporary tenants and “pop up” stores.

Unlocking Value Through Development and Intensification

Primaris REIT’s portfolio will also include several urban properties with significant intensification potential, including
Dufferin Grove — a four acre parcel representing approximately 20% of Dufferin Mall’s overall site that is in the final stages
of receiving zoning approval for the development of over 1,000 residential units. Primaris REIT’s enclosed malls are situated
on almost 900 acres of land and provide for additional significant intensification opportunities, including Orchard Park in
Kelowna, Place d’Orleans in Ottawa, Kildonan Place in Winnipeg, Sherwood Park in Edmonton and Sunridge Mall and
Marlborough Mall in Calgary, among others. Further, the ownership of large, well located properties proximate to transit,
provides Primaris REIT the opportunity to explore the potential for development or redevelopment of its properties to capitalize
on the evolution and convergence of retail and industrial property type uses. These internal development, intensification and
adaptive reuse projects will be considered over time, subject to alternative investment opportunities.

Strategic Acquisitions and Dispositions

Primaris REIT’s external growth strategy is driven by acquisitions of primarily mid-market retail centres in major
cities and dominant shopping malls in secondary cities. Primaris REIT’s seasoned senior management team is experienced in
identifying opportunities that arise when owners choose to divest enclosed mall properties for strategic or other reasons. As a
large, well capitalized and sophisticated manager of enclosed shopping centres, Primaris REIT will be well positioned to take
advantage of investment opportunities. Primaris REIT intends to continue seeking acquisition opportunities, including through
relationships with institutional investors and other real estate investment trusts, in addition to the HOOPP Contribution. As
Canada’s only publicly-traded real estate investment trust focused primarily on enclosed shopping centre properties, with
limited institutional competition and a well-capitalized, scalable management platform, management believes there are
consolidation opportunities within the sector.

Differentiated Capital Structure and Financial Strategy

Primaris REIT intends to prudently manage its balance sheet and capital structure. Primaris REIT intends to target and
maintain low leverage of under 30%, have a 6.4x ratio of debt to EBITDA, stagger its debt maturities and limit its variable rate
debt to reduce interest rate and refinancing risk, maintain an optimal mix of unsecured and secured debt to provide continued
financial flexibility and liquidity, balance between line of credit utilization and, in the future, potential unsecured debenture
issuances, build on established lender relationships and continue to utilize multiple sources of capital. Initially, Primaris REIT
will target a payout ratio of 45% to 50% of FFO, which is expected to initially provide significant retained annual cash flow to
fund investments, significantly reducing reliance on external capital resources.

Primaris Platform

Primaris REIT has an internalized, full-service retail management platform, and includes internal management
capabilities spanning leasing, legal, finance, lease administration, human resources, information technology, accounting,
operations, asset management and development. Primaris REIT will have over 430 employees based at 22 properties and three
regional offices in Toronto, Montreal and Calgary. With nearly 20 years as a stand-alone management platform, the average
tenure of Primaris REIT’s employees is 10 years, while select employees have worked at Primaris REIT properties for over 40
years, predating the management platform’s formation.



E-Commerce and Innovation Strategy

Primaris REIT has launched an e-commerce market place, PRIMARCHE, in partnership with Dropit, offering
customers a one-stop destination to shop multiple participation mall and direct-to-consumer brands anywhere in Canada at
anytime, while providing customers a wider range of options than shopping directly with individual retailers. Utilizing real-
time inventory and converting store shelf into a distribution point, PRIMARCHE will offer expedited same day/next day
shipping, one cart checkout and single shipment delivery from multiple retailers. The initial rollout commenced in November
2021 with five participating malls with plans to add additional centres in 2022.

Competition

The real estate business in which Primaris REIT will operate is competitive. Numerous other developers, managers
and owners of properties compete with Primaris REIT in seeking tenants. Please refer to “Risk Factors — Risks Related to the
Business of Primaris REIT — Real Property Ownership” and “Risk Factors — Risks Related to the Business of Primaris REIT —
Competition”.

Intellectual Property

Primaris REIT will have various trademarks that it will use in its operations. None of these trademarks are expected
to be material to Primaris REIT’s operation of the business.

Employees

Primaris REIT employed a total of 314 employees as at September 30, 2021. The employees are located across 17
properties and three regional offices in Toronto, Montreal and Calgary. Following completion of the HOOPP Contribution,
Primaris REIT is expected to employ an additional 120 employees comprised of both head office and site specific employees.

Environmental and Social Leadership and Sustainability

Primaris REIT has established a strong industry leadership position on environmental, social and governance (“ESG”)
initiatives, demonstrating corporate responsibility and leadership in the communities in which it operates. Primaris REIT is
committed to being a good corporate citizen and recognizes the responsibility Primaris REIT will have, as an owner, developer
and manager of a large real estate portfolio in the local markets in which it operates.

Managers of Primaris REIT properties are encouraged to pursue opportunities that align with overall ESG activities
and goals, while meeting the needs of the local community. Existing initiatives of Primaris REIT that align with their BOMA
BEST certifications include increasing electric car charging stations, creating rooftop gardening, collecting rainwater for reuse,
utilizing wind energy collection to supplement hydro electric energy use, as well as broad based recycling of cardboard,
organics, cooking oil, coffee grounds, electronics and light bulbs, and construction material diversion, among other items.

Many of the shopping centres function as the centre of their communities, providing more than retail shopping
opportunities. Long standing community partnerships include Orchard Park Mall hosting local golf fundraisers for the Canadian
Mental Health Association (CMHA) since 2015, raising over $450,000 to date; Place du Royaume’s educational foundation,
which has provided over $880,000 of bursaries to University of Québec students since inception over 30 years ago; and Park
Place Shopping Centre, 2019 ICSC BOMA International building of the year, utilizing food court compost in a rooftop garden
to generate over 80 lbs of vegetables annually since 2010, which are donated to Harbour House, a 24-bed local crisis unit for
abused women and children.

Primaris REIT will implement a sustainability policy and will strive to, among other things, increase Primaris REIT’s
monitoring and data collection with a focus on sustainability. In addition, management intends to continue to pursue further
ESG initiatives, including a Green Bond Framework and using the publication of an annual ESG report both as a tool of
measurement and as a process to share and adopt best practices across the platform.



Overview

PRIMARIS REIT PROPERTIES

Primaris REIT’s properties will comprise an aggregate of approximately 11.4 million square feet, at Primaris REIT’s
ownership share, within six provinces. The properties are well-located within their respective markets, and will provide an
attractive platform from which to grow given their stable characteristics. In addition, the geographic diversification within the
portfolio of properties will mitigate concentration risk and support the stability of Primaris REIT’s cash flows.

Geographic Composition

The following table illustrates the geographic distribution of and other information about the properties to be owned,
directly or indirectly, by Primaris REIT following completion of the Arrangement and the HOOPP Contribution.

Gross
Leasable Occupancy
. . Ownership | Year Built Area (at (as at .
Retail Properties Interest /Renovated Share) September Major Tenants
(Square 30, 2021)
Feet)
Alberta
Sunridee Mall Hudson’s Bay, Alberta
Calea g Alberta 100.0% 1981/2019 825,100 89% Health Services, Sport Chek,
gary, Albe Best Buy, Winners
Marlborough Mall o o Walmart, MaKami College,
Calgary, Alberta) 100.0% 1971/2020 528,446 95% Shoppers Drug Mart
g;’lrgtggni};‘elﬁ‘age Mall 100.0% | 1971/2005 | 521,042 76% Walmart, Best Buy, Winners
. Hudson’s Bay, Safeway,
Medieine HatMall 100.0% | 1980/2019 | 502,727 88% Cineplex, Marshalls, Home
’ Sense, Best Buy
Park Place Shopping : .
Centre 100.0% | 1988/2017 | 480,927 73% Cineplex, Winners, Sport
Lethbridge, Alberta
Sherwood Park Mall o o Sobeys, Cineplex, Goodlife
Sherwood Park, Alberta 100.0% 197272017 390,974 87% Fitness, Indigo, Urban Planet
St. Albert Centre Hudson’s Bay, Sport Chek,
St. Albert, Alberta 100.0% 1980 /2017 355,915 92% London Drugs, Winners
Egﬁﬁg‘fﬁfg‘;‘ Alberta 100.0% | 1978/2013 | 209,006 85% Rivers Casino, Sport Chek
Northpointe Town Centre o o Landmark Cinemas,
Calgary, Alberta 100.0% 2000 200,582 100% Canadian Tire
Marlborough Professional Caleary Housine Co
Centre 100.0% 1974 71,683 66% GooaY Py AT
Calgary, Alberta overnment o erta
Northland Professional . .
Centre 100.0% 1978 52,344 81% Dentistry, Medical,
Calgary, Alberta Chiropractic
Park Plaza 100.0% 1981 35,479 84% I Olympia Li
Medicine Hat, Alberta .0% , () Dollarama, Olympia Liquor
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Retail Properties Interest /Renovated Share) September Major Tenants
(Square 30, 2021)
Feet)
g‘;?;ﬁge e 100.0% 2000 35,252 100% CIBC, Petland
ﬁ‘éﬁ?ﬁi g:tz%be o 100.0% | 1989 /1999 31,829 88% EasyHome, Lammle’s
Park Place Professional
Centre 100.0% 1972 /2012 30,704 58% Sherwood Dental Inc.
Sherwood Park, Alberta
Carry Drive Plaza Bank of Montreal, Original
Medicine Hat, Alberta 100.0% 1989 /2004 30,086 81% Toc’s
Scotia Plaza .
Medicine Hat, Alberta 100.0% 1996 11,440 100% Scotiabank, Pet Valu
British Columbia
8;;123(1 Park Shopping Hudson’s Bay, Sport Chek,
Kelowna. British 100.0% 1971 /2021 667,329 92% Best Buy, Mark’s, Leon’s,
-2 Indigo
Columbia
Highstreet Shopping
Centre Walmart, Cineplex,
Abbotsfor((li), British 100.0% 2011 545,582 83% Marshalls, London Drugs
Columbia
Manitoba
Kildonan Place Save On Foods, Marshalls,
Winnipeg, Manitoba 50.0% 1980 /2021 225,640 79% Cineplex, H&M, Urban
Planet
Grant Park Shopping Canadian Tire, Red
Centre 0 0 River Co-Op, Goodlife
Winnipeg, Manitoba 50.0% 196272017 202,891 9% Fitness, Landmark
Cinemas
Garden City Staples, Mark’s,
Square/Annex 100.0% | 1976 /2004 160,811 92% Marshalls, Planet
Winnipeg, Manitoba Fitness
Ontario
. Hudson’s Bay, Sport
e ) 100.0% | 1970/2019 | 875458 71% | Chek, Metro, Cineplex,
’ Indigo, Goodlife Fitness
Sport Chek, Winners,
Quinte Mall o o Home Sense, Goodlife
Belleville, Ontario” 100.0% 1971/2019 628,988 83% Fitness, Toys “R” Us,
Famous Players
Dufferin Mall o o Walmart, No Frills,
Toronto, Ontario 100.0% 1956 /2016 588,539 93% Marshalls, Winners
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Walmart, Sport Chek,
gf&fr‘;d%l;{aﬁgﬂﬁre 100.0% | 1956/2020 | 560,030 77% H&M, Shoppers Drug
’ Mart
Sport Chek, Home
%“’:le }lfogﬁxf‘gl 100.0% | 1975/2020 | 516,924 85% Sense, Marshalls,
uelph, Mark’s, Toys “R” Us
Place 4Ol Hudson’s Bay, Sport
ace d"Orleans 50.0% | 1979/2019 | 350,448 87% Chek, Public Works and
Orleans, Ontario Government Services
Canada
Lansdowne Place o o Loblaws, Sport Chek, Old
Peterborough, Ontariot) 100.0% 1980/2018 349,273 1% Navy, Urban Planet
. Hudson’s Bay, Sport Chek,
taraqui Centre 50.0% | 1982/2018 | 301,390 70% Marshalls, Indigo,
gston, Dollarama, Urban Planet
Lansdowne Industrial Crayola Canada, Covia
Peterborough. Ontario 100.0% 1948 / 1988 269,959 100% Canada Ltd. Capella
&l Telecommunications
giﬁgﬁr%nﬁ?fgetplace 100.0% 1996 113,468 84% Metro, Staples
Québec
Place du Royaume Walmart, Winners, Sports
Chicoutimi, Québec 50.0% 1973 /2008 306,953 95% Experts, Best Buy, Cinéma
Odyssée
New Brunswick
Regent Mall .
Fredericton, New 50.0% | 1976/2020 | 245,169 98% gfll‘?%tf dcli]neple%jslg’lft .
Brunswick ek avy, 1he bre
McAllister Place Sport Chek, Toys “R” Us,
Saint John, New Goodlife Fitness
L 50.09 1978 /2020 203,226 969 >
Brunswick % ’ o Marshalls, The Brick,
Mark’s
0 0 (2)
Primaris REIT Total 11,425,614 86%

Notes:

(1) To be acquired from HOOPP pursuant to the Purchase and Sale Agreement.
(2) After giving effect to the actual percentage ownership interest of Primaris REIT in the properties.




Description of Primaris REIT Properties

Below is a more detailed description of the properties that will be owned by Primaris REIT that have a net rentable
area of more than 400,000 square feet.

Cataraqui Centre

Cataraqui Centre is located at the intersection of Gardiners Road and Princess Street in Kingston, Ontario which has a
population of 167,000 people. The totaltradearea population of themallin 2020 was approximately 200,000 people and it is
expected to grow 3.9% by 2025. CataraquiCentre is an approximately 603,000 square foot two-level shopping centre anchored
by Hudson’s Bay, Sport Chek, Marshalls, Indigo, Dollarama and Urban Planet. The average commercial rental units (“CRU”)
sales performance was $540 persquare foot forthe yearended December31,2019. The Centre was built in 1982 and underwent
extensive renovationsin 1999,2000,and 2005/2006 and 2018. Thetotalsite area is approximately 39 acres. Cataraqui Centre
had 70% occupancy as of September 30, 2021, which includes a vacant Sears store encompassing 125,000 square feet.
Excluding the Sears vacancy, occupancy,including committed tenantsnot yet open, was 93.5% as of September30, 2021.

Devonshire Mall

Devonshire Mall is a super-regional mall located in Windsor, Ontario located proximate to the United States border. Windsor
hasa population 0f 336,000 people. The trade area population of the mall in 2020 was approximately 513,000 people and it is
expected to grow 2.5% by 2025. Devonshire Mall is an approximately 875,000 square foot regionalshopping centre anchored
by Sport Chek, Metro, Cineplex, Indigo and Goodlife Fitness. Hudson’s Bay is a shadowanchorof'the property and has direct
interior accessinto the mall. The average CRU sales productivity was $604 per square foot for the year ended December 31,
2019. The mall is situated on 64 acres and was initially developedin 1970 and mostrecently renovatedin 2019. Devonshire
Mall had 71% occupancy as of September 30,2021, which includes approximately 205,000 square feet of space vacated by
Sears. Excluding the Sears vacancy, occupancy would be 92.8% as of September30, 2021.

Dufferin Mall

Dufferin Mall is located on Dufferin Street just south of Bloor Street West in a high-density urban neighbourhood in central
Toronto, Ontario. The Greater Toronto Area (GTA) hasa population of 6.7 million people. The totaltrade area population of
themallin 2020 was approximately 500,000 people and itis expected to grow 7% by 2025. Dufferin Mall is an approximately
589,000 square foot enclosed shopping centre anchored by Walmart, No Frills, Marshalls and Winners. Dufferin Mallis situated
on 21.3 acres and was originally developed over several phases between 1956 and 1976, with a number of renovations and
expansions occurring since, including the most recent being a renovation of the food court in 2016. Approximately four acres
of land is in the final stages of a development permit application that will allow for the construction of more than 1,000
residential units. The average CRU sales performance was $638 per square foot for the year ended December 31, 2019.
Dufferin Mall occupancy, including committed tenantsnot yet open, was 93% as of September30,2021.

Grant Park Shopping Centre

Grant Park Shopping Centre is located on the south side of Grant Avenue in an area known as River Heights in Winnipeg,
Manitoba. Winnipeg has a Census Metropolitan Area population of 763,000 people and is the capital of Manitoba. The total
trade area population of the mallin 2020 was approximately 175,000 people anditis expected to grow 8% by 2025. Grant Park
is an approximately 406,000 square foot community shopping centre with a second floor office component. The shopping
centre is anchored by Canadian Tire, Red River Co-Op, Goodlife Fitness and Landmark Cinemas. The average CRU sales
productivity was $468 per square foot forthe year ended December31,2019. The mallis situated on 32 acres and was initially
developedin 1962 and then expandedin 1968, 1989 and 1996. The mall was fully renovatedin 2011 and, in 2017, Canadian
Tire and Goodlife Fitness opened in the former Target premises. Grant Park Shopping Centre occupancy, including committed
tenantsnotyet open, was 99.8% asof September30,2021.

Highstreet Shopping Centre

Highstreet Shopping Centre is located along the intersection of the TransCanada and Fraser Highways in the west end of
Abbotsford, British Columbia. Abbotsford has a population of 148,000 people. The total trade area population of the mall in
2020 was approximately 165,000 people and it is expected to grow 8.5% by 2025. Highstreet Shopping Centre is an
approximately 546,000 square foot three level open airshopping centre. The shopping centre is anchored by Walmart, Cineplex,



Marshalls and London Drugs. The mall is situated on 19.7 acres and was initially developed in 2013. Highstreet Shopping
Centre occupancy, including committed tenants not yet open, was 91.1% as of September 30, 2021.

Kildonan Place

Kildonan Place Shopping Centre is located on Regent Avenue in northeast Winnipeg. Winnipeg has a Census Metropolitan
Area population of 763,000 people and is the capital of Manitoba. The total trade area population of the mall in 2020 was
approximately 211,000 people and itis expected to grow 7% by 2025.Kildonan Place is an approximately 451,000 square foot
regional shopping centre anchored by Save On Foods, Marshalls, Cineplex, H&M and Urban Planet. The average CRU sales
productivity was $501 per square foot forthe year ended December31,2019. The mallis situated on 51 acres and was initially
developedin 1980 and mostrecently renovatedin 2021. Approximately eight acres of the site is undeveloped representing a
residential intensification opportunity. In 2021, Save On Foods opened a store in a portion of the former Sears premise and the
balance of the Sears premise has been leased to Cineplex, which is anticipated to open in late 2022. Occupancy, including
committed tenantsnot yet open,was 96.3% as of September30,2021.

Marlborough Mall Shopping Centre

Marlborough Mall Shopping Centre is located in northeast Calgary proximate to the TransCanada Highway. Calgary has a
population of 1.6 million people. The trade area population for the property in 2020 was 236,000 people and it is expected to
grow 6.8% by 2025. Marlborough Mall, including Marlborough Professional Centre, is an approximately 600,000 square foot
regional shopping centre anchored by Walmart, MaKami College and Shoppers Drug Mart. The average CRU sales
productivity was $412 per square foot forthe year ended December31,2019. The mallis situated on 46 acres and was initially
developed in 1971 and most recently renovated in 2020. The City of Calgary Light Rail Transit has a stop at the property
creating the potential for redevelopment of the site for mixed use. Marlborough Mall, including the professional centre, had
91.8% occupancy asof September30,2021.

McAllister Place

McAllister Place is located in Saint John, New Brunswick. Saint John hasa population of 71,000 people. The totaltrade area
population of the mall in 2020 was approximately 172,000 people and it is expected to grow 1.7% by 2025. McAllister Place
is an approximately 406,000 square foot regional shopping centre anchored by Sport Chek, Toys “R” Us, Goodlife Fitness,
Marshalls, The Brick and Mark’s. The average CRU sales productivity was $423 per square foot for the yearended December
31,2019.Themall is situated on 45 acres and was initially developed in 1978 and most recently renovated in 2020. McAllister
Place occupancy, including committed tenants not yet open, was 96% as of September30,2021.

Medicine Hat Mall

Medicine Hat Mallis located adjacent to the TransCanada Highway in Medicine Hat, Alberta. Medicine Hathasa population
of 65,000 people and is located approximately 2.5 hours from Calgary by vehicle. The total trade area population of the mall
in 2020 was approximately 77,500 people and it is expected to grow 3.8% by 2025. Medicine Hat Mall is an approximately
503,000 square foot regional shopping centre anchored by Hudson’s Bay, Safeway, Cineplex, Marshalls, Home Sense and Best
Buy. The average CRU sales productivity was $398 persquare foot forthe yearended December31,2019. The mallis situated
on 50 acres and was initially developed in 1980 and mostrecently renovated in 2019. Medicine Hat Mall occupancy, including
committed tenantsnot yet open, was 88% asof September30,2021.

New Sudbury Centre

New Sudbury Centre is located in Sudbury, Ontario. Sudbury has a population of 161,000 people and is located in northern
Ontario approximately 400 kilometres northeast of Toronto. The trade area population of the mall in 2020 was approximately
208,000 people. New Sudbury Centre is an approximately 560,000square foot regionalshoppingcentre anchored by Walmart,
Sport Chek, H&M and Shoppers Drug Mart. The average CRU sales productivity was $676 per square foot for the yearended
December 31,2019.The mallis situated on 40 acres and was initially developedin 1956 and renovated in 2020. New Sudbury
Centre had 76.6% occupancy as of September30, 2021, which includes approximately 90,000 square feet of space vacated by
Sears. Excluding the Sears vacancy, occupancy at the centre would be 91.3%.



Northland Village Mall

Northland Village Mallis located in northwest Calgary, Alberta atthe majorintersection of Shaganappiand Crowchild Trails.
Calgary has a population of approximately 1.6 million people. The total trade area population of the mall in 2020 was
approximately 162,500 people and it is expected to grow 7% by 2025. Northland Village Mall is an approximately 521,000
square foot enclosed shoppingcentre anchored by Walmart, Best Buy and Winners. The mallis situated on 34 acres. Originally
built in 1971, redevelopment plans are underway that would include demolition of the existing enclosed mall and construction
of a mixed-use project. Construction ofa six-storey, 280 residential unit building on approximately two acres of the property
hasalready commenced. The balance of the development is in the pre-leasing stage.

Orchard Park Shopping Centre

Orchard Park Shopping Centre is a regional shopping centre, located in Kelowna, British Columbia, four kilometres east of the
city’s downtown core. Kelowna hasa metropolitan population of 223,000 people. The totaltrade area population of the mall
in 2020 wasapproximately 350,000 people and it is expected to grow 6% by 2025. Orchard Park is the largest regional enclosed
mall between the Greater Vancouver Area and Calgary, situated in British Columbia’s interior region. Orchard Park is an
approximately 667,000 square foot single-level enclosed regional shopping centre anchored by Hudson’s Bay, Sport Chek,
Best Buy, Mark’s, Leon’s and Indigo. The property was built in 1971, redeveloped in 2000 and 2006-07 and most recently
renovated in 2021. The average CRU sales productivity was $655 per square foot for the year ended December 31, 2019.
Orchard Park Shopping Centre occupancy, including committed tenantsnot yet open, was 92% as of September30,2021. The
property is situated on 51 acres which includes a five-acre portion located on land leased until May 1,203 1, with basic rent set
every ten years. Primaris REIT hasan option to purchase the land on April 1, 2031 atthe appraised value. Primaris REIT has
anongoing right of first refusalthroughoutthe lease term.

Park Place Shopping Centre

Park Place Shopping Centre is located at the intersection of 1st Avenue South and Scenic Drive in Lethbridge, Alberta which
hasa population of 101,000 people. The totaltrade area population of the mallin 2020 was approximately 168,000 peopl and
it is expected to grow 5.8% by 2025. Park Place Shopping Centre is an approximately 481,000 square foot regional shopping
centre anchored by Cineplex, Winners and Sport Chek. Park Place Shopping Centre is situated ona 38 acre site which is leased
from the City of Lethbridge for a term ending August, 2028, with three ten-year options to extend and one further five-year
option thereafter. Park Place Shopping Centre, astenant underthe ground lease, hasan ongoing right of first refusaland a right
of first offerto purchase the lands throughout the lease term. Park Place Shopping Centre was built in 1988, expanded in 1996
and most recently renovated in 2017. The average CRU sales productivity was $597 per square foot for the year ended
December 31,2019. Park Place Shopping Centre had 73% occupancy as of September30,2021, which includes approximately
106,000 square feet of space vacated by Sears. Excluding the Sears vacancy, and including committed tenants not yet open,
property occupancy at the centre would be 96.9% asat September 30,2021.

Place d’Orleans

Place d’Orleans is located in the eastern quadrant of Ottawa, Ontario, the capitalcity of Canada. The Ottawa-Gatineau census
metropolitan area is Canada’s fourth largest metropolitan area with a population of 1.4 million people. The shopping centre is
located adjacent to the Queensway atPlace d’Orleans Drive and,in addition to already accommodatinga bus loop at the site,
the property is scheduled to havea light rail transit stop in 2024/2025. The totaltrade area population of the mall in 2020 was
approximately 205,000 people and it is expected to grow 7% by 2025. Place d’Orleans is an approximately 701,000 square
footenclosed regional shopping centre and is anchored by Hudson’s Bay, Sport Chek, Public Works and Government Services
Canada. The shopping centre is situated on 43 acres and was developed in several phasesbetween 1979 and 1999. With the
introduction of a light rail transit stop at the property, master planning for the site incorporates residential intensification. In
2019, the food court and other retailers located on the second floor were relocated to the main level in order to remerchandise
the second floor for office use. Since undertaking this new approach, two additional leases with Public Works have been
signed, in addition to one existing Public Works lease. The average CRU sales productivity was $473 per square foot for the
year ended December 31, 2019. Place d’Orleans occupancy, including committed tenants not yet open, was 87.9% as of
September30,2021.



Place du Royaume

Place du Royaumeislocated on Talbot Boulevard in the Chicoutimiborough of Saguenay, Québec. Talbot Boulevard is directly
linked to Highway 175 leading to Québec City. The Greater Saguenay Area, with a population of 147,000 people, is 250
kilometres north of Québec City. The shopping centre was originally constructed in 1973 and wasrenovated in 2000,2001 and
2007/08. The property is situated on approximately 54 acres. The total trade area population of the mall in 2020 was
approximately 270,000 people. Place du Royaume isan enclosed regionalmallof approximately 614,000 square feet,anchored
by Walmart, Winners, Sports Experts, Best Buy and Cinéma Odyssée. Canadian Tire is a shadow anchor. The average CRU
sales productivity was $436 per square foot for the year ended December 31, 2019. Place du Royaume occupancy, including
committed tenants not yet open, was 95% asof September30, 2021.

uinte Mall

Quinte Mall is located in Belleville, Ontario. Belleville has a population of approximately 51,000 people. The trade area
population of the mallin 2020 was approximately 157,000 people and it is expected to grow 2.8% by 2025. Quinte Mall is an
approximately 629,000 square footregional shopping centre comprised of an enclosed mall, an office building and a several
pad buildings. Quinte Mall is anchored by Sport Chek, Winners, Goodlife Fitness, Toys “R” Us and Famous Players. The
average CRU sales productivity was $519 per square foot for the year ended December31,2019. The mall is situated on 61
acres and was initially developed in 1971 and renovated in 2019. Quinte Mall had 83% occupancy asof September30,2021,
which includes approximately 76,000 square feet of space vacated by Sears. Excluding the Sears vacancy, occupancy at the
centre would be 94.4%.

Regent Mall

Regent Mallis located in Fredericton, New Brunswick. Fredericton is the capitalcity of New Brunswick and hasa metropolitan
population of 101,000 people. The totaltrade area population of the mall in 2020 was approximately 170,000 people and it is
expected to grow 5% by 2025. Regent Mall is an approximately 490,000 square foot regional shopping centre anchored by
Walmart, Cineplex, Sport Chek, Old Navy and The Brick. The average CRU sales productivity was $582 per square foot for
the year ended December 31, 2019. The mall is situated on 47 acres and was initially developed in 1976 and most recently
renovated in 2020. Regent Mall occupancy,including committed tenants not yet open, was 98.2% as of September 30, 2021.

Stone Road Mall

Stone Road Mall is located in Guelph, Ontario which has a population of 152,000 people and is about 60 minutes west of
Toronto by vehicle. The trade area population of themallin 2020 was approximately 168,000 people in the metropolitan area
and itis expected to grow 7.5% by 2025. Stone Road Mallis an approximately 517,000 square foot enclosed regionalshopping
centre anchored by Sport Chek, Home Sense, Marshalls, Mark’s and Toys “R” Us. Stone Road Mallis situated on a 36 acre
site and was built in 1975. The mall was expandedin 1989 and, in 2005, an addition of 28,000 square feet was completed to
accommodate Old Navy. In 2008, Primaris REIT completed a substantial re-development project at Stone Road Mall and a
renovation was completed in 2020 to accommodate three new anchortenantsaswell as to upgrade the food court. The average
CRU sales productivity was $594 per square foot for the year ended December 31, 2019. Stone Road Mall occupancy rate,
including committed tenantsnot yet open, was 85% asof September30,2021.

Sunridge Mall

Sunridge Mall is located in northeast Calgary, Alberta within the Sunridge Commercial Area, proximate to the TransCanada
Highway. In addition, the property is adjacent to one of Calgary’s largest hospitals, Peter Lougheed Hospital, and there is a
light rail transit stop atthe property. Calgary has a population of 1.6 million people. The trade area population for the mall in
2020 was approximately 285,000 people and it is expected to grow 8% by 2025. Sunridge Mall is a two-level, approximately
825,000 square foot enclosed shopping centre that is anchored by Hudson’s Bay, Alberta Health Services, Sport Chek, Best
Buy and Winners. The average CRU sales productivity was $475 per square foot for the yearended December 31,2019. The
mallis situated on 67 acres and was initially developedin 1981, extensively renovated in 2005 and most recently renovated in
2019. Given the large site and the proximity to light rail transit, master planningforthe site includes residential intensification.
Sunridge Mall occupancy rate,including committed tenantsnot yet open, was 89% as of September30, 2021.



Geographic Diversification

Primaris REIT will own and manage regionalenclosed shopping centres and open air retail properties across Canada.
The following charts show the geographic markets by appraised value of the properties that will be owned and managed by
Primaris REIT following completion of the Arrangement and the HOOPP Contribution.

Appraised Value by Market Appraised Yalue by Province
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The areasin which Primaris REIT’s initial portfolio of properties are situated havea +3.9% average expected market
income growth compound annual growth rate (“CAGR”), a +3.0% average expected household income growth CAGR (in each
case representing growth rates in respective primary trade areas), a +5.5% five year average expected trade area population
growth (Source: Environics Analytics Estimates & Projections, 2020-2025 trade area growth)and 211,100 average trade area
population (Source: Environics Analytics Estimates & Projections).

Property Composition Diversification

The portfolio of retail properties is primarily comprised of dominant enclosed shopping centre properties, with the
remainder of the properties being unenclosed shopping centres and mixed-use properties and one industrial centre adjacentto
Lansdowne Place. The following chart shows the anticipated net operating income (“NOI”) by asset class of Primaris REIT
following completion of the Arrangement and the HOOPP Contribution.
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Tenant Profile

Primaris REIT will havea broad and diverse tenant base within its portfolio of properties. The following charts show
the anticipated tenant base of Primaris REIT following completion of the Arrangement and the HOOPP Contribution.
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The following table sets out the 20 largest tenants of Primaris REIT.
Tenant Sector Annual Weighted Credit Ratings
Minimum Rent Average Lease (S&P/Moody’s/DBRS)
(% of Total) Term (in Years)
1 Canadian Tire Corporation, Value Retail 6.1% 54 BBB/n.a/BBB
Limited
2 | Wal-Mart Canada Corp. Value Retail 4.3% 7.7 AA /Aa2/ AA
3 | Loblaw Companies Limited Grocery 3.8% 5.6 BBB /n.a/BBB(H)
4 | The TJX CompaniesInc. Value Retail 3.2% 3.0 A/A2/na
5 Bell Canada Telecom 2.5% 2.4 BBB+/Baa2/BBB
6 | Cineplex Inc. Entertainment 2.2% 7.1 Not Rated
7 | Gap Inc. Apparel 1.8% 2.2 BB/Ba2/n.a
8 | Rogers Communications Inc. Telecom 1.7% 2.2 BBB+/Baal/n.a
9 | ComarkInc. Apparel 1.6% 35 Not Rated
10 | Telus Corporation Telecom 1.6% 4.6 BBB+/Baal/n.a
Total 28.8% 4.8
11 | H&M Hennes & Mauritz Inc. Apparel 1.5% 7.2 BBB/n.a/na
12 | Indigo Books & Music Inc. Other Retail 1.4% 6.0 Not Rated
13 | Best Buy CanadaLtd. Other Retail 1.4% 2.2 BBB+/A3/n.a
14 | Recipe Unlimited Other Retail 1.4% 52 Not Rated
Corporation
15 | Dollarama Inc. Value Retail 1.4% 5.5 BBB /Baa2/BBB
16 | Hudson’sBay Company Department Store 1.4% 6.0 Not Rated
17 | YM Inc. Apparel 1.3% 2.8 Not Rated
18 | MTY Food Group Food 1.3% 4.9 Not Rated
19 | Goodlife Fitness Centres Inc. | Personal Services 1.2% 5.8 Not Rated
20 [ Luxottica Canada Inc. Apparel 1.1% 2.8 Not Rated
Total 42.2% 4.9

Occupancy and Leasing

Primaris REIT will be well positioned for economic recovery following the COVID-19 pandemic. Primaris REIT’s
primary focus since the beginning of the pandemic has been to maintain occupancy by supporting its retail partners.
Maintaining occupancy isimportant in order to maintain tenant and consumer confidence in the properties.

The following charts show the occupied and committed occupancy and the base rent per leased square foot of the
Primaris Spin-out Properties (excluding the HOOPP Contribution).
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(1) Excludes the HOOPP Propertties to be contributed pursuant to the HOOPP Contribution.
(2) Tenantsoccupyingless than 15,000 square feet.

Lease Maturity Profile

The following chart shows the well-staggered lease maturity profile of Primaris REIT (excluding the HOOPP
Properties).
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(1) As atJanuary 1,2021. Excludes the HOOPP Properties to be contributed pursuant to the HOOPP Contribution.

DEBT STRATEGY AND INDEBTEDNESS

The Declaration of Trust will provide that the aggregate of the totalindebtedness of Primaris REIT and its subsidiaries
(including the amount of any indebtedness to be assumed) s restricted to 65% of Total Assets. As atJune 30,2021, after giving
effectto the Arrangement and the HOOPP Contribution, the aggregate amount of indebtedness is expected to be approximately
29% of Total Assets.

Following completion of the Arrangement and the HOOPP Contribution, Primaris REIT or its subsidiaries, as of
December 31, 2021, will havein place mortgages totalling $580.0 million in the aggregate, with a weighted average maturity
and weighted average interest rate of 2.2 yearsand 3.0%, respectively.

Primaris REIT will also indirectly assume the obligations under a revolving credit facility with PRR Trust as the
borrower. Primaris REIT intends to refinance the credit facility following completion of the Arrangement and the HOOPP
Contribution. Primaris REIT will repay the promissory note issued in connection with the HOOPP Contribution on or within
three Business Days of the closing of the HOOPP Contribution from the proceeds of such credit facility.



Upon completion of the Arrangement and the HOOPP Contribution, the weighted average maturity and the weighted
average annualinterest rate of all indebtedness of Primaris REIT are expected to be approximately 3.0 years and 2.1%,
respectively.

Financing Strategy

Primaris REIT’s overall strategy will be underpinned by its commitment to its low-leverage, low-FFO-payout-ratio
financial model that will allow it to significantly reduce its reliance on accessing external capital, and specifically equity
markets, to fund its business. Primaris REIT’s financing strategy will be to maintain financialleverage appropriate to its real
estate portfolio, conservatively below the levels available from lenders, to ensure financial stability and adequate capital
availability to fund the capital requirements of the business. Primaris REIT will aim to maintain an investment grade rating,
and will rely on a combination of unsecured credit facilities and unsecured debentures asthe primary forms of financing, with
secured mortgages providing a further alternative source of debt capital.

Interest rates and debt maturities will be reviewed regularly by the Primaris REIT Trustees in order to ensure that
appropriate debt management strategies are implemented. Debt maturities will be managed to avoid having 20% or more of
total debt maturing in a single year to minimize refinancing risk, taking into account the availability of financing, market
conditions and Primaris REIT’s liquidity.

Primaris REIT may, from time to time, enter into instruments to hedge the amount of interest to be paid by Primaris
REIT on future debt and to reduce its exposure to refinancing risks, provided that such hedging will not affect Primaris REIT’s
statusasa “real estate investment trust” for purposes of the Tax Act.

Liquidity Strategy

Primaris REIT’s liquidity strategy will reflect Primaris REIT’s financing strategy and overall strategy. Low leverage
and a low FFO payout ratio are expected to provide significant free cash flow after distributions and ordinary course
reinvestments into Primaris REIT’s portfolio, while an emphasis on unsecured debt will reduce the magnitude of amortization
payments more common with secured mortgage debt. Primaris REIT intends to maintain undrawn credit facilities equalto the
amount of debt maturities overthe next 18-24 months on a rolling basis, to ensure adequate resources to satisfy such maturities.

The following chartreflects the expected debt maturity profile asat the Effective Date.
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The following chart reflects the expected debt maturity profile shortly after the Effective Date, once two significant
2022 mortgage maturities are pre-paid with proceeds from Primaris REIT’s 2025 unsecured credit facility, resulting in over
60% oftotaldebt being unsecured. Management expects to pursue the issuance of unsecured debentures in 2022 to reduce the
outstandingbalance on the unsecured credit facility to rebalance and extend Primaris REIT’s debt maturity profile.
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The following table sets out the anticipated outstandingmortgages of Primaris REIT as at December 31,2021.

Property Mortgage Interest Rate Balance (at share)
Maturity
Dufferin Mall Apr-22 2.03% $129,400,000
Edinburgh Marketplace Mar-29 3.45% $22,200,000
McAllister Place Jan-30 341% $33,200,000
Orchard Park Shopping Centre Jun-22 2.10% $96,000,000
Place d'Orleans Aug-24 2.85% $53,000,000
Place du Royaume Oct-27 3.80% $73,200,000
Regent Mall Dec-22 4.03% $42,600,000
Stone Road Mall Nov-22 4.13% $89,700,000
CataraquiCentre Jan-24 3.16% $40,600,000

DEVELOPMENT AND INTENSIFICATION OPPORTUNITIES

Management believes that development of properties to their highest and best use is a key driver of incremental and
accretive growth. Primaris REIT’s pipeline of development opportunities will include: (i) intensification of excess density
within its existing retail portfolio; (ii) existing building expansion and reconfiguration; and (iii) outparceldevelopment.

Primaris REIT’s enclosed mall portfolio will comprise 23 assets nationwide, situated on approximately 900 acres of
land, close to majortransportation nodes andtransit, with broad zoning permitting a wide range of uses beyond retail. Primaris
REIT intends to target an annualdevelopment spend of up to $60 million to $70 million, and target development yields in the
7.0% range on commercial real estate development projects. Management expects to be able to fund development activity
internally given its intended low payoutratio. Primaris REIT may seek to monetize residential density in an effort to maintain
its conservative leverage profile. See “Debt Strategy and Indebtedness” in this Schedule.

One of Primaris REIT’s most significant intensification opportunities is expected to be Dufferin Grove Village, in
Toronto Ontario, an estimated $600 million intensification and redevelopment of Dufferin Mall’s northernmost parking area
drive-through restaurants and strip plaza that currently occupy the north end of Dufferin Mall. The proposed project occupies
the northernmost four acres of Dufferin Mall with approximately 966,000 square feet of residential density, broken into four
residential buildings, over two major development blocks. The new project will not impact the existing mall, but rather is
planned to enhance it by adding an additional 75,000 square feet of retail uses, as well as new loading, garbage and other



services to modernize the existing and new retail offering. The west block is expected to be comprised of two residential
buildings of 35 and 39 storeys, and the east block is also expected to have two residential buildings of 14 and 23 storeys.
Combined, they are expected to comprise approximately 1,300 residentialrental units (including approximately 120 affordable
units) and approximately 130,000 square feet of newretailspace. Receipt of approvalforthe re-zoning application for Dufferin
Grove Village is expected in the fourth quarterof2021.

DECLARATION OF TRUST AND DESCRIPTION OF CAPITAL STRUCTURE

The following is a summary of certain material provisions of the Declaration of Trust and does not purport to be
complete and is subject to, and is qualified in its entirety by, reference to the Declaration of Trust, as it will be filed on SEDAR.

General

Primaris REIT will be an open-ended unincorporated investment trust that will be created pursuant to the Declaration
of Trust and governed by the laws of the Province of Ontario. See also “Investment Guidelines and Operating Policies” in this
Schedule.

Units and Special Voting Units

The beneficial interests in Primaris REIT are divided into two classes of trust units: Units and Special Voting Units.
The Units are further divided into two series, described and designated as “Series A Units” and “Series B Units”. The number
of Units and Special Voting Units which Primaris REIT may issue is unlimited. The legal ownership of the assets of Primaris
REIT and the right to conduct the affairs of Primaris REIT are vested exclusively in the Primaris REIT Trustees and no
Unitholder has or is deemed to have any right of ownership in any of the assets of Primaris REIT. Each Series A Unit and
Special Voting Unit confers the right to one vote at all meetings of the Unitholders and Special Voting Unitholders. Holders of
Series B Units are entitled to receive notice of and to attend all meetings of the Unitholders and Special Voting Unitholders
but, except asotherwise provided in the Declaration of Trust or as required by law (including applicable securities laws), the
holders of Series B Units shall nothave the right to vote thereat.

Each Unit represents an equal undivided interest in Primaris REIT with all outstanding Units, all Units outstanding
from time to time shall participate pro rata in any distributions by Primaris REIT and, in the event of termination of Primaris
REIT, in the net assets of Primaris REIT remaining after satisfaction of all liabilities. No Unit shall have any preference or
priority over another.

Special Voting Units may be issued in series and shall only be issued concurrently with or in relation to the issuance
of Exchangeable Securities, including New Primaris Master LP Exchangeable Units, on such terms and conditions as may be
determined by the Primaris REIT Trustees. Special Voting Units shall not be transferable separately from the Exchangeable
Securities to which they are attached and will automatically be transferred upon the transfer of any such Exchangeable
Securities. Special Voting Units will be automatically cancelled, without any further action of Primaris REIT Trustees or
Primaris REIT, and the former holder of such Special Voting Units will cease to have any rights with respect thereto,
concurrently with the issuance of Units on the conversion, exchange or cancellation of the related Exchangeable Securities. At
all meetings of Unitholders and Special Voting Unitholders and in respect of any written resolution of the Unitholders and
Special Voting Unitholders, a Special Voting Unit is entitled to the number of votes equal to the number of Units into which
the Exchangeable Securities to which such Special Voting Unit relates are exchangeable or convertible. Holders of Special
Voting Units are not entitled to any distribution from Primaris REIT and do not have any legal or beneficial interests in any
assets of Primaris REIT on termination or winding-up of Primaris REIT.

Exchangeable Securities, such as the New Primaris Master LP Exchangeable Units, to which Special Voting Units
relate are intended to be, to the greatest extent practicable, the economic equivalent of Units. Holders of Exchangeable
Securities are entitled to receive distributions paid by the applicable subsidiary limited partnership, which distributions or
advanceswill be equalon a per unit as-exchanged basis, to the greatest extent practicable, to the amount of distributions paid
by Primaris REIT to Unitholders. In the case of a distribution declared on the Units in property (other than (i) cash, or (ii) a
distribution of Units and immediate consolidation thereafter such that the numberof outstanding Units both immediately prior
to and following such transaction remains the same), holders of Exchangeable Securities will generally be entitled to receive,
subject to applicable law, distributions in such type and amount of property asisthe same as, or economically equivalentto (as
determined by the board of directors (or other governing body) of the general partner of the applicable subsidiary limited
partnership, in good faithandin its sole discretion), the type and amount of property declared as a distribution on each Unit.



Each Exchangeable Security is exchangeable for one Unit, subject to the customary anti-dilution adjustments set out in the
applicable exchange agreement. Exchangeable Securities may not be transferred except in connection with an exchange for
Units or those certain limited exceptions set out in the applicable limited partnership agreement governing the Exchangeable
Securities. The Exchangeable Securities will not be listed on the TSX or on any otherstock exchange or quotation system.

Subject to applicable regulatory approval, the issued and outstanding Units and Special Voting Units may be
subdivided or consolidated from time to time by the Primaris REIT Trustees without notice to or approvalofthe Unitholders
or Special Voting Unitholders. No certificates or DRS Advices for fractional Units or fractional Special Voting Units will be
issued and fractionalUnits and fractional Special Voting Units will not entitle the holders thereof to vote except to the extent
thatthey may represent in the aggregate one or more whole Units or Special Voting Units, asapplicable.

Conversion of Series B Units

A holder of Series B Units shall be entitled at any time to exercise their right to convertall or any number of the Series
B Units held by them into Series A Units on a one-for-one basis, subject to adjustment (the “Exchange Ratio”). The Declaration
of Trust provides for certain events, including, but not limited to, an issuance or distribution of Units, rights, options, warrants
or other securities exchangeable for or convertible into or carrying rights to acquire Units, or evidences of indebtedness or
assets, to the holders of all or substantially all of the then-outstanding Series A Units (subject to certain exceptions), a
subdivision or consolidation of Series A Units into a greater or lesser number of Series A Units without the concurrent and
equivalent change in the Series B Units, and a reclassification, capitalreorganization or similar change in the Series A Units,
(each such event,a “Unit Reorganization”), pursuant to which the Exchange Ratio shallbe adjusted to be the number of Series
A Units that would be received by a holder ofa Series B Unit immediately following the Unit Reorganization if the holder of
Series B Units had exercised their conversion right in respect of the Series B Unit immediately prior to the Unit Reorganization
(assuming full exercise of any such rights, options, warrants or otherexchangeable or convertible securities). Certain business
combinations of Primaris REIT thatresult in a reclassification of the outstanding Series A Units or an exchange of outstanding
Series A Units for other securities, cash or property, will also lead to adjustment of the conversion right in a mannerapproved
by the Primaris REIT Trustees, acting reasonably, to ensure that holders of Series B Units will be entitled to receive, in lieu of
the numberof Series A Units to which they would otherwise have been entitled in respect of one Series B Unit if such Series
B Unit had been exchanged for Series A Units pursuantto the conversion right, the kind and number or amount of securities,
cash or property that they would have been entitled to receive asa result of such event if, on the effective date thereof, they had
been the registered holders of the number of Series A Units that they would have received had such Series B Units been
exchanged for Series A Units pursuant to the conversion right immediately before the effective date of any such event. The
Exchange Ratio may also be adjusted forotheractions of Primaris REIT which affect the rights of the holders of Series B Units
in such manner as the Primaris REIT Trustees determine to be fair and equitable in the circumstances to holders of Series B
Units.

Transferability of Units and Special Voting Units

The Series A Units will be freely transferable and, other than as provided in the Declaration of Trust, the Primaris
REIT Trustees shall notimpose any restriction on the transfer of the Series A Units. The Series B Units will notbe transferable,
except to an affiliate of the initial holder thereof. Special Voting Units shall not be transferable separately and apart from the
Exchangeable Securities to which they are attached.

Purchases of Units

Primaris REIT may from time to time purchase Units for cancellation in accordance with applicable securities
legislation andtherules prescribed under applicable stock exchange or regulatory policies.

Redemption of Units

The right of redemption provides Unitholders with a right to require Primaris REIT to redeem their Units on demand
upon delivery to Primaris REIT of a duly completed and properly executed notice (the “Redemption Notice”) requesting
redemption. Upon receipt of the Redemption Notice by Primaris REIT, the Unitholder will thereaftercease to have any rights
with respect to each Unit tendered for redemption other than to receive the “Redemption Price” (as defined below).



Redemption Price and Payment

The “Redemption Price” is the price per Unit equalto the amount thatisthe lesser of: (i) 90% of the “market price”
(as defined in the Declaration of Trust) of a Unit during the 10-trading day period commencingimmediately prior to the date
on which a Unit is tendered to Primaris REIT for redemption (the “Redemption Date”); and (ii) the “closing market price”
(as defined in the Declaration of Trust) of a Unit on the Redemption Date, provided that, for purposes of the redemption of
Series B Units, the “market price” and “closing market price” shall be the applicable price with respect to Series A Units
multiplied by the applicable Exchange Ratio for Series B Units then in effect.

The aggregate redemption price payable by Primaris REIT in respect of any Units surrendered forredemption during
a particular calendarmonth will be satisfied by the mailing to the redeeming Unitholder of a payment by cheque no later than
the last day of the month following the month during which Units were tendered for redemption, provided that the entitlement
of Unitholders to receive cash upon the redemption of their Units is subject to the conditions that: (i) the totalamount payable
by Primaris REIT in respect of those Units and all other Units tendered for redemption in the same calendar month does not
exceed $50,000 (subject to certain adjustments and provided that Primaris REIT Trustees may, in their sole discretion, waive
this limitation in respect of all Units tendered for redemption in any calendar month); (ii) at the time Units are tendered for
redemption, the outstanding Series A Units are listed for trading or quoted on any stock exchange or market which, in the sole
discretion of the Primaris REIT Trustees, provides representative fair market value prices for the Units; and (iii) the normal
trading of Units is not suspended or halted on any stock exchange on which the Units are listed (or, if not so listed, on any
market on which Units are quoted for trading) on the Redemption Date or for more than five trading days during the ten-day
trading period commencingimmediately prior to such date.

If a redemption in cash is notapplicable to all, or any, of the Units tendered forredemption by a Unitholder as a result
of one or more of the foregoing conditions, the Redemption Price, or balance thereof, if applicable, will, subject to any
applicable regulatory approvals (which the Primaris REIT shall use reasonable commercialefforts to obtain), be redeemed by
way of a distribution in specie of property of Primaris REIT and/or Redemption Notes. The Redemption Notes will be
unsecured subordinated promissory notes of Primaris REIT or one of'its subsidiaries and have a maturity date and interest rate
determined atthe time of issuance by the Primaris REIT Trustees and provide for prepayment, in whole or in part and at any
time, of the outstanding principal. Each Redemption Note distributed shall be in the principal amount of $100 or such other
amountasmay be determined by the Primaris REIT Trustees in their sole discretion. No fractional Redemption Notes shall be
distributed and where the number of Redemption Notes to be received upon redemption by a Unitholder would otherwise
include a fraction, thatnumbershall be rounded down to the next lowest whole number.

Take-over Bids

The Declaration of Trust contains provisions to the effectthatif a take-overbid is made for Units within the meaning
of the Securities Act (Ontario) and not less than 90% of Units (other than Units held atthe date of the take-overbid by or on
behalf of the offeroror associates oraffiliates of the offeror) are taken up and paid forby the offeror, the offeror will be entitled
to acquire Units held by Unitholders who did not accept the offer, eitherat the election of such Unitholders, on the terms offered
by the offeror, or at the fair value of such Unitholders’ Units determined in accordance with the procedures set out in the
Declaration of Trust.

Offers

If an offer, issuer bid (other than an issuer bid exempt from the formal bid requirements under applicable securities
laws), take-overbid (other than a take-overbid exempt from the formalbid requirements under applicable securities laws) or
similar transaction with respect to the Units or Series A Units, asthe case may be, is proposed by Primaris REIT or is proposed
to Primaris REIT or Unitholders and is recommended by the Primaris REIT Trustees, or is otherwise effected orto be effected,
whether or not with the consent or approvalofthe Primaris REIT Trustees (each,an “Offer”),and the Exchangeable Securities
and/or Series B Units are notacquired by the related issuing entity in accordance with their terms or exchanged in accordance
with the applicable exchange agreement, Primaris REIT will, to the extent possible in the circumstances, expeditiously and in
good faith, take all such actions and do all such things as are necessary or desirable to enable and permit holders of
Exchangeable Securities and/or Series B Units, as applicable, to participate in such Offer to the same extent and on an
economically equivalent basis as the holders of Series A Units or Units, as applicable, without discrimination and to ensure
that holders of Exchangeable Securities and/or Series B Units, as applicable, may participate in such Offer without being
required to exercise their right to exchange their Exchangeable Securities and/or Series B Units, as the case may be (or, if so



required, to ensure that any such exchange will be effective only upon, and will be conditionalupon, the successful completion
of'the Offer and only to the extent necessary to tender to or deposit under the Offer).

Meetings of Unitholders and Special Voting Unitholders

The Declaration of Trust provides that meetings of Unitholders and Special Voting Unitholders must be called and
held forthe appointment, election orremovalof Primaris REIT Trustees, the appointment orremoval of the auditors of Primaris
REIT, the approval of amendments to the Declaration of Trust (except asdescribed under “— Amendmentsto the Declaration
of Trust” below), the sale or transferof the assets of Primaris REIT as an entirety or substantially as an entirety (other than as
partof an internal reorganization of the assets of Primaris REIT as approved by Primaris REIT Trustees) and the termination
of Primaris REIT. Meetings of Unitholders and Special Voting Unitholders will be called and held annually forthe election of
Primaris REIT Trustees and the appointment of auditors of Primaris REIT and for transacting such other business as Primaris
REIT Trustees may determine or asmay properly be brought before the meeting.

A meeting of Unitholders and Special Voting Unitholders may be convened at any time and for any purpose by
Primaris REIT Trustees and must be convened, except in certain circumstances, if requisitioned by Unitholders and Special
Voting Unitholders holding in the aggregate not less than 5% of Units and Special Voting Units then outstanding. A requisition
must state in writing and in reasonable detail the business proposed to be transacted at the meeting. Unitholders and Special
Voting Unitholders have the right to obtaina list of registered Unitholders and Special Voting Unitholders to the same extent
and upon the same conditions asthose which apply to shareholders of a corporation governed by the CBCA.

Holders of Series A Units and Special Voting Unitholders may attend and vote at allmeetings of the Unitholders and
Special Voting Unitholders either in person or by proxy and a proxyholder need not be a holder of Series A Units or Special
Voting Unitholder. The Declaration of Trust contains provisions as to quorum, the notice required and other procedures with
respect to the calling and holding of meetings of Unitholders and Special Voting Unitholders. In particular, the Declaration of
Trust provides that only persons who are nominated in accordance with the procedures set out in the Declaration of Trust will
be eligible for election as Primaris REIT Trustees (the “Advance Notice Policy”). Nominations of persons for election as
Primaris REIT Trustees may be madeatany annual meeting of Unitholders and Special Voting Unitholders, or atany special
meeting of Unitholders and Special Voting Unitholders, if one of the purposes for which the special meeting was called was
the election of Primaris REIT Trustees: (i) by or atthe direction of the Primaris REIT Trustees, including pursuantto a notice
of meeting; (ii) by or at the direction or request of one or more Unitholders pursuant to a requisition of the Unitholders or
Special Voting Unitholders made in compliance with the Declaration of Trust; or (iii) by any person (a “Nominating
Unitholder”) who (A) atthe close of business on the date of the giving of the notice provided for such purposes in the
Declaration of Trust and on the record date for notice of such meeting, is entered in the register as a holder of one or more
Units or Special Voting Units carrying the right to vote at such meeting or who beneficially owns Units or Special Voting Units
that are entitled to be voted at such meeting; and (B) who complies with the notice procedures set forth for such purposes in
the Declaration of Trust. In addition to any other applicable requirements, for such a nomination to be made by a Nominating
Unitholder, the Unitholder must have given timely notice thereof to Primaris REIT Trustees in the manner prescribed by the
Declaration of Trust. To be timely, a Nominating Unitholder’s notice to Primaris REIT Trustees must be made: (i) in the case
of an annual meeting of Unitholders and Special Voting Unitholders, not less than 30 days prior to the date of the annual
meeting of Unitholders and Special Voting Unitholders; provided, however, thatin the event that the annual meeting of
Unitholders and Special Voting Unitholders is to be held on a date that is less than 50 days after the date on which the first
public announcement of the date of the annualmeetingwas made, notice by the Nominating Unitholder may be made not later
than the close of business on the 10" day following the date of such public announcement; and (ii) in the case of a special
meeting (which is not also an annual meeting) of Unitholders and Special Voting Units called for the purpose of electing
Primaris REIT Trustees (whether or not called for other purposes), not later than the close of business on the 15t day following
the day on which the first public announcement ofthe date of the special meeting of Unitholders and Special Voting Unitholders
was made.

Issuance of Units

Primaris REIT may issue, from time to time, new Units (subject to the provisions noted at “— Transferability of Units
and Special Voting Units” aboveand “—Limitation on Non-Resident Ownership” below), and rights, warrants, and options to
subscribe for fully paid Units (“Other Securities”), in such manner, for the consideration, and to such persons or class of
persons that the Primaris REIT Trustees determine. Unitholders do nothave any pre-emptive rights whereby additional Units
proposed to be issued must first be offered to existing Unitholders. In addition to Units or options which may be issued pursuant
to any unit option plan, incentive unit plan, distribution reinvestment plan and unit purchase plan, or unitholder rights plan,



new Units or Other Securities may be issued through public offerings, through rights offerings to existing Unitholders (ie.,
offerings in which Unitholders receive rights to subscribe for new Units or Other Securities in proportion to their existing
holdings of Units or Other Securities, which rights may be exercised or sold to other investors), through private placements
(i.e., offerings to specific investors which arenot made generally available to the public or existing Unitholders) or asa result
of conversion or subscription rights exercised under Other Securities. Units may be also issued in satisfaction of any non-cash
distribution of Primaris REIT to Unitholders where Primaris REIT Trustees determine that Primaris REIT does not have
available cash to fund such distribution or where Primaris REIT Trustees otherwise determine in their absolute discretion that
all or a portion of such distribution should not be paid in cash (subject to the provisions noted at “— Transferability of Units and
Special Voting Units” above and “— Limitation on Non-Resident Ownership” below) or pursuant to an extraordinary
distribution of Units asdeclared by Primaris REIT Trustees. In certain instances, Primaris REIT may also issue new Units as
consideration for the acquisition of new properties or assets. The price or the value of the consideration for which Units may
be issued will be determined by the Primaris REIT Trustees, generally in consultation with investment dealers or brokers who
may actasunderwriters or agentsin connection with offerings of Units.

Limitation on Non-Resident Ownership

At no time may Non-Residents be the beneficial owners of 49% or more of the Units and the Primaris REIT Trustees
haveinformed the transferagent and registrar of this restriction. The transferagent and registrar may require declarationsasto
the jurisdictions in which beneficial owners of Units are resident. If the transferagent and registrar become aware, as a result
of requiring such declarations as to beneficial ownership, that the beneficial owners of 49% or more of the Units then
outstandingare, or may be, Non-Residents or that such a situation is imminent, the transfer agent and registrar will advise the
Primaris REIT Trustees and, upon receiving direction from the Primaris REIT Trustees, may make a public announcement
thereof' and shall not accept a subscription for Units from or issue or register a transferof Units to a person unless the person
provides a declaration that the person is nota Non-Resident. If, notwithstandingthe foregoing, the transferagentand registrar
determine that 49% or more of the Units are held by Non-Residents, the transfer agent and registrar may, upon receiving a
direction and suitable indemnity from the Primaris REIT Trustees, send a notice to registered Unitholders who are Non-
Residents, chosen in inverse order to the order of acquisition or registration orin such mannerasthe Primaris REIT Trustees
may consider equitable and practicable, requiring them to sell their Units or a portion thereof within a specified period of not
less than 60 days. If the Unitholders receiving such notice have not sold the specified number of Units or provided the Primaris
REIT Trustees with satisfactory evidence thatthey are not Non-Residents within such period, the transferagent and registrar,
upon receiving such a direction from the Primaris REIT Trustees, may on behalf of such Unitholders sell such Units and, in the
interim, shall suspend the voting and distribution rights attached to the Units forming part of such Units. Upon such sale the
affected holders shall cease to be Unitholders and their rights shall be limited to receiving the net proceeds of sale upon
surrender of the certificate or DRS Advice representing such Units.

Under the Tax Act, Primaris REIT will not be considered to be a mutualfund trust if it is established or maintained
primarily for the benefit of Non-Residents. The Tax Act does not provide any means of rectifying a loss of mutualfund trust
statusthat occursin this way, such thatif, atany time, Primaris REIT were to lose its mutual fund trust statusas a result of the
application of this rule, Primaris REIT would permanently cease to be a mutual fund trust.

Information and Reports

Within such time period asis acceptable under applicable securities legislation, and at least 21 days prior to each
annual meeting of Unitholders and Special Voting Unitholders, to the extent required by applicable law, the Primaris REIT
Trustees shall send to a Unitholder and/or Special Voting Unitholder audited comparative financialstatements for such year,
prepared in compliance with applicable securities laws. Within such time period as is acceptable under applicable securities
legislation and afterthe end of each of the first three fiscal quarters of each year, to the extent required by applicable law, the
Primaris REIT Trustees shall send unaudited comparative financial statements forthe period then ended to a Unitholder and/or
Special Voting Unitholder. The Primaris REIT Trustees will supply Unitholders and Special Voting Unitholders with any
information that may be required by them in connection with their obligations under the Tax Act and equivalent provincial
legislation.

Notice of all meetings of the Unitholders and Special Voting Unitholders will be mailed or delivered by the Primaris
REIT Trustees to each Unitholder and Special Voting Unitholders at their address appearing in the register, to each Primaris
REIT Trustee and to the auditors of Primaris REIT not less than 21 nor more than 60 daysbefore the meeting. Notice of any
meeting of the Unitholders and Special Voting Unitholders will state the purposes of the meeting.



A Unitholder or Special Voting Unitholder has the right to examine the Declaration of Trust during normalbusiness
hours, in the mannerascontemplated by the Declaration of Trust. Unitholders and Special Voting Unitholders have the right
to obtain a list of the registered Unitholders or Special Voting Unitholders to the same extent and upon the same conditions as
those which apply to shareholders of a corporation governed by the CBCA.

Amendments to the Declaration of Trust

The Declaration of Trust may be amended oraltered from time to time. The following amendments require approval
by at least two-thirds of the aggregate votes cast by Unitholders and Special Voting Unitholders entitled to vote thereon at a
meeting of Unitholders and Special Voting Unitholders called for such purpose: (i) to change a right with respect to any
outstanding Units or Special Voting Units to reduce the amount payable on Units upon termination of Primaris REIT or to
diminish or eliminate any voting rights pertaining to Units or the Special Voting Units; (ii) any amendment to the duration or
termination provisions of Primaris REIT; (iii) any amendment relating to the powers, duties, obligations, liabilities or
indemnification of Primaris REIT Trustees; (iv) any sale or transfer of Primaris REIT as an entirety or substantially as an
entirety; and (v) certain other amendments as described in the Declaration of Trust. Other amendments to the Declaration of
Trust require approvalby a majority of the aggregate votes cast by holders of Units and Special Voting Units entitled to vote
thereon ata meeting called for such purpose.

Primaris REIT Trustees may, without the approvalofthe Unitholders and Special Voting Unitholders, make certain
amendments to the Declaration of Trust, including amendments:

e forthe purpose of ensuring continuing compliance with applicable laws, regulations, requirements or policies of
any governmentalauthority havingjurisdiction over Primaris REIT Trustees or over Primaris REIT, its statusas

CLINT3

a “mutualfund trust”, “unit trust” or “real estate investment trust” underthe Tax Act or the distribution of Units;

® which, in the opinion of Primaris REIT Trustees, provide additional protection for the Unitholders or Special
Voting Unitholders;

® which, in the opinion of the Primaris REIT Trustees, are necessary or desirable to remove conflicts or
inconsistencies in the Declaration of Trust or making corrections, including the rectification of any ambiguities,
defective provisions, errors, mistakes or omissions, which are, in the opinion of the Primaris REIT Trustees
necessary or desirable and not prejudicial to the Unitholders or Special Voting Unitholders;

® which, in the opinion of Primaris REIT Trustees, are necessary or desirable (i) asa result of changesin taxation
laws from time to time which may affect Primaris REIT, the Unitholders, the Special Voting Unitholders or
annuitantsundera plan of which a Unitholder or Special Voting Unitholder actsastrustee or carrier, or to qualify
fora particularstatus under taxation laws including to qualify asa “real estate investment trust” for purposes of
the Tax Act or to otherwise prevent Primaris REIT or any of its subsidiaries from becoming subjectto SIFT Tax,
or (ii) as a result of changes in accounting standards from time to time which may affect Primaris REIT, the
Unitholders, the Special Voting Unitholders or annuitantsundera plan of which a Unitholder or Special Voting
Unitholder actsas trustee or carrier; and

e forany purpose (except one in respect of which a Unitholder and Special Voting Unitholder voteis specifically
otherwise required) if Primaris REIT Trustees are of the opinion that the amendment is not prejudicial to
Unitholders or Special Voting Unitholders and is necessary or desirable.

Ratifying Amendments to the Declaration of Trust

Pursuant to the terms of the Declaration of Trust, Primaris REIT Trustees shall submit any amendment to the
Declaration of Trust thathasnotbeen approved by the Unitholders pursuant to section 12.01 of the Declaration of Trust, other
than amendments pursuant to Section 4.05, Section 12.01(a), Section 12.01(d) or Section 12.01(e) of the Declaration of Trust
and amendments the Primaris REIT Trustees determine are necessary or advisable pursuant to orin connection with applicable
tax laws, securities laws, accounting standards or other applicable laws or regulations or such amendments, the equivalent of
which, would not otherwise be required to be ratified by shareholders pursuant to the CBCA, to the Unitholders and Special
Voting Unitholders atthe next meeting of Unitholders and Special Voting Unitholders and the Unitholders and Special Voting



Unitholders entitled to vote on the amendmentmay, by a vote representingat least a majority of Unitsand Special Voting Units
voted, in person or by proxy, confirm, reject or amend the amendment to the Declaration of Trust.

If an amendment to the Declaration of Trust is rejected by the Unitholders and Special Voting Unitholders, or if
Primaris REIT Trustees do not submit an amendment to the Unitholders and Special Voting Unitholders as required, the
amendment ceases to be effective immediately after the meeting of Unitholders and Special Voting Unitholders referred to
above and no subsequent resolution of Primaris REIT Trustees to amend the Declaration of Trust havingsubstantially the same
purpose or effect is effective until it is confirmed or confirmed as amended by the Unitholders and Special Voting Unitholders.

Term of Primaris REIT and Sale of Substantially All Assets

Primaris REIT hasbeen established foran indefinite term. Pursuant to the Declaration of Trust, termination of Primaris
REIT or the sale or transferofthe assets of Primaris REIT asan entirety or substantially as an entirety (other than aspart of an
internal reorganization of the assets of Primaris REIT as approved by Primaris REIT Trustees) requires approval by at least
two-thirds of the aggregate votes cast by Unitholders and Special Voting Unitholders (including, for greater certainty, holders
of Series B Units) entitled to vote thereon ata meeting of Unitholders and Special Voting Unitholders called for such purpose.

Rights of Unitholders and Special Voting Unitholders

The rights of Unitholders and Special Voting Unitholders, with respect to Units and Special Voting Units held,
respectively, are set outin the Declaration of Trust. Although the Declaration of Trust confers upon a Unitholder and Special
Voting Unitholder many of the same protections, rights and remedies an investor would have asa shareholderof a corporation
governed by the CBCA, there are significant differences,some of which are discussed below.

The Declaration of Trust contains provisions entitling a Unitholder that is entitled to vote at a meeting the ability,
upon compliance with the requirements set out in the Declaration of Trust, to dissent to certain matters resolved by Primaris
REIT. In particular, the dissent rights may apply in circumstances where Primaris REIT resolves to (i) sell, lease or exchange
ofall or substantially allthe property and assets of Primaris REIT, (ii) carry outa going-private transaction, or (iii) make certain
specified amendments to the Declaration of Trust. The Declaration of Trust also contains provisions that entitle any registered
holder or beneficial owner of Units to make an application to a court for purposes of determining whether certain actions or
omissions of Primaris REIT, the conduct of the business or affairs of Primaris REIT, or the powers of Primaris REIT Trustees
having been exercised in a manner,thatis oppressive or unfairly prejudicial to or thatunfairly disregards the interests of any
Unitholder, Securityholder, creditor, Primaris REIT Trustee or officer. The Declaration of Trust sets forth the procedures and
requirements in respect of any such application, as well as set forth the remedies thata court may include in any interim or final
order.

Special Voting Unitholders do not have recourse to the above-mentioned dissent rights and similarly do not have
recourse to the oppression remedy provided in the Declaration of Trust.

The CBCA also permits shareholdersto bring or intervene in derivative actionsin the name of'the corporation or any
of its subsidiaries, with the leave of a court. The Declaration of Trust does notinclude a comparable right of Unitholders and
Special Voting Unitholders to commence or participate in legal proceedings with respect to Primaris REIT.

INVESTMENT GUIDELINES AND OPERATING POLICIES
Investment Guidelines

The Declaration of Trust provides for certain guidelines on investments which may be made by Primaris REIT. The
assets of Primaris REIT may be invested only in accordance with the following guidelines:

(a) Primaris REIT will invest primarily, directly orindirectly, in interests (including fee ownership and leasehold
interests) in income-producing real property located in Canada orthe United States and assets ancillary
thereto necessary for the operation of such real property and such other activities as are consistent with the
other investment guidelines of Primaris REIT;
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(h)

notwithstanding anything else contained in the Declaration of Trust, Primaris REIT shall not make or hold
any investment, take any action oromit to take any action where such investment, action or omission, asthe
case may be,would result in: (i) Primaris REIT not qualifying asa “mutualfund trust” or a “unit trust” (both
within the meaningofthe Tax Act); (ii) Units or Special Voting Units not qualifyingas qualified investments
underthe Tax Act for Exempt Plans; (iii) Primaris REIT being liable to pay a tax underPart XII1.2 ofthe Tax
Act; or (iv) Primaris REIT not qualifyingas a “real estate investment trust” within the meaning of the Tax
Act if, as a consequence of Primaris REIT not so qualifying, Primaris REIT or any of its Subsidiaries would
be liable to SIFT Tax;

Primaris REIT shall not invest in any interest in a single real property if, after giving effect to the proposed
investment, the cost to Primaris REIT of such investment (net of the amount of debt incurred or assumed in
connection with such investment)will exceed 20% of Total Assets atthe time the investment is made;

Primaris REIT may make its investments and conduct its activities, directly or indirectly, through an
investment in one or more persons on such terms as the Primaris REIT Trustees may from time to time
determine, including by way of joint ventures, partnerships (general or limited) and limited lability
companies, in which case Primaris REIT shall require any such person to only make investments and adopt
the operating policies and undertake activities that will allow Primaris REIT to meet all requisite
organizational, operational, income, asset, and distribution requirements for Primaris REIT to qualify asa
“real estate investment” trust under the Tax Act if, asa consequence of not so qualifying, Primaris REIT or
any of its Subsidiaries would be liable to pay SIFT Tax;

except for the Initial Subscription Note and any other property acquired or otherwise held by Primaris REIT
pursuant to the transactions contemplated by the Plan of Arrangement,and except fortemporary investments
held in cash, deposits with a Canadianchartered bank ortrust company registered under the laws of a province
or territory of Canada, deposits with a savings institution, trust company, credit union or similar financial
institution that is organized or chartered under the laws of a state or of the United States, short-term
government debt securities or money market instruments maturing prior to one year from the date of issue
and except as permitted pursuant to these investment guidelines and operating policies of Primaris REIT,
Primaris REIT may not hold securities of a person other than to the extent such securities would constitute
an investment in real property (as determined by the Primaris REIT Trustees) and provided further that,
notwithstanding anything contained in the Declaration of Trust to the contrary, but in all events subject to
paragraph (b) above, Primaris REIT may hold securities of a person: (i) acquired in connection with the
carrying on, directly or indirectly, of Primaris REIT’s activities or the holding of its assets; or (ii) which
focusesits activities primarily on the activities described in paragraph (a)above,provided in the case of any
proposed investment or acquisition which would result in the beneficial ownership of more than 10% of the
outstanding securities of an issuer (the “Acquired Issuer”), the investment is made for the purpose of
subsequently effecting the merger or combination of the business and assets of Primaris REIT and the
Acquired Issuer or forotherwise ensuring that Primaris REIT will control the business and operations of the
Acquired Issuer;

Primaris REIT shall notinvest in rights to or interests in mineral or other naturalresources, including oil or
gas, except asincidental to an investment in real property;

Primaris REIT shall notinvest in raw land fordevelopment, except (i) for existing properties with additional
development orproperties adjacent to existing properties of Primaris REIT forthe purpose of the renovation
or expansion of existing properties, or (ii) the developmentofnew properties which will be capitalproperty
of Primaris REIT, provided that the aggregate value of the investments of Primaris REIT in raw land,
excluding raw land under development, after giving effect to the proposed investment, will notexceed 20%
of Total Assets;

Primaris REIT may invest in mortgages and mortgage bonds (including participating or convertible
mortgages) and similar instruments where: (i) the real property which is security therefor is income-
producing real property which otherwise meets the other investment guidelines of Primaris REIT; and (ii)
the aggregate book value of the investments of Primaris REIT in mortgages, after giving effect to the
proposed investment, will notexceed 20% of Total Assets; and



Primaris REIT may invest an amount (which, in the case of an amountinvested to acquire real property, is
the purchase price less the amount of any debt incurred or assumed in connection with such investment) up
to 20% of the Total Assets of Primaris REIT in investments which do not comply with one or more of
paragraphs(a),(d), (e), (g) and (h) above.

Any references in the foregoing to investment in real property will be deemed to include an investment in a joint
venture arrangement that investsin real property.

Operating Policies

The operations and affairs of Primaris REIT shall be conducted in accordance with the following policies:

(a)

(b)

©

(d)

Primaris REIT shall not purchase, sell, market or trade in currency or interest rate futures contracts otherwise
than for hedging purposes where, for this purpose the term “hedging” has the meaning given by National
Instrument 81-102 — Investment Funds adopted by the Canadian Securities Administrators, as replaced or
amended from time to time (including any successor rule or policy thereto), and in all events, subject to
paragraph (b) of the investment guidelines described under “— Investment Guidelines” above;

except for any obligation of an entity acquired by Primaris REIT in conjunction with the Plan of
Arrangement, (i) any written instrument creating an obligation which is or includes the granting by Primaris
REIT of a mortgage, and (ii) to the extent the Primaris REIT Trustees determine to be practicable and
consistent with their fiduciary dutiesto act in the best interest of Primaris REIT, any written instrument which
is, in the judgment of the Primaris REIT Trustees, a material obligation, shallcontain a provision orbe subject
to anacknowledgement to the effect thatthe obligation being created is not personally binding upon, and that
resort shall not be had to, nor shall recourse or satisfaction be sought from, by lawsuit or otherwise, the
private property of any of the Primaris REIT Trustees, Unitholders, Special Voting Unitholders, annuitants
or beneficiaries under a plan of which a Unitholder or Special Voting Unitholder acts asa trustee or carrier,
or officers, employees or agents of Primaris REIT, but that only property of Primaris REIT or a specific
portion thereof shall be bound; Primaris REIT, however, is not required, but shall use all reasonable efforts,
to comply with this requirement in respect of obligations assumed by Primaris REIT upon the acquisition of
real property;

Primaris REIT shall not lease or sublease to any person any real property, premises or space where that person
and its affiliates would, after the contemplated lease or sublease, be leasing or subleasing real property,
premises or space having a fair market value net of encumbrances in excess of 20% of Total Assets;

the limitation contained in paragraph (c) above shallnotapply to the renewal of a lease or sublease and shall
notapply where the lessee or sublessee is, or where the lease or sublease is guaranteed by:

(1) the Government of Canada, the Government of the United States, any province or territory of
Canada, any state of the United States, any municipality or city in Canada or the United States, or
any agency or crown corporation thereof; or

(i1) any issuer, of which any of the bonds, debentures or other evidences of indebtedness or any other
securities of,or guaranteed by, such issuer:

(A) are authorized as an investment for insurance companies pursuant to subsections 86(I)(k),
(m) or (n) of the Canadianand British Insurance Companies Act in effect on December 31,
1991; or

B) have received and continue to hold an “investment grade” rating from at least one

recognized credit rating agency,

in each caseatthetime the lease or subleaseis entered into, or atthe time other satisfactory leasing
or pre-leasing arrangements (as determined by the Primaris REIT Trustees in their discretion) were
entered into; or
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(iii) a Canadianchartered bank ora trust company orinsurance company registered or licensed federally
or under the laws of a province of Canada;

Primaris REIT may engage in construction or development of real property to maintain its real properties in
good repair or to improve the income-producing potential of properties in which Primaris REIT has an
interest;

Primaris REIT may not engage in construction or development of new properties that will be capital
properties of Primaris REIT on completion unless the aggregate value of the investments of Primaris REIT
in such properties under development, after giving effect to the proposed investment in the construction or
development, shall not exceed 20% of Total Assets;

title to each real property shall be held by and registered in the name of Primaris REIT, the Primaris REIT
Trustees, a Subsidiary, a person jointly-owned, directly or indirectly, by Primaris REIT or a Subsidiary with
joint venturers or by any other person in such manner as the Primaris REIT Trustees consider appropriate,
takinginto accountadvice of legalcounsel; provided that, where land tenure will not provide fee simple title,
Primaris REIT, the Primaris REIT Trustees, a Subsidiary or a person jointly owned, directly or indirectly, by
Primaris REIT or such other person as the Primaris REIT Trustees consider appropriate, as aforesaid, shall
hold a land lease asappropriate underthe land tenure system in the relevant jurisdiction;

Primaris REIT shall not incur or assume, or permit any Subsidiaries to incur or assume, any indebtedness if,
aftergiving effect to the incurring or assumption of the indebtedness, the totalindebtedness of Primaris REIT
would be more than 65% of the Total Assets; for the purposes of this subsection, the term “indebtedness”
meansany obligation of Primaris REIT for borrowed money to the extent that it is classified asa liability on
the balance sheet of Primaris REIT calculated in accordance with IFRS but does not include (1) convertible
debt instruments issued by Primaris REIT under which the principal amount owing may be satisfied at the
option of Primaris REIT through the issuance of Units, (2) any preferred trust units that have notbeen called
for redemption, (3) any trade accounts payable, distributions payable to Unitholders and accrued liabilities
arising in the ordinary course of business, or (4) the fair value of any units, shares or other securities
convertible into or exchangeable for Units without the payment of additional consideration therefor;

exceptasspecifically contemplated in the Plan of Arrangement, Primaris REIT shall not directly or indirectly
guarantee any indebtedness or liabilities of any person unless such guarantee: (i) is given in connection with
orincidental to an investmentthatis otherwise permitted by Primaris REIT’s investment guidelines; (ii) has
been approved by the Primaris REIT Trustees; and (iii) (A) would not disqualify Primaris REIT asa “mutual
fund trust” within the meaning of the Tax Act, and (B) would not result in Primaris REIT losing any status
under the Tax Act thatis otherwise beneficial to Primaris REIT and its Unitholders;

Primaris REIT shall directly or indirectly obtain and maintain at all times property insurance coverage in
respect of potentialliabilities of Primaris REIT and the accidentalloss of value of the assets of Primaris REIT
from risks, in amounts, with such insurers, and on such terms as the Primaris REIT Trustees consider
appropriate, takinginto account allrelevant factors including the practice of owners of comparable properties;

otherthan the real property acquired pursuant to the Plan of Arrangement, Primaris REIT shall have obtained
an appraisal of each real property that it intends to acquire and an engineering survey with respect to the
physical condition thereof, in each case, by an independent and experienced consultant, unless the
requirement for such an appraisal or engineering survey is waived by the independent Primaris REIT
Trustees; and

other than the real property acquired pursuant to the Plan of Arrangement, Primaris REIT shall either (i)
obtain a Phase I environmentalsite assessment or (ii) be entitled to rely on an existing Phase I environmental
site assessment, of each real property to be acquired by it and, if the Phase I environmentalsite assessment
report recommends that a further environmental site assessment be conducted, Primaris REIT shall have
conducted such further environmental site assessments, in each case by an independent and experienced
environmentalconsultant.



For greater certainty, each Subsidiary of Primaris REIT shall comply with the foregoing policies, except thatall
percentage thresholds set forth in the foregoing paragraphsshall be calculated on a consolidated basis.

Amendments to Investment Guidelines and Operating Policies

Pursuant to the Declaration of Trust, all of the investment guidelines set out under the heading “— Investment
Guidelines” and the operating policies contained in paragraphs(a), (h), (i) or (I) under the heading “— Operating Policies” may
be amended only with the approval of at least two-thirds of the aggregate votes cast by Unitholders and Special Voting
Unitholders entitled to vote thereon ata meeting of Unitholders and Special Voting Unitholders called for such purpose.

Notwithstanding the foregoing sentence, if atany time a government or regulatory authority having jurisdiction over
Primaris REIT or any property of Primaris REIT shall enactany law, regulation or requirement which is in conflict with any
investment restriction of Primaris REIT then in force, such restriction in conflict shall, if the Primaris REIT Trustees on the
advice of legal counsel to Primaris REIT so resolve, be deemed to have been amended to the extent necessary to resolve any
such conflict and, notwithstanding anything to the contrary contained in the Declaration of Trust, any such resolution of the
Primaris REIT Trustees shall not require the prior approval of Unitholders or Special Voting Unitholders. The remaining
operating policies under the heading “— Operating Policies” may be amended with the approvalofa majority of the aggregate
votes cast by holders of Units and Special Voting Units entitled to vote thereon ata meeting called for such purpose.

DISTRIBUTION POLICY

The following outlines the distribution policy of Primaris REIT to be adopted pursuant to the Declaration of Trust.
Determinations as to the amounts distributable, however, will be made in the sole discretion of the Primaris REIT Trustees
from time to time.

Primaris REIT intends to adopta distribution policy, as permitted under the Declaration of Trust, pursuant to which it
will make pro rata monthly cash distributions to Unitholders and, through New Primaris Master LP, to holders of New Primaris
Master LP Exchangeable Units, if any, initially equal to, on an annualbasis, approximately 45% to 50% of funds from
operations (“FFO”). See “Risk Factors” in this Schedule. Management believes that this FFO payout ratio initially set by
Primaris REIT should allow Primaris REIT to meet its internal funding needs, while being able to support predictable cash
distributions. However, subject to compliance with the Declaration of Trust, the actual FFO payoutratio will be determined by
the Primaris REIT Trustees in their discretion. Pursuant to the Declaration of Trust, the Primaris REIT Trustees have full
discretion respecting the timing and amounts of distributions including the adoption, amendment or revocation of any
distribution policy.

Unitholders ofrecord as atthe close of business on the last business day of the month preceding a Distribution Date
(as defined in the Declaration of Trust) will have an entitlement on and afterthat day to receive distributions in respect of that
month on such Distribution Date. Distributions may be adjusted for amounts paid in prior periods if the actual FFO for the
prior periods is greater than or less than the estimates forthe prior periods.

Notwithstanding the foregoing, the totalamount of distributions due and payable by Primaris REIT on or before the
last day of any taxation yearof Primaris REIT forpurposes of the Tax Act shall not be less than the amountnecessary to ensure
that Primaris REIT will notbe liable to pay income tax under Part I of the Tax Act for such year. The amount, if any, which is
required to be distributed to comply with the preceding sentence shall be due and payable, on the earlier of the last Distribution
Date in respect of each yearand the last day of such taxation year, to persons who are Unitholders of record on thatdate, such
amountto be payablein cash unless the Primaris REIT Trustees determine in their absolute discretion to pay such amount in
Units in any particularyear, in which case suchamountshallbe payable in Units for thatyear.

Where the Primaris REIT Trustees determine that Primaris REIT doesnothaveavailable cash in an amount sufficient
to make payment of the full amount of any distribution payable on the Distribution Date, or where the Primaris REIT Trustees
otherwise determine in their absolute discretion thatallor a portion of such distribution should not be paid in cash, the payment
may,atthe option of the Primaris REIT Trustees, include the issuance of additional Units, or fractions of Units, if necessary,
having a fair market value as determined by the Primaris REIT Trustees equal to the difference between the amount of such
distribution and the amountof cash which eitherhasbeen determined by the Primaris REIT Trustees in their absolute discretion
to be available, or which the Primaris REIT Trustees have otherwise determined shallbe distributed in their absolute discretion,
asthe case may be, for the payment of such distribution.



At any time, the Primaris REIT Trustees may declare an extraordinary distribution of cash, Units or property of
Primaris REIT in specie. Distributions shall be made in cash or Units pursuant to any distribution reinvestment plan or
distribution reinvestment and unit purchase plan adopted by the Primaris REIT Trustees, or, in the case of an extraordinary
distribution, in cash, Units or property of Primaris REIT in specie. Any distribution, including an extraordinary distribution, of
Units shall be subject to the restrictions noted under “Declaration of Trust and Description of Capital Structure — Limitation on
Non-Resident Ownership” in this Schedule.

The ability of Primaris REIT to make cash distributions, and the actualamount distributed, will be entirely dependent
on the operations and assets of Primaris REIT and will be subject to various factors including financial performance, obligations
underapplicable credit facilities and restrictions on payment of distributions thereunder on the occurrence of anevent of defaul,
fluctuations in working capital, the sustainability of income derived from Primaris REIT’s properties and any capital
expenditure requirements. See “Risk Factors”in this Schedule.

Notwithstanding the distribution policy, the Primaris REIT Trustees retain full discretion with respect to the timing
and quantum of distributions.

INCENTIVE PLAN DESCRIPTIONS
Primaris REIT Incentive Unit Plan

Under the Primaris REIT Incentive Unit Plan, certain trustees, officers, employees and consultants of Primaris REIT
and related entities of Primaris REIT, and such other persons that are designated to be eligible to participate in the Primaris
REIT Incentive Unit Plan who spend a significant amount of time and attention on the affairs and business of Primaris REIT
and related entities of Primaris REIT (collectively, “Participants”) may be granted at the discretion of the Primaris REIT
Trustees, the right to receive incentive units (“Incentive Units”) with each Incentive Unit consisting of either a performance
unit (representing the right to receive one Unit or the market value thereof) (“PSU”) or a restricted unit (representing the right
to receive one Unit or the market value thereof) (“RSU”), eacha “Grant”. Incentive Units vest either afterthe attainmentof
certain performance conditions (in the case of PSUs) or after a continuous period of employment (in the case of RSUs). The
specific vesting conditions foreach Incentive Unit will be determined by the Primaris REIT Trustees.

Up to 1,250,000 Series A Units may be issued in connection with the Primaris REIT Incentive Unit Plan (assuming
thatthe Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement), representing approximately 1.66% of the
75,443,828 Voting Units and 1.27% of the 98,248,726 Units estimated to be outstandingimmediately following completion of
the Arrangement and the HOOPP Contribution.

Based on current fair value estimates of the assets of H&R REIT and Primaris REIT (after giving effect to the
Arrangement), respectively, it is estimated that PSUs entitling the holders thereof to acquire up to 13,341 Series A Units
(assuming vesting at 100% in respect of any PSUs and assuming that the Units are consolidated on a 4:1 basis pursuant to the
Plan of Arrangement) will be outstanding following the Arrangement (representing approximately 0.02% of the Voting Units
and 0.01% of the Units estimated to be outstanding immediately following completion of the Arrangement and the HOOPP
Contribution) and RSUs entitling the holders thereofto acquire up to 181,654 Series A Units will be outstandingfollowing the
Arrangement (representing approximately 0.24% of the Voting Units and 0.18% of the Units estimated to be outstanding
immediately following completion of the Arrangement and the HOOPP Contribution and assuming that the Units are
consolidated ona 4:1 basis pursuant to the Plan of Arrangement).

No one Participant may receive any Grant which, together with all Grants then held by such Participant, would permit
such Participant to be issued a number of Series A Units which is greater than 1% of the total outstanding Voting Units, which
asof November 5,2021, after giving effect to the Arrangement and the HOOPP Contribution, is expected to be 754,438 Units.
The number of Units issuable to Insiders (as such term is defined in the Primaris REIT Incentive Unit Plan) of Primaris REIT
atany time, under all security based compensation arrangements of Primaris REIT (including the Primaris REIT Option Plan),
shall not exceed 10% of the total outstanding Units, and the number of Units issued to Insiders, within any one year period,
under all security based compensation arrangements of Primaris REIT shall not exceed 10% of the total outstanding Voting
Units which as of November 5, 2021, aftergiving effectto the Arrangement and the HOOPP Contribution, is expected to be
7,544,383 Voting Units. In addition, the total number of Units issuable to each of the Primaris REIT Trustees who are not
employees or officers of Primaris REIT or any related entity of Primaris REIT (“Primaris REIT Non-Executive Trustees”),
under all security based compensation arrangements of Primaris REIT, shall not exceed 1% of the total outstanding Voting
Units which as of November 5, 2021, aftergiving effect to the Arrangement and the HOOPP Contribution, is expected to be



754,438 Voting Units, and the value of Incentive Units or other units or options granted to any one Primaris REIT Non-

Executive Trustee within each calendaryear,under all security based compensation arrangements of Primaris REIT, shall not
exceed $150,000.

Subject to the terms of the Primaris REIT Incentive Unit Plan, Incentive Units shall be settled upon or as soon as
practicable after their vesting. The settlement will be in cash, Units issued by Primaris REIT, or any combination thereof, as
determined by the Primaris REIT Trustees, unless otherwise specified in the applicable grant agreement. Settlement of Incentive
Units in Units shall be made by delivery by the Primaris REIT Trustees of one Unit issued by Primaris REIT for each such
whole Incentive Unit then being settled. Settlement of Incentive Units in cash shall generally be made by payment to the
Participant of an aggregate amount equalto the product of the market price of a Unit on the applicable settlement date specified
by the Primaris REIT Trustees multiplied by the numberof Incentive Units then being settled. The “market price” in respect
of Units generally meanstheaverage of the daily average of the high and low board lot trading prices of Units on the TSX for
the five consecutive trading days immediately preceding such date. FractionalIncentive Units shall be settled by way of a cash
payment determined on the basis set outabove.

Vesting conditions in respect of a Grant are determined by the Primaris REIT Trustees and may result in the vesting
of more orless than 100% of the number of Incentive Units included in a Grant at the time the Grant is made. A Grant agreement
relating to a Grant of Incentive Units may, but need not, provide for the accrual of distribution equivalent amounts for the
account of the Participant orthe payment of cashdistribution equivalents to a Participant with respect to cash distributions paid
in the ordinary course to Unitholders in respect of outstanding Units. Inthe eventofa “Change in Control” (as defined below)
prior to the end of the vesting period relating to a Grant, and subject to the terms of a Participant’s written employment
agreement with Primaris REIT or any related entity of Primaris REIT and the Grant agreement in respect of the Grant, the
Primaris REIT Trustees may determine, in their sole discretion, that all Incentive Units that have not previously vested shall
become vested Incentive Units on the effective date of the Change in Control, asprovided in the Primaris REIT Incentive Unit
Plan.

A “Change of Control” for the purposes of the Primaris REIT Incentive Unit Plan means: (a) the issuance to, or
acquisition by any person, or group of persons acting in concert, directly or indirectly, including through an arrangement or
other form of reorganization, of Units which in the aggregate carry 50.1% or more of the total voting rights under all of the
then issued and outstanding Units, (b) the sale of all or substantially all of the assets of Primaris REIT or (c) aneventthatthe
Primaris REIT Trustees determine to be a Change in Control for the purposes of the Primaris REIT Incentive Unit Plan.

The Primaris REIT Trustees shall determine the terms and conditions of Grants granted to any Participant, including,
without limitation: the type of Incentive Unit, the numberof RSUs or PSUs subject to a Grant, the vesting period(s) applicable
to a Grant, the conditions to the vesting of any Incentive Units, any multiplier that may apply to Incentive Units subject to a
Grant in connection with the achievement of vesting conditions, the performance period for PSUs and the conditions, if any,
upon which vesting of any Incentive Unit will be waived or accelerated without any further action by the Primaris REIT
Trustees, the circumstances upon which an Incentive Unit shall be forfeited, cancelled or expire, the consequences of
termination with respect to an Incentive Unit, the mannerand time of exercise or settlement of vested Incentive Units, whether
and the terms upon which any Units delivered upon exercise or settlement of an Incentive Unit must continue to be held by a
Participant forany specified period and whetherand the extent to which any performance conditions or other criteria applicable
to the vesting of an Incentive Unit have been satisfied or shall be waived or modified. The number of Incentive Units to be
covered by each Grant shall be determined by dividing the dollar amountallocated to a Participantforsuch Grant by the market
price of a Unit asatthe specified valuation date forsuch Grant, rounded up to the next whole number.

Subject to the terms of the relevant Participant’s employment agreement, in the event that a Participant’s employment
is terminated without cause orthe Participant dies or experiences certain disability events prior to the vesting date of any Grant,
such Participant’s Incentive Units will thereupon become vested in an amount equalto:

(a) in the case of RSUs, the product of: (i) totalnumberof RSUs relating to such Grant thathave not previously
vested and distribution equivalent RSUs in respect of such RSUs, multiplied by (ii) a fraction, the numerator
of which is the totalnumberof months between (A) the first day of the vesting period relating to such Grant,
or if the RSUs are subject to more than one vesting date during the vesting period, the most recent vesting
date of RSUs included in such Grant that precedes the Participant’s date of termination, date of death ordate
of disability, as the case may be, and (B) the Participant’s date of termination, date of death or date of
disability, asthe case may be (rounded up to the nearest whole number of months),and the denominator of



which is the totalnumber of monthsin the relevant vesting period (rounded up to the nearest whole number
of months); and

(b) in the case of PSUs, the product of: (i) the total number of PSUs relating to such Grant that have not
previously vested and distribution equivalent PSUs in respect of such PSUs that would have vested assuming
the Participant was Employed (assuch term is defined in the Primaris REIT Incentive Unit Plan) by Primaris
REIT or any related entity of Primaris REIT until the end of the applicable vesting period (and, for greater
certainty, taking into account the extent to which the performance conditions applicable to such Grant of
PSUs were achieved), multiplied by (ii) a fraction, the numerator of which is the total number of months
between (A) the first day of the vesting period relating to such Grant, or if the PSUs are subject to more than
one vesting date during the vesting period, the most recent vesting date of PSUs included in such Grant that
precedes the Participant’s date of termination, date of death ordate of disability, as the case may be,and (B)
the Participant’s date of termination, date of deathordate of disability, as the case may be (rounded up to the
nearest whole number of months), and the denominator of which is the totalnumber of months in the relevant
vesting period (rounded up to the nearest whole number of months).

Subject to the terms of a Participant’s written employment agreement, in the event a Participant’s employment is
terminated for cause or if the Participant resigns, no Incentive Units which have not vested and settled prior to the date of the
Participant’s termination or resignation, asthe case may be, including distribution equivalent Incentive Units in respect of such
Incentive Units, shall vest, and all such Incentive Units shall be forfeited immediately.

In keeping with good governance practices, a Primaris REIT Trustee’s unvested Incentive Units shall automatically
vest in the circumstance where such Primaris REIT Trustee ceasesto be a Primaris REIT Trustee prior to the vesting of such
Incentive Units, as it would facilitate the orderly retirement of Primaris REIT Trustees, who will no longer have to consider
giving up unvested compensation in order to retire.

A Participant may assign his or her Incentive Units to specified permitted assigns, including, but not limited to, a
trustee, custodian, or administratoractingon behalf of, or for the benefit of the Participant, a holding entity of the Participant,
an RRSP or a RRIF of the person and a spouse of the Participant. Subject to the requirements of applicable law, a Participant
may designate a beneficiary, in writing, to receive any benefitsthatare payable under the Primaris REIT Incentive Unit Plan
upon the death of such Participant. The Participant may, subject to Applicable Law (as such term is defined in the Primaris
REIT Incentive Unit Plan), change such designation from time to time.

The Primaris REIT Incentive Unit Plan and any Grants made pursuant thereto may be amended, modified or
terminated by the Primaris REIT Trustees without approval of Unitholders. Such changes could include, without limitation,
minor changes of a “housekeepingnature” and acceleratingthe vesting of a Grant. Notwithstanding the foregoing, the Primaris
REIT Incentive Unit Plan or any Grant may not be amended without Unitholder approvalto: (a) increase the numberof Units
issuable on settlement of outstanding Incentive Units at any time; (b) permit a Participant to transfer or assign Incentive Units
to a new beneficial holder other than as set forth in certain specified circumstances; (c) increase the numberof Units that may
beissued orissuable to insiders above the restrictions previously outlined; (d) extend the term of an Incentive Unit or any rights
pursuant thereto held by an insider beyond its original vesting date; (¢) increase the number of Units issuable to Primaris REIT
Non-Executive Trustees, or the value of Incentive Units or other units or options granted to any one Primaris REIT Non-
Executive Trustee within each calendaryear,above certain restrictions specified in the Primaris REIT Incentive Unit Plan; (f)
add additionalcategories of Participants; or (g) amend the amendment provisions of the Primaris REIT Incentive Unit Plan.

In the event that (i) the interim or annualfinancialstatements of Primaris REIT are required to be restated and such
restatement discloses materially poorer financial results than the original statements; (i) in the opinion of the CG&N
Committee, acting reasonably, there has been material injury to Primaris REIT’s reputation or business relationships; (iii) the
Participant engaged in gross negligence, intentional misconduct or fraud that caused or partially caused an event as stated in
(i) or (i) (an “Adverse Event”); and (iv) the value of a Participant’s Incentive Units or Units deliverable to the Participant
under the Primaris REIT Incentive Unit Plan was higher immediately before the Adverse Event occurred than immediately
after such event, the CG&N Committee may, in its sole discretion, either require the Participant to pay to Primaris REIT the
fair market value of Units delivered to the Participant to the extent the value of the Units was greater than it would have been
had the Adverse Event not occurred, or reduce the number of Incentive Units that would otherwise vest in the Participant or
the numberof Units that would otherwise be deliverable to the Participanthad such Adverse Eventnot occurred. Further, if a
Participant in the Primaris REIT Incentive Unit Plan is terminated by Primaris REIT for cause, or the Participant voluntarily
terminates their employment with Primaris REIT during a period in which Incentive Units previously granted are to vest, no



portion of the Incentive Units granted will vest and the Participant shall receive no payment orother compensation in respect
of'such Incentive Units or loss thereof.

Primaris REIT Option Plan

Participation in the Primaris REIT Option Plan is restricted to “eligible persons”, being the independent trustees,
officers and employees of Primaris REIT or any subsidiary (“eligible individuals™), and personalholding companies or family
trusts of such persons and/ortheir spouses, children and grandchildren (“permitted assigns™). The options issued pursuant to
the Primaris REIT Option Plan have a maximum term of 10 years and are non-assignable, except by an eligible individual to
his or her permitted assign upon prior notice to Primaris REIT and approvalby the Primaris REIT Trustees. If the term of an
option would otherwise expire during or within 10 business days of the expiration of a blackout period applicable to the holder
of such option, then the term of such option shall be extended to the close of the tenth business day following the expiration of
such blackout period. Except in the case of options issued in exchange for H&R REIT options pursuant to the Plan of
Arrangement, options are exercisable ata price notless than the market price of the Units at the time of grant, or in accordance
with a cashless exercise. For the purposes of exercises, the “market price” is the average of the daily average of the high and
low board lot trading prices of the Units on the TSX for the five consecutive trading days immediately preceding such date (or,
if such Units are notthen listed and posted for trading on the TSX, on such stock exchange in Canada on which such Units are
listed and posted for trading as may be selected for such purpose by the Primaris REIT Trustees); and in the event that such
Units did nottrade on such trading day, the market price is the average of the bid and ask prices in respect of such Units atthe
close oftradingon such tradingday; and in the event that such Units are not listed and posted fortradingon any stock exchange,
the market price is the fair market value of such Units as determined by the Primaris REIT Trustees in their sole discretion.
Unless the Primaris REIT Trustees determine otherwise, the options are exercisable in respect of 33 1/3% of the Units subject
to such options aftereach anniversary of the granting of such options.

The aggregate numberof Series A Units that may be issued pursuant to grants under the Primaris REIT Option Plan
may not exceed 3,000,000 Units (assuming that the Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement),
representing approximately 3.98% of the Voting Units and 3.05% of the Units estimated to be outstanding immediately
following completion of the Arrangement and the HOOPP Contribution.

Based on current fair value estimates of the assets of H&R REIT and Primaris REIT (after giving effect to the
Arrangement), respectively, it is estimated that options entitling the holders thereof to acquire up to 720,045 Series A Units
will be outstanding following the Arrangement (representing approximately 0.95% of'the Voting Units and 0.73% of the Units
estimated to be outstandingimmediately following completion of the Arrangement and the HOOPP Contribution and assuming
that the Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement) at a weighted average exercise price of
$22.28 (assuming that the Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement).

In accordance with the cashless exercise features of the Primaris REIT Option Plan, holders of options can exercise
their vested options and in return, Primaris REIT will deliver the numberof Units to such holder equalto the value of the in-
the-money portion (i.e., the “market price” less the exercise price of the respective options). A full deduction of the numberof
underlying securities from the Primaris REIT Option Plan’s reserve is made when an option is exercised pursuantto a cashless
exercise. Each named executive officer or Primaris REIT Trustee who exercises an option pursuant to a cashless exercise must
hold 75% of the Units received upon such exercise for one yearfollowing such exercise.

The totalnumber of Units reserved for issuance to Primaris REIT Non-Executive Trustees pursuant to options shall
not exceed 1% of the then issued and outstanding Voting Units, which as of November 5, 2021, after giving effect to the
Arrangement and the HOOPP Contribution, is expected to be 754,438 Units and the value of options granted to any one Primaris
REIT Non-Executive Trustee (as such term is defined in the Primaris REIT Option Plan), together with any Units reserved for
issuance underany other unit compensation arrangement, in any one calendaryearshall notexceed $150,000.

The number of Units issuable pursuant to all options granted to any one optionee under the Primaris REIT Option
Plan, together with any Units reserved for issuance to such optionee under any other unit compensation arrangement, cannot
exceed 5% of the Voting Units outstandingat the date of the grant of the option which as of November 5, 2021, aftergiving
effectto the Arrangement and the HOOPP Contribution, is expected to be 3,772,191 Units. Further, except with the approval
of'the Unitholders, no options can be granted under the Primaris REIT Option Plan to an optionee if such grant could result, at
any time, in: (i) the numberof Units issuable to insiders pursuant to options granted underthe Primaris REIT Option Plan and
under all other unit compensation arrangements exceeding 10% of the number of Voting Units then issued and outstanding;
(i)) theissuance of Units to insiders of Primaris REIT within a one-yearperiod, exceeding 10% of the number of Voting Units



then issued and outstanding; or (iii) the issuance of Units to any one insider and such insider’s associates, within a one-year
period, exceeding 5% of the number of Voting Units then issued and outstanding.

Unless otherwise provided for in an agreement between Primaris REIT and an optionee and any express resolution of
the Primaris REIT Trustees, an option and all rights to purchase Units pursuant thereto expire immediately upon such optionee
ceasing to be an eligible person. In the event of an optionee’s death, the optionee’s legal representative may exercise the
unexercised balance of the options at any time prior to the period of time specified in the applicable option agreement, but only
to the same extent to which the deceased could have exercised the option immediately before the date of death.

The Primaris REIT Option Plan’s amendment provisions require the approval of Primaris REIT Trustees, Unitholders
and the TSX for the following changes thereto or options granted under it: (a) increasing the number of Units issuable pursuant
to the Primaris REIT Option Plan; (b) making any amendment that would reduce the exercise price of an outstanding option
(including the cancellation and re-issuance of an option constituting a reduction of the exercise price); (c) extending the original
term of any outstanding option; (d) amending the Primaris REIT Option Plan to provide for other types of security-based
compensation through equity issuances; (e) increasing or deleting the percentage limits relating to Units issuable or issued to
insiders or Primaris REIT Non-Executive Trustees; (f) increasing or deleting the percentage limit on Units reserved for issuance
to any one person; (g) which would permit options granted to be transferable or assignable other than for normal estate
settlement purposes; (h) expanding the definition of “eligible persons” in the Primaris REIT Option Plan; (i) adding of a cashless
exercise feature, payable in cash or securities, which does not provide for a full deduction of the number of underlying securities
from the Primaris REIT Option Plan’s reserve; and (j) amending the amendment requirements. The amendment provisions
further provide that the Primaris REIT Trustees may, without the approval of Unitholders, but subject to any requisite approval
of the TSX, make all other amendments to the Primaris REIT Option Plan that are not contemplated above, including without
limitation: (w) amendments of a housekeeping nature; (x) a change in the vesting provisions of an option or the Primaris REIT
Option Plan; (y) a change to the termination provisions of an option or the Primaris REIT Option Plan which does not entail
an extension beyond the original expiry date (as may be extended as result of any blackout period); and (z) the addition of a
cashless exercise feature, payable in cash or securities, which provides for a full deduction of the number of underlying
securities from the Primaris REIT Option Plan’s reserve.

EQUITY COMPENSATION PLAN INFORMATION

There are currently no options or Incentive Units outstanding. As described further in the Circular under the headings
“The Arrangement — Effect of the Arrangement on REIT Options” and “The Arrangement — Effect of the Arrangement on
Incentive Units”, outstanding H&R REIT options and H&R REIT incentive units will ultimately be exchanged for Primaris REIT
options and Incentive Units. Based on the number of H&R REIT options and H&R REIT incentive units outstanding on November
5,2021, and based on, for purposes of this table, current fair value estimates of the assets of H&R REIT and Primaris REIT (after
giving effect to the Arrangement), the following tables set forth information with respect to the options and Incentive Units issuable
pursuant to the Plan of Arrangement in exchange for H&R REIT options and H&R REIT incentive units:

Equity Compensation Plan Information®

Number of Securities
Remaining Available for
Future Issuance Under
Weighted-Average  Equity Compensation Plans

Number of Units to be Exercise Price of (Excluding Securities
Issued Upon Exercise of Outstanding Reflected in the First
Plan Category Outstanding Security Security Column)
Primaris REIT Incentive Unit Plan®
RSUs 181,654 n/a 1,055,005
PSUs® 13,341 n/a
Primaris REIT Option Plan® 720,045 $22.28 2,279,955
Total: 915,040 n/a 3,334,960




Notes:

(1) Assuming that the Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement.

(2) Approval of the unitholders of H&R REIT is being sought at the Meeting for the Primaris REIT Option Plan and Primaris
REIT Incentive Unit Plan.

(3) Assuming vesting of PSUs at 100%.

Options to Purchase SecuritiesV

Weighted-Average

Number of Units to be Exercise Price of
Issued Upon Exercise of Outstanding
Plan Category Option Security Expiry Dates
Non-Employee Trustees Nil n/a n/a
June 24, 2023
Executive Officers 642,215 $22.27 March 6, 2024

January 6, 2025
February 24, 2026

March 6, 2024
Employees 77,830 $22.44 January 6, 2025
February 24, 2026

Note:
(1) Assuming that the Units are consolidated on a 4:1 basis pursuant to the Plan of Arrangement.

PRIOR SALES

As Primaris REIT has not yet been formed, there have been no prior sales of securities of Primaris REIT. An initial
Series A Unit will be issued to H&R REIT when Primaris REIT is formed prior to implementation of the Plan of Arrangement.

PRINCIPAL UNITHOLDERS

Following completion of the Arrangement and the HOOPP Contribution, HOOPP Trust is expected to hold, in the
aggregate, Units representing an approximate 26% interest in Primaris REIT on a diluted basis and assuming the exchange in
full of all New Primaris Master LP Exchangeable Units for Series A Units of Primaris REIT. See “The Arrangement — Canadian
Securities Law and Stock Exchange Considerations” and “Purchase and Sale Agreement” in the Circular.

AGREEMENTS WITH PRINCIPAL UNITHOLDERS

Registration Rights Agreement

The following is a summary of certain provisions of the Registration Rights Agreement, which is a material contract
for Primaris REIT and is qualified in its entirety by reference to all of the provisions of such agreement. The Registration Rights
Agreement will be available on SEDAR at www.sedar.com.

Upon the closing of the HOOPP Contribution, Primaris REIT and HOOPP will enter into the Registration Rights
Agreement which will govern the rights of HOOPP as a principal Unitholder. The Registration Rights Agreement will contain
the following provisions, a summary of which is not intended to be complete.

The Registration Rights Agreement will provide HOOPP with the right (the “Piggy-Back Registration Right”),
among others, to require Primaris REIT to include Units (including Units issuable upon the exchange of Series B Units) held
by HOOPP in any future offering undertaken by Primaris REIT by way of prospectus that it may file with applicable Canadian
securities regulatory authorities (a “Piggy-Back Distribution”). Primaris REIT will be required to use reasonable commercial
efforts to cause to be included in the Piggy-Back Distribution all of the Units HOOPP requests to be sold, provided that if the
Piggy-Back Distribution involves an underwriting and the lead underwriter determines that the total number of Units to be



included in such Piggy-Back Distribution should be limited for certain prescribed reasons, the Units to be included in the Piggy-
Back Distribution will be first allocated to Primaris REIT.

In addition, the Registration Rights Agreement will providle HOOPP with the right (the “Demand Registration
Right”) to require Primaris REIT to use reasonable commercial efforts to file one or more prospectuses with applicable
Canadian securities regulatory authorities, qualifying Units held (or issuable upon the exchange of Series B Units) by HOOPP
for distribution (a “Demand Distribution”). HOOPP will be entitled to request not more than two Demand Distributions per
calendar year and each request for a Demand Distribution must relate to such number of Series A Units that would reasonably
be expected to result in gross proceeds of at least $15 million. Primaris REIT may also distribute Units in connection with a
Demand Distribution provided that if the Demand Distribution involves an underwriting and the lead underwriter determines
that the total number of Units to be included in such Demand Distribution should be limited for certain prescribed reasons, the
Units to be included in the Demand Distribution will be first allocated to HOOPP.

The Demand Registration Right will be exercisable at anytime from 9 months following the date of the Registration
Rights Agreement (the “Restricted Period”) (unless otherwise consented to by the Primaris REIT Trustees). Each of the Piggy-
Back Registration Right and the Demand Registration Right will be exercisable provided that HOOPP and its affiliates
collectively own, in the aggregate, at least 10% of the Units (determined as if all Series B Units are exchanged for Units) at the
time of exercise. The Piggy-Back Registration Right and the Demand Registration Right will be subject to various conditions
and limitations, and Primaris REIT will be entitled to defer any Demand Distribution in certain circumstances for a period not
exceeding 90 days.

The expenses in respect of a Piggy-Back Distribution, subject to certain exceptions, will be borne by Primaris REIT,
except that any underwriting fee on the sale of Units by HOOPP and the fees of HOOPP’s external legal counsel will be borne
by HOOPP. The expenses in respect of a Demand Distribution, subject to certain exceptions, will be borne by Primaris REIT
and HOOPP on a proportionate basis according to the number of Units distributed by each.

Pursuant to the Registration Rights Agreement, Primaris REIT will indemnify HOOPP for any misrepresentation in a
prospectus under which HOOPP’s Units are distributed (other than in respect of any prospectus disclosure provided by HOOPP
or the underwriters). HOOPP will indemnify Primaris REIT for any prospectus disclosure provided by HOOPP in respect of
HOOPP.

Primaris REIT has not and will not, pursuant to the Registration Rights Agreement or otherwise, have any obligation
to register, nor will it register, Units under the U.S. Securities Act.

TRUSTEES AND OFFICERS
Name, Occupation and Security Holdings

The following table sets forth certain information regarding each of the individuals who are expected to be Primaris
REIT Trustees and senior officers of Primaris REIT after giving effect to the Arrangement.

Name Position(s) to be Held with Principal Occupation
Province/State of Primaris REIT
Residence

Trustees

Avtar Bains Trustee (Independent) President, Premise Properties
British Columbia,
Canada

Anne Fitzgerald® Trustee (Independent) Corporate Director & Chief Legal Officer & Corporate
Ontario, Canada Secretary at Cineplex Inc.

Executive Vice President, Real Estate at Cineplex Inc.
(2019-2021)



Louis Forbes"®

Ontario, Canada

Tim Pire®™

Wisconsin, United
States

Deborah WeinswigV?®

New York, United
States

Executive Officers

Alex Avery

Ontario, Canada
Patrick Sullivan

Alberta, Canada

Graham Procter
Ontario, Canada

Mordecai Bobrowsky

Ontario, Canada

Trustee (Independent)

Trustee (Independent)

Trustee (Independent)

Chief Executive Officer and
Trustee

President and Chief Operating
Officer and Trustee

Senior Vice President, Asset
Management

Senior Vice President, Legal

Other Members of Senior Management

Brenda Huggins
Ontario, Canada

Leigh Murray
Ontario, Canada

Laurel Adamson
Alberta, Canada

Notes:

Senior Vice President, Human
Resources

Vice President, Leasing Central
Region

Vice President, Leasing Western

Canada

(1) Proposed member of the Audit Committee.
(2) Proposed member of the CG&N Committee.

Corporate Director
Senior Vice President and Chief Financial Officer of CT
Real Estate Investment Trust (2013-2018)

Corporate Director & Lecturer at University of
Wisconsin’s Applied Real Estate Investment Track
program

Managing Director and Portfolio Manager at Heitman
LLC (1992-2016)

Founder and CEO of Coresight Research

Managing Director of Li & Fung Limited (2014-2018)

Chief Executive Officer, Primaris REIT
Executive Vice President, Asset Management & Strategic
Initiatives at H&R REIT (2020-2021)

President & Chief Operating Officer, Primaris REIT
Chief Operating Officer, Primaris (predecessor and H&R
REIT’s subsidiary) (2013-2021)

Vice President, Asset Management at Primaris
(predecessor and H&R REIT’s subsidiary) (2017-2021)
Vice President, Operations at Brookfield Property
Partners (2014-2017)

Vice President, Legal at Primaris (predecessor and H&R
REIT’s subsidiary) (2013-2021)

Senior Vice President, Human Resources at Primaris
(predecessor and H&R REIT’s subsidiary) (2013-2021)

Vice President, Retail Leasing at Primaris (predecessor
and H&R REIT’s subsidiary) (2017-2021)

Director, Leasing at Primaris (2013-2017)

Vice President, Leasing at Primaris (predecessor and
H&R REIT’s subsidiary) (2013-2021)

President, Laurel Adamson & Associates Inc.

As at the date hereof, the proposed Primaris REIT Trustees and executive officers of Primaris REIT, as a group, are
expected to own or beneficially owned, directly or indirectly, or exercise control or direction over, an aggregate of
approximately 66,103 Units after giving effect to the Arrangement and the HOOPP Contribution (assuming that the Units are
consolidated on a 4:1 basis pursuant to the Plan of Arrangement), representing approximately 0.07% of the expected number
of outstanding Units upon completion of the Arrangement and the HOOPP Contribution.



Personal Profiles
Set out below is a biography of each of the proposed Primaris REIT Trustees and senior officers of Primaris REIT.
Trustees

Avtar Bains, Independent Trustee

Mr. Bains is the President of Premise Properties, a privately held owner and developer of multi-residential, office,
retail and industrial property across select North American centres, based in Vancouver. Mr. Bains spent more than 30 years
as a leading property broker with Colliers International, brokering the sales of more than 100 shopping centres until his
departure in 2011. Mr. Bains maintains strong relationships in local, national and international property markets, is involved in
several charitable organizations and is a speaker at industry events sponsored by the Urban Land Institute, the Vancouver and
Toronto Real Estate Forums and the University of British Columbia.

Anne Fitzgerald, JD, ICD.D, Independent Trustee

Ms. Fitzgerald is the Corporate Director & Chief Legal Officer & Corporate Secretary at Cineplex Inc. Ms. Fitzgerald
has over 30 years’ experience spanning litigation, commercial, competition, securities and real estate law. At Cineplex from
2004, Ms. Fitzgerald is a key member of the senior executive team during a period of transformation, directing approximately
$1 billion in commercial acquisitions, multiple public offerings of equity and debt securities, the conversion from an income
trust to a corporation, and the unconsummated merger with Cineworld. Ms. Fitzgerald is involved in several not-for-profit
industry organizations and is the Chair of the Outward Bound Canada Board of Directors. She received a Juris Doctorate and
Bachelor of Arts in Public Policy Studies from Duke University, attended the Leadership Studies program at Harvard
University, and earned the Institute of Corporate Directors (ICD.D) designation from the University of Toronto, Rotman School
of Business.

Louis Forbes, CPA, C. Dir., Independent Trustee

Mr. Forbes is a Corporate Director with more than 30 years of real estate and finance experience. He was the Senior
Vice President and Chief Financial Officer of CT Real Estate Investment Trust from its inception in 2013 until the end of 2018.
From 2003 to 2013, Mr. Forbes was the Executive Vice President and Chief Financial Officer of Primaris Retail REIT, the
predecessor to Primaris REIT which was acquired by H&R REIT in 2013. Prior to that role, he served as Vice President,
Director and Senior Canadian Real Estate Equities Analyst at Merrill Lynch Canada, and as Vice President Finance and Chief
Financial Officer of Revenue Properties Company Ltd. Mr. Forbes holds a Bachelor of Science degree from McMaster
University and a Master of Business Administration degree from Queen’s University. He also holds the Chartered Professional
Accountant designation and completed the Chartered Director Program at the Directors College at McMaster University.

Tim Pire, CFA, Independent Trustee

Mr. Pire is a Corporate Director & Lecturer at University of Wisconsin’s Applied Real Estate Investment Track
program, with more than 30 years of real estate experience. Mr. Pire served as a Managing Director with Heitman LLC, a
Chicago based real estate investment manager from 1992 to 2016, where he was responsible for analyzing and managing global
portfolios of publicly traded real estate securities. Mr. Pire served as a member of Heitman’s Management Committee, Board
of Directors, Compensation Committee, Proxy Committee, and Global Real Estate Securities Investment Committee. Mr. Pire
was a Director on the Board, Chair of the Audit Committee and member of the Nominating & Governance, Compensation and
Strategy Committees of Monogram REIT between 2016 and 2017, when Monogram was privatized. Mr. Pire received his
Master of Science in Real Estate & Urban Land Economics and his Bachelors in Business Administration from the University
of Wisconsin Madison. Mr. Pire is also a Chartered Financial Analyst (CFA), a member of the National Associate of Real
Estate Investment Trust (NAREIT), a member of Pension Real Estate Association (PREA), and a member of National
Association of Corporate Directors (NACD) where he serves as a Governance Fellow.

Deborah Weinswig, MBA, CPA, Independent Trustee

Ms. Weinswig is the Founder and CEO of Coresight Research. Between 2014 to early 2018, Ms. Weinswig served as
Managing Director of Fung Global Retail and Technology (FGRT), the think tank of Fung Group. Previously, she was
Managing Director and Head of the Global Staples & Consumer Discretionary team at Citi Research. Ms. Weinswig was ranked



the #1 analyst by Institutional Investor for 10 years in a row. She was named one of the Top 50 Retail Influencers by Vend in
both 2016 and 2017, and received the Asia Retail Congress’s Retail Leadership Award in 2016. She was also recognized by
LinkedIn as a top Voice in Retail in 2017 and 2018. She serves on the board of directors for Goodwill Industries New Y ork/New
Jersey, GUESS?, Inc., Kiabi, Street Soccer USA and Xcel Brands, Inc. Ms. Weinswig is on the advisory board of the World
Retail Congress as well as several accelerators.

Executive Officers

Alex Avery, Chief Executive Officer and Trustee

Mr. Avery brings more than 20 years of real estate and capital markets experience, has been a member of the board
of H&R REIT since 2017, and Executive Vice President, Asset Management & Strategic Initiatives at H&R REIT since 2020.
Previous roles include portfolio management of real estate securities with FrontFour Capital, more than 12 years as a sell-side
equity analyst at CIBC Capital Markets, and transaction consulting and advisory roles with Altus Group.

Patrick Sullivan, President and Chief Operating Officer and Trustee

Mr. Sullivan has nearly 30 years of experience in the real estate industry, spanning brokerage, leasing, operations,
asset management and leadership, including 25 years focused on enclosed shopping centres. Mr. Sullivan joined Oxford
Properties in 2003 with a specific focus on properties managed on behalf of the predecessor to Primaris and has held the role
of Chief Operating Officer at H&R REIT’s subsidiary Primaris since 2013. Over the course of his career, Mr. Sullivan has
directly been involved with investment activity, development, leasing and operations of more than 50 enclosed shopping centres
across Canada.

Graham Procter, Senior Vice President, Asset Management

Mr. Procter brings an accounting background and 20 years of experience in the real estate industry to overseeing asset
management, operations, property accounting and lease administration at Primaris. Prior to joining H&R REIT’s subsidiary
Primaris in 2017, Mr. Procter worked at Brookfield Property Partners and Cogir Real Estate.

Mordecai Bobrowsky, Senior Vice President, Legal

Mr. Bobrowsky brings nearly 20 years of experience in the real estate industry to managing all legal affairs at Primaris,
encompassing everything from leasing and operations to acquisitions and development. Prior to joining Primaris in 2013, Mr.
Bobrowsky was a senior associate at Minden Gross LLP, a leading Bay Street law firm specializing in commercial leasing and
held senior legal positions at First Capital Realty and RioCan.

Other Senior Management

Brenda Huggins, Senior Vice President, Human Resources

Ms. Huggins brings more than 20 years’ experience spanning recruitment, retention, compensation program design,
conflict resolution, corporate culture development, change management, development and organizational design. Prior to
joining the predecessor to Primaris in 2009, Ms. Huggins’ experience included roles at The Home Depot and TD Canada Trust.

Leigh Murray, Vice President, Leasing Central Region

Ms. Murray has over 18 years’ experience in commercial real estate and joined the predecessor to Primaris in 2010.
Ms. Murray previously held roles with Oxford Properties, in brokerage with Northwest Atlantic, and began working in real
estate working in the real estate department of Boston Pizza International.

Laurel Adamson, Vice President, Leasing Western Canada

Ms. Adamson has more than 35 years’ experience in the enclosed shopping centre industry and has worked with H&R
REIT’s subsidiary Primaris for approximately eight years. Ms. Adamson has held senior level positions in operations and
leasing with Oxford Properties, Ivanhoe Cambridge and Cadillac Fairview.



Current Reporting Issuer Directorships / Trusteeships

Proposed Primaris REIT Trustee Current Reporting Issuer Directorships / Trusteeships

Avtar Bains Morguard North American Residential Real Estate Investment Trust
(TSX: MRG.UN)

Anne Fitzgerald LifeSpeak Inc. (TSX: LSPK)

Louis Forbes Automotive Properties Real Estate Investment Trust (TSX: APR.UN)
Flagship Communities Real Estate Investment Trust (TSX: MHC.U)

Tim Pire Fibra Terrafina (BMV: TERRA13)

Deborah Weinswig XCel Brands Inc. (NASDAQ: XELB)

Guess?, Inc. (NYSE: GES)
CHW Acquisition Corp. (NASDAQ: CHWA)

Corporate Cease Trade Orders or Bankruptcies

Except as described below, no Primaris REIT Trustee or executive officer of Primaris REIT is or has been, within the
preceding ten years, a director, trustee, chief executive officer or chief financial officer of any company or trust (including a
personal holding company of any such persons) that:

(a) was subject to a cease trade order (or similar order that denied the company access to any exemption under
securities legislation) that was issued while the Primaris REIT Trustee or executive officer was acting in the
capacity as director, trustee, chief executive officer or chief financial officer, or

(b) was subject to a cease trade order (or similar order that denied the company access to any exemption under
securities legislation) that was issued after the Primaris REIT Trustee or executive officer ceased to be a
director, trustee, chief executive officer or chief financial officer and which resulted from an event that
occurred while that person was acting in the capacity as director, trustee, chief executive officer or chief
financial officer.

Mr. Forbes served as a director of CHC Student Housing Corp. (“CHC”) from 2014 to 2017. On May 8, 2017, the
Ontario Securities Commission issued a management cease trade order restricting all trading in securities of CHC by
management and insiders of CHC due to a failure to file its annual financial statements, management’s discussion and analysis
and related certifications within the time period prescribed by securities legislation. The management cease trade order expired
on July 4, 2017 following the filing of the annual financial statements, management’s discussion and analysis and related
certifications.

No Primaris REIT Trustee or executive officer of Primaris REIT is or has been, within the preceding ten years, a
director, trustee or executive officer of any company or trust that, while that person was acting in that capacity, or within a year
of that person ceasing to act in that capacity, became bankrupt, made a proposal under any legislation relating to bankruptcy or
insolvency or was subject to or instituted any proceedings, arrangement or compromise with creditors or had a receiver, receiver
manager or trustee appointed to hold its assets.

Penalties or Sanctions

No Primaris REIT Trustee or executive officer of Primaris REIT, or a personal holding company of any such persons,
has been subject to any penalties or sanctions imposed by a court relating to securities legislation or by a securities regulatory
authority or has entered into a settlement agreement with a securities regulatory authority or been subject to any other penalties
or sanctions imposed by a court or regulatory body that would likely be considered important to a reasonable investor in making
any investment decision concerning the securities of Primaris REIT.



Individual Bankruptcies

No Primaris REIT Trustee or executive officer of Primaris REIT, or a personal holding company of any such persons,
has, within the preceding ten years, become bankrupt, made a proposal under any legislation relating to bankruptcy or
insolvency, or become subject to or instituted any proceedings, arrangement or compromise with creditors, or had a receiver,
receiver manager or trustee appointed to hold the assets of that such person.

Conflict of Interest Restrictions and Provisions

The Declaration of Trust contains “conflict of interest” provisions that serve to protect Unitholders and Special Voting
Unitholders without creating undue limitations on Primaris REIT. Given that the Primaris REIT Trustees are engaged in a wide
range of real estate and other activities, the Declaration of Trust contains provisions, similar to those contained in the CBCA,
that require each Primaris REIT Trustee or officer of Primaris REIT to disclose to Primaris REIT any interest in a material
contract or transaction or proposed material contract or transaction with Primaris REIT or the fact that such person is a director
or officer of or has a material interest in any person who is a party to a material contract or transaction or proposed material
contract or transaction with Primaris REIT, except in respect of agreements entered into in conjunction with the Plan of
Arrangement and/or ownership of Units. Such disclosure is required to be made by a Primaris REIT Trustee (i) at the first
meeting of the Primaris REIT Trustees at which a proposed contract or transaction is considered, (ii) if the Primaris REIT
Trustee was not then interested in a proposed contract or transaction or becomes interested after a contract is made or a
transaction is entered into, at the first such meeting after the Primaris REIT Trustee becomes so interested, or (iii) if a person
who is interested in a contract or transaction later becomes a Primaris REIT Trustee, at the first such meeting after such person
becomes a Primaris REIT Trustee. In the case of an officer of Primaris REIT who is not a Primaris REIT Trustee, such
disclosure is required to be made (i) immediately after such person becomes aware that the contract or transaction or proposed
contract or transaction is to be considered or has been considered at a meeting of the Primaris REIT Trustees, (ii) if such person
becomes interested after a contract is made or a transaction is entered to, immediately after such person becomes so interested,
or (iii) if a person who is interested in a contract or transaction later becomes an officer of Primaris REIT who is not a Primaris
REIT Trustee, immediately after such person becomes an officer of Primaris REIT. In the event that a material contract or
transaction or proposed material contract or transaction is one that in the ordinary course would not require approval by the
Primaris REIT Trustees or Unitholders and the Special Voting Unitholders, a Primaris REIT Trustee or officer of Primaris
REIT is required to disclose in writing to the Primaris REIT Trustees or request to have entered into the minutes of meetings
of the Primaris REIT Trustees the nature and extent of such person’s interest immediately after such person becomes aware of
the contract or transaction or proposed contract or transaction. In any case, a Primaris REIT Trustee who has made disclosure
to the foregoing effect is not entitled to vote on any resolution to approve the contract or transaction unless the contract or
transaction is one relating primarily to his remuneration as a Primaris REIT Trustee, officer, employee or agent of Primaris
REIT or any affiliate of Primaris REIT or one for indemnity under the provisions of the Declaration of Trust or the purchase
of liability insurance.

In the event of any such conflict, the Primaris REIT Trustees and officers of Primaris REIT are required to conduct
themselves in accordance with the obligations imposed on them by law or pursuant to any contractual arrangements that are
binding upon them, including the Declaration of Trust.

CORPORATE GOVERNANCE
Governance and Board of Trustees

The Declaration of Trust will provide that, subject to certain conditions, the Primaris REIT Trustees will have absolute
and exclusive power, control and authority over Primaris REIT’s assets and operations, as if the Primaris REIT Trustees were
the sole and absolute legal and beneficial owners of Primaris REIT’s assets. The governance practices, investment guidelines
and operating policies of Primaris REIT will be overseen by the Primaris REIT Board, a majority of whom will be Canadian
residents. National Instrument 52-110 — Audit Committees (“NI 52-110”) requires the Primaris REIT Board to have at least
three members. Primaris REIT must, at all times after the Arrangement, have a majority of Primaris REIT Trustees who are
“independent” within the meaning of National Instrument 58-101 — Disclosure of Corporate Governance Practices (“NI 58-
101”); provided, however, that if at any time a majority of the Primaris REIT Trustees are not independent because of the death,
resignation, bankruptcy, adjudicated incompetence, removal or change in circumstance of any Primaris REIT Trustee who was
an independent Primaris REIT Trustee, this requirement shall not be applicable for a period of 60 days thereafter, during which
time the remaining Primaris REIT Trustees shall appoint a sufficient number of Primaris REIT Trustees who qualify as
independent to comply with this requirement.



The Primaris REIT Board will initially be composed of seven Primaris REIT Trustees, a majority of whom will be
Canadian residents and a majority of whom will be independent. Tim Pire, an independent Primaris REIT Trustee, is designated
as Chair of the Primaris REIT Board. If, at any time, the Chair of the Primaris REIT Board is not an independent Primaris REIT
Trustee, the Primaris REIT Board will appoint a lead independent Primaris REIT Trustee. Pursuant to NI 58-101, an
independent Primaris REIT Trustee is one who is free from any direct or indirect relationship which could, in the view of the
board, be reasonably expected to interfere with a Primaris REIT Trustee’s independent judgment and who is not deemed to be
non-independent under applicable Canadian securities laws. It is expected that Avtar Bains, Anne Fitzgerald, Louis Forbes,
Tim Pire and Deborah Weinswig will be independent under these standards. Alex Avery, Chief Executive Officer of Primaris
REIT, and Patrick Sullivan, President and Chief Operating Officer of Primaris REIT, will not be independent under this
standard given their roles as executive officers of Primaris REIT.

The mandate of the Primaris REIT Board will be one of stewardship and oversight of Primaris REIT and its business.
In fulfilling its mandate, the Primaris REIT Board will adopt a written charter setting out its responsibility for, among other
things, (i) participating in the development of and approving a strategic plan for Primaris REIT; (ii) supervising the activities
and managing the investments and affairs of Primaris REIT; (iii) approving major decisions regarding Primaris REIT; (iv)
defining the roles and responsibilities of management; (v) reviewing and approving the business and investment objectives to
be met by management; (vi) assessing the performance of and overseeing management; (vii) reviewing Primaris REIT’s debt
strategy; (viii) identifying and managing risk exposure; (ix) ensuring the integrity and adequacy of Primaris REIT’s internal
controls and management information systems; (x) succession planning; (xi) establishing committees of the Primaris REIT
Board, where required or prudent, and defining their mandate; (xii) maintaining records and providing reports to Unitholders;
(xiii) ensuring effective and adequate communication with Unitholders, other stakeholders and the public; and (xiv)
determining the amount and timing of distributions to Unitholders.

The Primaris REIT Board will adopt a written position description for the Chair of the Board, which will set out the
Chair’s key responsibilities, including, as applicable, duties relating to setting Primaris REIT Board meeting agendas, chairing
Primaris REIT Board and Unitholder meetings, Primaris REIT Trustee development and communicating with Unitholders and
regulators. The Primaris REIT Board will also adopt a written position description for each of the committee chairs which will
set out each of the committee chair’s key responsibilities, including duties relating to setting committee meeting agendas,
chairing committee meetings and working with the respective committee and management to ensure, to the greatest extent
possible, the effective functioning of the committee.

Primaris REIT will adopt a written code of conduct (the “Code of Conduct”) that applies to all Primaris REIT
Trustees, officers, and management of Primaris REIT and its subsidiaries. The objective of the Code of Conduct is to provide
guidelines for maintaining the integrity, reputation, honesty, objectivity and impartiality of Primaris REIT and its subsidiaries.
The Code of Conduct addresses conflicts of interest, protecting Primaris REIT’s assets, confidentiality, fair dealing with
security holders, competitors and employees, compliance with laws and reporting any illegal or unethical behaviour. As part
of the Code of Conduct, any person subject to the Code of Conduct is required to avoid or fully disclose interests or relationships
that are harmful or detrimental to Primaris REIT’s best interests or that may give rise to real, potential or the appearance of
conflicts of interest. The Primaris REIT Board will have the ultimate responsibility for the stewardship of the Code of Conduct.
The Code of Conduct will also be filed with the Canadian securities regulatory authorities on the SEDAR website at
www.sedar.com.

Primaris REIT will also adopt an insider trading policy (the “Insider Trading Policy”) which will apply to, among
others, all Primaris REIT Trustees, officers, and employees. The objective of the Insider Trading Policy is to assist such
individuals in complying with the applicable securities, criminal and other applicable laws and stock exchange rules relating

to “insider trading”, “tipping,” and “recommending”. The Insider Trading Policy is also intended to help Primaris REIT’s
reporting insiders comply with additional securities law obligations.

The standard of care and duties of the Primaris REIT Trustees provided in the Declaration of Trust will be similar to that
imposed on directors of a corporation governed by the CBCA. Accordingly, each Primaris REIT Trustee will be required to
exercise the powers and discharge the duties of his or her office honestly and in good faith with a view to the best interests of
Primaris REIT and, in connection therewith, to exercise the degree of care, diligence and skill that a reasonably prudent person
would exercise in comparable circumstances. The Declaration of Trust will provide that each Primaris REIT Trustee is entitled to
indemnification from Primaris REIT in respect of the exercise of the Primaris REIT Trustee’s powers and the discharge of the
Primaris REIT Trustee’s duties, provided that the Primaris REIT Trustee acted honestly and in good faith with a view to the best
interests of Primaris REIT and, in the case of a criminal or administrative action or proceeding that is enforced by a monetary
penalty, where the Primaris REIT Trustee had reasonable grounds for believing that his or her conduct was lawful.



Primaris REIT Trustees will be elected at each annual meeting of Unitholders to hold office for a term expiring at the
close of the next annual meeting, or until a successor is appointed, and will be eligible for re-election. The Primaris REIT Board
will have a majority voting policy consistent with TSX requirements. See “— Majority Voting Policy” in this Schedule.
Nominees will be nominated by the CG&N Committee, in each case for the election by Unitholders as Primaris REIT Trustees
in accordance with the provisions of the Declaration of Trust.

A quorum of the Primaris REIT Trustees, being the majority of the Primaris REIT Trustees then holding office
(provided a majority of the Primaris REIT Trustees comprising such quorum are residents of Canada), will be permitted to fill
a vacancy in the Primaris REIT Board, except a vacancy resulting from an increase in the number of Primaris REIT Trustees
other than in accordance with the provision regarding the appointment of Primaris REIT Trustees in the Declaration of Trust,
or a vacancy resulting from a failure of the Unitholders to elect the required number of Primaris REIT Trustees. In the absence
of a quorum of Primaris REIT Trustees, or if the vacancy has arisen from an increase in the number of Primaris REIT Trustees
other than in accordance with the provision regarding the appointment of Primaris REIT Trustees in the Declaration of Trust
or from a failure of the Unitholders to elect the required number of Primaris REIT Trustees, the Primaris REIT Trustees will
promptly call a special meeting of the Unitholders to fill the vacancy. If the Primaris REIT Trustees fail to call that meeting or
if there is no Primaris REIT Trustee then in office, any Unitholder will be entitled to call such meeting. Except as otherwise
provided in the Declaration of Trust, the Primaris REIT Trustees may, between annual meetings of Unitholders, appoint one
or more additional Primaris REIT Trustees to serve until the next annual meeting of Unitholders, provided that the number of
additional Primaris REIT Trustees so appointed will not at any time exceed one third of the number of Primaris REIT Trustees
who held such office at the conclusion of the immediately preceding annual meeting of Unitholders. Any Primaris REIT Trustee
may be removed by an ordinary resolution passed by a majority of the votes cast at a meeting of Unitholders.

Committees of the Board

The Primaris REIT Board will initially establish three committees: the Audit Committee, the CG&N Committee and
the Investment Committee.

Audit Committee

The following disclosure is based on the present expectations of Primaris REIT with respect to the formal
establishment of the audit committee of the Primaris REIT Trustees (the “Audit Committee”) and the ratification and adoption
of its proposed charter (without any material modifications), which is expected to occur following completion of the
Arrangement. However, such disclosure remains subject to revision prior or subsequent to the effective date of the
Arrangement.

Following the Arrangement, the Audit Committee is expected to consist of Louis Forbes (Chair), Deborah Weinswig
and Tim Pire. Each member of the Audit Committee will be independent (as defined in NI 52-110) and none is expected to
receive, directly or indirectly, any compensation from Primaris REIT other than for service as a member of the Primaris REIT
Board and its committees. All members of the Audit Committee are expected to be financially literate (as defined under NI 52-
110), and a majority of whom are expected to be residents of Canada.

For the relevant education and experience of each of the members of the Audit Committee, please refer to the
biographies of Mr. Forbes, Ms. Weinswig and Mr. Pire in “Trustees and Officers — Personal Profiles” in this Schedule.

The Primaris REIT Board will adopt a written charter for the Audit Committee, substantially in the form set out under
Appendix A to this Schedule, which sets out the responsibilities of the Audit Committee. It is expected that the responsibilities
of the Audit Committee will include: (i) reviewing annual and quarterly financial statements, financial disclosure in a
prospectus or other securities offering document, press releases disclosing, or based upon, financial results of Primaris REIT
and any other publicly disseminated material financial disclosure; (ii) reviewing Primaris REIT’s accounting policies and
critical accounting and other significant estimates and judgements underlying the financial statements as presented by
management, including any material changes therein and their impact; (iii) discussing with management, the auditors and
internal legal counsel, as requested, any litigation claim or other contingency that could have a material effect on the financial
statements; (iv) reviewing any material effects of regulatory accounting initiatives or off balance sheet structures on the
financial statements as presented by management, including requirements relating to complex or unusual transactions,
significant changes to accounting principles and alternative treatments under applicable generally accepted accounting
principles; (v) reviewing and approving the engagement of the auditors; (vi) providing oversight of the effectiveness of the
auditors’ work and reviewing the independence of the auditors and the compensation thereof; (vii) reviewing Primaris REIT’s



system of internal controls, including the effectiveness thereof and any significant changes therein, with management and the
auditors; (viii) overseeing Primaris REIT’s risk management systems; and (ix) reviewing management’s evaluation of and
reports on compliance with legal and regulatory requirements.

The Audit Committee will have direct communication channels with the Chief Financial Officer and the auditors of
Primaris REIT to discuss and review such issues as the Audit Committee may deem appropriate.

The Audit Committee will adopt requirements regarding pre-approval of non-audit services as part of its Audit
Committee Charter. The Audit Committee Charter will require that the Audit Committee must approve in advance any retainer
of the auditors to perform any non-audit service to Primaris REIT (together with all non-audit service fees) that it deems
advisable in accordance with applicable requirements and Primaris REIT Trustee approved policies and procedures. The Audit
Committee will consider the impact of such service and fees on the independence of the auditor. The Audit Committee may
delegate pre-approval authority to a member of the Audit Committee; however, the decisions of any member of the Audit
Committee to whom this authority has been delegated must be presented to the full Audit Committee at its next scheduled
Audit Committee meeting.

All audit and non-audit services to be provided by Primaris REIT’s external auditor will be required to be pre-approved
by the Audit Committee. As at the date of the Circular, no external auditor service fees have been paid by Primaris REIT. It is
expected that on an annual basis, the Audit Committee will pre-approve a budget for certain specific non-audit services such
as assistance with tax returns.

CG&N Committee

The Compensation, Governance and Nominating Committee (the “CG&N Committee”) will at all times be composed
of at least three Primaris REIT Trustees, a majority of whom will be persons determined by Primaris REIT to be independent
Primaris REIT Trustees and a majority of whom will be residents of Canada, and will be charged with reviewing, overseeing
and evaluating the compensation, corporate governance and nominating policies of Primaris REIT. The CG&N Committee is
expected to consist of Anne Fitzgerald (Chair), Deborah Weinswig and Louis Forbes, all of whom are expected to be
independent.

The Primaris REIT Board will adopt a written charter for CG&N Committee setting out its responsibilities for: (i)
assessing the effectiveness of the Primaris REIT Board, each of its committees and individual Primaris REIT Trustees; (ii)
overseeing the recruitment and selection of candidates as Primaris REIT Trustees; (iii) organizing an orientation and education
program for new Primaris REIT Trustees; (iv) considering and approving proposals by Primaris REIT Trustees to engage
outside advisors on behalf of the Primaris REIT Board as a whole or on behalf of the independent Primaris REIT Trustees; (v)
reviewing and making recommendations to the Primaris REIT Board concerning any change in the number of Primaris REIT
Trustees comprising the Primaris REIT Board; (vi) considering questions of management succession; (vii) administering any
equity incentive plan adopted by Primaris REIT and any other compensation incentive programs; (viii) assessing the
performance of management of Primaris REIT; (ix) reviewing and approving the compensation paid by Primaris REIT to the
executive officers of Primaris REIT; and (x) reviewing and making recommendations to the Primaris REIT Board concerning
the compensation payable to Primaris REIT Trustees.

The CG&N Committee individually and collectively will possess the requisite knowledge, skill and experience in
governance and compensation matters, including human resource management, executive compensation matters and general
business leadership, to fulfill the committee’s mandate. All members of the CG&N Committee have substantial knowledge and
experience as current and former senior executives of large and complex organizations and/or on the boards of other publicly
traded entities. For additional details regarding the relevant education and experience of each member of the CG&N Committee,
see “Trustees and Officers — Personal Profiles” in this Schedule.

In determining total compensation for the Primaris REIT Trustees and executive officers, the CG&N Committee and
the Primaris REIT Board will consider a number of key factors, including (i) relative total unitholder return, (ii) acquisitions,
financings and refinancings and (iii) financial performance. The CG&N Committee and the Primaris REIT Board will also
assess the individual performance of each executive including a consideration of leadership, team development, asset
management, investment and financing strategy development and execution, public company governance, and execution of
specific objectives.



Investment Committee

Primaris REIT is expected to establish an investment committee (the “Investment Committee”), which will at all
times be composed of at least three Primaris REIT Trustees, a majority of whom (i) will be persons determined by Primaris
REIT to be independent Primaris REIT Trustees, (ii) will have at least five or more years of substantial experience in the real
estate industry and (iii) will be residents of Canada.

The Investment Committee will be charged with recommending to the Primaris REIT Board whether to approve or
reject proposed transactions, including proposed acquisitions and dispositions of properties and borrowings.

The Primaris REIT Board will adopt a written charter for the Investment Committee setting out its responsibilities and
duties which may include, at the discretion of the Primaris REIT Board, the grant of authority to the Investment Committee to
authorize, without board approval, proposed acquisitions, dispositions or borrowings where the value of such transaction is
within a pre-determined threshold and such further delegation of authority to management in certain circumstances as
determined by the Investment Committee in accordance with its charter.

Nomination of Primaris REIT Trustees

All board nominees are nominated by the CG&N Committee, which makes such nominations after considering the
mix of skills and experience it believes are necessary to further Primaris REIT’s goals. Additionally, nominations may be made
by Unitholders in certain circumstances, in compliance with the Advance Notice Provision. See “Declaration of Trust and
Description of Capital Structure — Meetings of Unitholders and Special Voting Unitholders™ in this Schedule. Primaris REIT
Trustees elected at an annual meeting will be elected for a term expiring at the close of the subsequent annual meeting and will
be eligible for reelection. Primaris REIT Trustees appointed by the Primaris REIT Trustees between meetings of Unitholders
in accordance with the Declaration of Trust shall be appointed for a term expiring at the close of the next annual meeting and
will be eligible for election or reelection, as the case may be.

Majority Voting Policy

In accordance with the requirements of the TSX, the Primaris REIT Board will adopt a “Majority Voting Policy” to
the effect that a nominee for election as a Primaris REIT Trustee who does not receive a greater number of votes “for” than
votes “withheld” with respect to the election of directors by Unitholders will be expected to offer to tender his or her resignation
to the Chair of the Board promptly following the meeting of Unitholders at which the Primaris REIT Trustee was elected. The
CG&N Committee will consider such offer and make a recommendation to the Primaris REIT Board whether or not to accept
it. The Primaris REIT Board will promptly accept the resignation unless it determines, in consultation with CG&N Committee,
that there are exceptional circumstances that should delay the acceptance of the resignation or justify rejecting it. The Primaris
REIT Board will make its decision and announce it in a press release within 90 days following the meeting of Unitholders. A
Primaris REIT Trustee who tenders a resignation pursuant to the Majority Voting Policy will not participate in any meeting of
the Primaris REIT Board or the CG&N Committee at which the resignation is considered.

Remuneration of Primaris REIT Trustees
Primaris REIT has not yet established an annual retainer fee or attendance fee for Primaris REIT Trustees; however,
Primaris REIT may establish Primaris REIT Trustees’ fees in the future and will reimburse Primaris REIT Trustees for all

reasonable expenses incurred in order to attend any in person meetings.

Primaris REIT will establish equity ownership guidelines for the Primaris REIT Trustees (together with the executive
officers) to further align the interests of the Primaris REIT Trustees and executive officers with those of the Unitholders.

Orientation and Continuing Education
New Primaris REIT Trustees
When new Primaris REIT Trustees are elected to the Primaris REIT Board, they will participate in a comprehensive

orientation program. The orientation program will familiarize new Primaris REIT Trustees with Primaris REIT’s business and
operations, including structure, operations and risks. All new Primaris REIT Trustees will complete tours of a sampling of



Primaris REIT’s properties. They will be briefed on the role of the Primaris REIT Board, its committees and the contributions
individual Primaris REIT Trustees are expected to make. New Primaris REIT Trustees will also receive an orientation package
containing all Primaris REIT Trustees’ committee mandates and charters, copies of Primaris REIT’s policies and other
background information on Primaris REIT’s business, operations and risks.

Continuing Education

Primaris REIT’s continuing education program for the Primaris REIT Trustees will involve the ongoing evaluation
by the CG&N Committee of the skills and competencies of existing Primaris REIT Trustees. The Primaris REIT Board will be
composed of highly qualified and experienced trustees with impressive levels of skill and knowledge. Many of the Primaris
REIT Trustees are seasoned business executives, directors or professionals with considerable experience, including as directors
or trustees of other significant public companies or public trusts. The CG&N Committee will regularly monitor the composition
of the Primaris REIT Board and will recommend the adoption of a formal continuing education program should it be determined
to be necessary.

As part of Primaris REIT’s continuing education program, Primaris REIT Trustees will:

® receive a comprehensive electronic package of information prior to each Primaris REIT Board and board
committee meeting;

® obtain a quarterly report on Primaris REIT’s operations and markets from senior management;

® receive updates from management and third parties (including advisors) on regulatory developments and trends
and issues related to Primaris REIT’s business;

® receive reports on the work of board committees following committee meetings;
® complete periodic tours of certain properties of Primaris REIT; and

® be encouraged to attend industry conferences and events, with the reasonable cost of such events being reimbursed
by Primaris REIT.

Board Assessments

The CG&N Committee will conduct an annual assessment of the Primaris REIT Board, its committees and each
individual Primaris REIT Trustee, which will include an assessment of each Primaris REIT Trustee’s experience, financial
literacy, independence and other factors. The assessment process will require each Primaris REIT Trustee to complete a
questionnaire addressing (i) a review of the effectiveness of the Primaris REIT Board and each committee, (ii) a peer review
of each other Primaris REIT Trustee and (iii) a self-evaluation of such Primaris REIT Trustee’s own performance. The Chair
of the CG&N Committee will report the results of the assessments to the Primaris REIT Board. This process is used (i) as an
assessment tool, (ii) as a component of the regular review process of Primaris REIT Board members’ participation and (iii) to
assist with the Primaris REIT Board’s succession planning.

Diversity

Primaris REIT is committed to fostering an open and inclusive workplace culture. Primaris REIT’s Code of Conduct
will underscore a commitment to diversity and recognize it as an important asset. The Code of Conduct will explicitly state
that Primaris REIT and its subsidiaries are firmly committed to providing equal opportunity in all aspects of employment.
Primaris REIT endorses the principle that the Primaris REIT Board should have a balance of skills, experience and diversity of
perspectives appropriate to the business.

In furtherance of Primaris REIT’s commitment to diversity at the board level, following completion of the
Arrangement, the Primaris REIT Board will adopt a diversity policy (the “Diversity Policy”). In accordance with the Diversity
Policy, the CG&N Committee will consider a number of factors, including gender, ethnic, racial and geographic diversity, as
well as age, business experience, professional expertise, personal skills and perspectives, when seeking and considering new



Primaris REIT Trustees for nomination or evaluating Primaris REIT Trustee nominees for reelection. The Primaris REIT Board
will ensure compliance with the Diversity Policy by requiring that the CG&N Committee conduct annual assessments to
consider the level of representation on the Primaris REIT Board of the various attributes enumerated in the Diversity Policy,
including the number of women on the Primaris REIT Board among other factors. Notwithstanding the foregoing,
recommendations concerning Primaris REIT Trustee nominees are, foremost, based on merit and performance, with due regard
to the overall effectiveness of the Primaris REIT Board, with diversity being taken into consideration, as it is beneficial that a
diversity of backgrounds, views and experiences be present at the Primaris REIT Board and management levels.

In furtherance of Primaris REIT’s goals regarding gender diversity on the Primaris REIT Board, Primaris REIT will
adopt and maintain a target of achieving a board composition in which women comprise at least 25% of the members. If all of
the individuals proposed to be Primaris REIT Trustees become Primaris REIT Trustees, two of the seven Primaris REIT
Trustees (29%) will be women. Primaris REIT will strive to identify the best candidates to join the Primaris REIT Board, with
a focus on maintaining gender diversity at the board level.

It is proposed that Primaris REIT will not establish targets regarding the representation of women in executive officer
positions. Rather, the identification and selection process will be made based on a variety of criteria, including the diversity of
viewpoints, backgrounds, experiences and other demographics, but also expertise, skills, character, business experience and
other relevant factors. Accordingly, in searches for new executive officers and members of senior management, the Primaris
REIT Board will consider the level of female representation and diversity within its leadership ranks as one of several factors
used in its search process. Primaris REIT will monitor the level of representation of women in senior management positions
and focuses on the diversity of its workforce while hiring and promoting the best candidates for senior management roles.

While none of the four (0%) currently proposed executive officers of Primaris REIT are expected to be women, three
of the currently proposed seven members (43%) of senior management are expected to be women.

Conflicts of Interest

The Declaration of Trust will contain “conflict of interest” provisions to protect Unitholders without creating undue
limitations on Primaris REIT. As the Primaris REIT Trustees will be engaged in a wide range of real estate and other activities,
the Declaration of Trust will contain provisions, similar to those contained in the CBCA, that will require each Primaris REIT
Trustee to disclose to Primaris REIT, at the first meeting of Primaris REIT Trustees at which a proposed contract or transaction
is considered, any interest in a material contract or transaction or proposed material contract or transaction with Primaris REIT
(including a contract or transaction involving the making or disposition of any investment in real property or a joint venture
agreement) or the fact that such person is a director or officer of or otherwise has a material interest in any person who is a
party to a material contract or transaction or proposed material contract or transaction with Primaris REIT. If a material contract
or transaction or proposed material contract or transaction is one that in the ordinary course would not require approval by the
Primaris REIT Trustees, a Primaris REIT Trustee will be required to disclose in writing to Primaris REIT, or request to have
entered into the minutes of meetings of Primaris REIT Trustees, the nature and extent of his or her interest forthwith after the
Primaris REIT Trustee becomes aware of the contract or transaction or proposed contract or transaction. In any case, a Primaris
REIT Trustee who has made disclosure to the foregoing effect will not be entitled to vote on any resolution to approve the
contract or transaction unless the contract or transaction primarily relates to his or her remuneration or is for an indemnity under
the provisions of the Declaration of Trust or the purchase or maintenance of liability insurance.

All decisions of the Primaris REIT Board will require the approval of a majority of the Primaris REIT Trustees present
in person or by phone at a meeting of the Primaris REIT Board, except for each of the following matters which will also require
the approval of a majority of the independent Primaris REIT Trustees:

(a) an acquisition of a property or an investment in a property, whether by co-investment or otherwise, or the
provision of any financing, or development or leasing services in respect of a property, in which any related
party of Primaris REIT has any direct or indirect interest, whether as owner, operator or manager;

(b) a material change to any agreement with a related party of Primaris REIT or any approval, consent, waiver
or other decision of the Primaris REIT Trustees thereunder, or any renewal, extension or termination thereof
or any increase in any fees (including any transaction fees) or distributions payable thereunder;

(©) the entering into of, or the waiver, exercise or enforcement of any rights or remedies under, any agreement
entered into by Primaris REIT or any of its subsidiaries, or the making, directly or indirectly, of any co-



investment, in each case, with (i) any Primaris REIT Trustee, (ii) any entity directly or indirectly controlled
by any Primaris REIT Trustee in which any Primaris REIT Trustee holds a significant interest, or (iii) any
entity for which any Primaris REIT Trustee acts as a director or in other similar capacity;

(d) the refinancing, increase or renewal of any indebtedness owed by or to (i) any Primaris REIT Trustee, (ii)
any entity directly or indirectly controlled by any Primaris REIT Trustee or in which any Primaris REIT
Trustee holds a significant interest, or (iii) any entity for which any Primaris REIT Trustee acts as a director
or in other similar capacity; or

(e) decisions relating to any claims by or against one or more parties to any agreement with any related party to
Primaris REIT.

In connection with any transaction involving Primaris REIT, including any transaction which requires the approval of
a majority of the independent Primaris REIT Trustees, the Primaris REIT Board shall have the authority to retain external legal
counsel, consultants or other advisors to assist it in negotiating and completing such transaction without consulting or obtaining
the approval of any officer of Primaris REIT.

The Primaris REIT Board’s mandate will provide that independent Primaris REIT Trustees will meet separately,
without management, in connection with every meeting of the Primaris REIT Board, including each regular meeting and each
special meeting of the Primaris REIT Board. The Chair will conduct the in camera meetings without the presence of the other
non-independent Primaris REIT Trustees or management, and in circumstances where the independent Primaris REIT Trustees
have determined that the Chair is subject to a potential conflict of interest in connection with his or her non-independence
designation pursuant to NI 58-101 or otherwise, a lead independent Primaris REIT Trustee selected by and among the
independent Primaris REIT Trustees shall conduct such in camera sessions both without the presence of management and
without the presence of management or the non-independent Primaris REIT Trustees (including the Chair).

EXECUTIVE OFFICER COMPENSATION

To date, Primaris REIT has not carried on any active business. No compensation has been paid by Primaris REIT to
its proposed executive officers or trustees and none will be paid by Primaris REIT until after the Arrangement is completed.

It is expected that the Primaris REIT senior executives will enter into employment agreements with Primaris REIT
following the effective date of the Plan of Arrangement. These agreements will be substantially similar to the contracts which
the proposed executive officers of Primaris REIT currently have in place with H&R REIT. As at the date of the Circular, there
are no employment contracts in place between Primaris REIT and any of the proposed executive officers of Primaris REIT that
are set to become effective upon the completion of the Arrangement. It is expected that the employment agreements of the
proposed executive officers of Primaris REIT to be entered into with Primaris REIT following the Effective Time will contain
customary change of control, non-solicitation and non-competition provisions.

Following completion of the Arrangement, it is anticipated that Primaris REIT will adopt a compensation structure
for executive officers that is intended to encourage and reward executive officers on the basis of individual and business
performance. Primaris REIT’s executive officer compensation is expected to be of a similar character to the compensation
which the proposed executive officers of Primaris REIT are currently entitled in their positions as executive officers of H&R
REIT or its subsidiaries, as applicable.

Compensation Philosophy
Primaris REIT’s executive compensation program is expected to be designed to support business strategy by

rewarding executives for successfully executing Primaris REIT’s strategy in light of current market conditions. In making
decisions on compensation-related matters, the CG&N Committee will seek to achieve the following objectives:

(a) attracting and retaining executives critical to the success of Primaris REIT and the enhancement of Unitholder
value;
(b) providing fair and competitive compensation;



(c) aligning the interests of Primaris REIT executives with those of Unitholders; and

(d) supporting an appropriate pay-for-performance relationship, both on an individual basis and with respect to
the business of Primaris REIT.

Compensation Program Elements

Primaris REIT’s executive compensation policy is intended to encourage and reward executive officers on the basis
of individual and business performance. The policy strives to link executive compensation with Primaris REIT’s performance
as a whole.

The expected components of compensation for executive officers of Primaris REIT will be (i) base salary, (ii) short-
term incentive plan (“STIP”’) awards, (iii) long-term incentive plan (“LTIP”’) awards and (iv) pension and benefits. The CG&N
Committee will determine executive compensation through evaluation of executive performance and corporate performance.

1. Base Salary

Base salaries will be established at levels intended to be competitive with the peer companies, with due consideration
of differences in the total compensation packages offered by such other entities, including option entitlements, bonus
entitlements and pension entitlements. Base salaries will be determined by the CG&N Committee for all executive officers
based on an assessment of various factors, which may include the executive officer’s past performance, experience, level of
responsibility and the importance of the position to Primaris REIT and taking into consideration terms of previous employment.
Base salaries will typically be reviewed by the CG&N Committee on an annual basis, with changes being at the sole discretion
of Primaris REIT.

2. Short-Term Incentives (STIP)

The CG&N Committee will consider a variety of objectives in determining STIP awards for executive officers. A
formalized STIP will be implemented for certain executive officers with clear and objective performance measures to ensure
transparency and clarity of awards. The payout range will be 0% at minimum and 150% at maximum, as a percentage of target.

3. Long-Term Incentives (LTIP)

Long-term incentives will be provided through the grant of PSUs and RSUs under the Primaris REIT Incentive Unit
Plan and options under the Primaris REIT Option Plan. The CG&N Committee will consider the LTIP mix for executive
officers at the time of each grant.

A. Primaris REIT Incentive Unit Plan

A description of the terms of the Primaris REIT Incentive Unit Plan can be found under the heading “Incentive Plan
Descriptions — Primaris REIT Incentive Unit Plan” in this Schedule.

i RSU Awards

The CG&N Committee intends to grant RSUs under Primaris REIT’s existing Incentive Unit Plan which represent
the right to receive, at the discretion of the Primaris REIT Board, either Units (including accrued distribution equivalents) or a
cash payment having an equivalent market value to the Units subject to the award when such RSUs vest at the end of the third
calendar year following the grant.

ii. PSU Awards

The CG&N Committee intends to grant PSUs under Primaris REIT’s existing Incentive Unit Plan, which represent
the right to receive, at the discretion of the Primaris REIT Board, either Units (including accrued distribution equivalents) or a
cash payment having an equivalent market value to the Units subject to the award when such PSUs vest (after taking into
account the applicable performance multiplier) at the end of the third calendar year following the grant. A performance
multiplier of 0% to 200% of target will be applied to determine the final number of vested PSUs interpolated based on a



performance range that is plus or minus five percentage points of the median (or index) performance level. The performance
multiplier will be based on Primaris REIT’s relative total return measured against one or more performance peer groups which
reflect the broad base for investment in the Canadian real estate equity capital markets. The select performance peers will be
chosen from Primaris REIT’s Canadian real estate peer group, having regard to real estate investment trusts that are more
similar in nature to Primaris REIT both in respect of business and real estate investment trusts with similar investor bases to
Primaris REIT.

B. Primaris REIT Option Plan

A description of the terms of the Primaris REIT Option Plan can be found under the heading “Incentive Plan
Descriptions — Primaris REIT Option Plan” in this Schedule.

4. Pension & Benefits

Employees of Primaris REIT will have a defined contribution pension plan as part of their compensation package.
The defined contribution pension plan will provide a retirement benefit of an annual pension in the manner of payment elected
by the member in an amount which can be purchased by the member from a financial institution with the funds in their account
at the time of his or her retirement. Contributions to the defined contribution pension plan are vested and locked-in based on
either the completion of one year of continuous membership in the plan, or the minimum legislation of the member’s
jurisdiction. The normal retirement age is 65; however, the pension can be deferred up until age 71 or such other age according
to applicable legislation. Early retirement may occur up to ten years preceding the normal retirement date. Employment must
cease prior to electing early retirement. If a member dies prior to terminating employment or retirement, a death benefit may
be paid to the survivor or designated beneficiary.

Oversight of Risk and Strategic Planning

Primaris REIT is expected to have effective risk management and regulatory compliance relating to its compensation
policies used in determining executive compensation. Risks related to compensation will be taken into consideration as part of
the general review and determination of executive compensation by the CG&N Committee, including the review of salaries of
comparable companies and the annual review and approval of executive base salaries and STIP and LTIP awards.

Primaris REIT’s compensation design and practices will aim to enhance the program’s inherent ability to manage and
mitigate risk, including a greater emphasis on long-term compensation and variable compensation relative to short-term and
fixed compensation; incorporation of more performance metrics in STIP and LTIP for executive officers; and the use of caps
on incentive opportunities. Other risk-mitigating features of the program will include minimum unit ownership guidelines and
a prohibition on hedging and equity monetization.

Prohibition On Hedging and Equity Monetization

Primaris REIT intends to grant equity compensation to its named executive officers and Primaris REIT Trustees and
will adopt equity ownership guidelines in order to align their interests with those of Unitholders. Primaris REIT will not allow
such named executive officers or Primaris REIT Trustees to enter into any derivative transaction on any securities of Primaris
REIT, including any type of hedging or monetization practice, designed to hedge or off-set a decrease in the market value of
the Units or which may reduce the risk of equity ownership and negate the alignment of interests created by equity ownership.

INDEBTEDNESS OF TRUSTEES, OFFICERS AND EMPLOYEES

None of the Primaris REIT Trustees or executive officers of Primaris REIT are indebted to Primaris REIT.



LISTING ON THE TSX

There is currently no market through which the Series A Units to be received by Unitholders may be sold and sucha
market may not develop, and Unitholders may not be able to resell Series A Units to be received under the Arrangement. This
may affect the pricing and liquidity of the Series A Units in the secondary market, the transparency and availability of trading
prices, the liquidity of the Series A Units, and the extent of issuer regulation. H&R REIT hasapplied to have the Series A Units
to be issued (i) pursuantto the Arrangement, (ii) pursuantto the Purchase and Sale Agreement; (iii) under the Primaris REIT
Option Plan, (iv) under the Primaris REIT Incentive Unit Plan, (v) upon conversion of Series B Units, and (vi) upon the
exchange of New Primaris Master LP Exchangeable Units, listed onthe TSX. Listing is subject to the approvalofthe TSX in
accordance with its original listing requirements. The TSX hasnot conditionally approved Primaris REIT’s listing application
and there is no assurance thatthe TSX will approve the listing application. However, the listing of the Series A Units on the
TSX is a pre-condition to closing the Arrangement and will be subject to Primaris REIT fulfilling all of the applicable
requirements of the TSX. Iflisting approvalis ultimately obtained prior to the Effective Time, trading on the TSX in the Series
A Units is expected to commence on the Effective Date. See “Risk Factors”in this Schedule.

The prices at which the Series A Units will trade following the Arrangement will be determined by the market and
cannot be predicted. For further details on these risks and uncertainties relating to the Series A Units, see the discussion in
“Risk Factors— Risk Factors Relating to the Arrangement” in the Circular.

ELIGIBILITY FOR INVESTMENT

In the opinion of Blake, Cassels & Graydon LLP, counsel to H&R REIT, subject to the restrictions, limitations and
assumptions set out under the heading “Certain Canadian Federal Income Tax Considerations”, provided that Primaris REIT
qualifies as a “mutual fund trust” within the meaning of the Tax Act or the Series A Units are listed on a designated stock
exchange in Canada (which currently includes the TSX), ata particulartime, the Series A Units will be, atthattime, qualified
investments under the Tax Act for trusts governed by registered retirement savings plans (“RRSPs”), registered retirement
income funds (“RRIFs”), deferred profit sharing plans (“DPSPs”), registered education savings plans (“RESPs”), registered
disability savings plans (“RDSPs”) and tax-free savings accounts (“TFSAs” and, together with RRSPs, RRIFs, DPSPs, RESPs
and RDSPs, “Plans”).

Notwithstanding the foregoing, if Series A Units are a “prohibited investment” fora trust governed by a TFSA, RDSP,
RRSP, RRIF, or RESP the holder of such TFSA or RDSP, the annuitant of such RRSP or RRIF or the subscriber of such RESP,
asthecasemay be, will be subjecttoa penaltytax assetoutin the Tax Act if the Series A Units are held in such trust. Provided
thatthe holder of a TFSA or RDSP, the annuitantofan RRSP or RRIF or the subscriber of an RESP (i) deals atarm’s length
with Primaris REIT within the meaning of the Tax Act, and (ii) does not have a “significant interest” (as defined in the Tax
Act) in Primaris REIT, the Series A Units will notbe a prohibited investment fora trust governed by such TFSA, RDSP, RRSP,
RRIF or RESP. In addition, the Series A Units will generally not be a “prohibited investment” if such units are “excluded
property” (as defined for purposes of the prohibited investment rules in the Tax Act). Holders ofa TFSA or RDSP, annuitants
of an RRSP or RRIF and subscribers of an RESP should consult their own tax advisors with respect to whether the Series A
Units would be prohibited investmentsin their particularcircumstances.

Property (including notes of Primaris REIT or a subsidiary of Primaris REIT) which may be received in connection
with an in specie redemption of Series A Units may notbe a qualified investment for trusts governed by Plans. Accordingly,
Plans that own Series A Units should consult with their own tax advisors before deciding to exercise redemption rights in
connection therewith.

CERTAIN CANADIAN FEDERAL INCOME TAX CONSIDERATIONS

In the opinion of Blake, Cassels & Graydon LLP, counsel to H&R REIT, the following is a summary of the principal
Canadian federalincome tax considerations under the Tax Act generally applicable to the holding and disposition of Series A
Units received pursuant to the Arrangement for a holder who, atall relevant times and for purposes of the Tax Act, (i) dealsat
arm’s length with H&R REIT and Primaris REIT; (ii) is notaffiliated with Primaris REIT; and (iii) will hold Series A Units as
capitalproperty. Provided a Holder does nothold Series A Units in the course of carrying on a business or as an adventure or
concern in the nature of trade, such units generally will be considered to be capitalproperty to such Holder.

This summary isnotapplicable to a Holder (i) thatis a “financialinstitution” as defined in the Tax Act forthe purposes
of the mark-to-market rules; (ii) an interest in which is a “tax shelter investment” (as defined in the Tax Act); (iii) thatreports



its “Canadian tax results” (as defined in the Tax Act), in a currency otherthan Canadian currency; (iv) that has entered or will
enter into a “derivative forward agreement” (as defined in the Tax Act) with respect to any Series A Units; or (v) that,atany
relevant time, holds Series A Units acquired upon the exercise ofrights to acquire such Series A Units which were granted or
otherwise received in respect of,in the course of, or by virtue of employment with Primaris REIT or any corporation or mutual
fund trust atany time not dealingat arm’s length with the Primaris REIT for purposes of the Tax Act. Such Holders are urged
to consult their own tax advisors. In addition, this summary does not address the deductibility of interest expense or other
expenses incurred by a Holder in connection with debt incurred in respect of the acquisition or holding of Units.

This summary is of a general nature only and is based upon the facts and assumptions set out in this Schedule and in
the Circular. This summary relies upon a certificate of an officer or trustee of H&R REIT as to certain factual matters. The
summary is based upon the current provisions of the Tax Act, all specific proposals to amend the Tax Act publicly announced
by or on behalf of the Minister of Finance (Canada) priorto the date hereof (the “Tax Proposals”)and counsel’s understanding
of the current administrative policies and assessing practices of the CRA made publicly available prior to the date hereof. This
summary assumes that the Tax Proposals will be enacted asproposed, but no assurance can be given that this will be the case.
Modification or amendment of the Tax Act or the Tax Proposals could significantly alter the tax statusof Primaris REIT or of
holding Series A Units. This summary isnotexhaustive of all possible Canadian federalincome tax consequences and, except
for the Tax Proposals, does not take into account or anticipate any changes in law, whether by legislative, governmental,
administrative or judicial action, nor does it take into account other federal or any provincial or foreign tax legislation or
considerations, which may differ from the Canadian federalincome tax considerations described herein.

THIS SUMMARY IS NOT INTENDED TO BE, NOR SHOULD IT BE CONSTRUED TO BE, LEGAL OR
TAX ADVICE TO ANY PARTICULAR UNITHOLDER. ACCORDINGLY, UNITHOLDERS SHOULD CONSULT
THEIR OWN TAX ADVISORS WITH RESPECT TO THE TAX CONSEQUENCES TO THEM OF HOLDING
AND/OR DISPOSING OF SERIES A UNITS HAVING REGARD TO THEIR OWN PARTICULAR
CIRCUMSTANCES.

Status of Primaris REIT
Qualification as a Mutual Fund Trust

This summary assumes that Primaris REIT will qualify as a mutual fundtrust forpurposes of the Tax Act atallrelevant
times, and that Primaris REIT will validly elect under the Tax Act to be deemed to havebeen a “mutualfund trust” within the
meaningofthe Tax Act from the time of its establishment. Counselhasbeen advised that it is intended that Primaris REIT will
file the necessary election such that Primaris REIT will be deemed to qualify asa mutual fund trust throughout its first taxation
year.

If Primaris REIT were not to qualify as a mutual fund trust at any relevant time, the Canadian federal income tax
considerations described herein would, in some respects, be materially different.

SIFT Rules

The Tax Act includes rules (the “SIFT Rules”) that effectively tax certain income of a publicly-traded trust that is
distributed to its investors and certain income of a publicly-traded partnership on the same basisaswould have applied had the
income been eared through a taxable Canadian corporation and distributed by way of dividend to its shareholders. These rules
apply only in respect of “SIFT trusts” and “SIFT partnerships” (each as defined in the Tax Act).

A trust that qualifies as a “real estate investment trust” for purposes of the Tax Act is not subject to the SIFT Rules
under the “REIT Exception”. Inorder to qualify for the REIT Exception for a particular taxation year, a trust must satisfy a
number of detailed quantitative tests with respect to the nature of its investments and the characterofits income. Based on its
review of the expected assets and revenues of Primaris REIT, management expects that Primaris REIT will qualify for the
REIT Exception for the taxation yearin which the Arrangement occurs. In addition, management of Primaris REIT intends to
conduct the affairs of Primaris REIT so that Primaris REIT will qualify for the REIT Exception at all future times. However,
there can be no assurance that Primaris REIT will qualify forthe REIT Exception forthe taxation yearin which the Arrangement
occurs or any future year.

Primaris REIT will have investments in certain lower tier entities such as partnerships and trusts. In certain
circumstances, it is possible that such lower tier entities could themselves be subject to the SIFT Rules; however, a lower tier



entity will not be subjectto the SIFT Rules if it is an “excluded subsidiary entity”, as defined for purposes of the SIFT Rules.
A partnership or trust will qualify as an excluded subsidiary entity for a taxation year if none of the partnership’s or trust’s
“equity” (as defined in the Tax Act) is at any time in the year either (a) listed or traded on a stock exchange or other public
market (as defined for purposes of the SIFT Rules) or (b) held by any person other than a realestate investment trust; a taxable
Canadian corporation; a SIFT trust or SIFT partnership; an entity that is itself an excluded subsidiary entity; or a person or
partnership that does not have, in connection with the holding of a security of the partnership or trust, property the value of
which is determined, all or in part, by reference to a security thatis listed or traded on a stock exchange or otherpublic market.
Management of Primaris REIT hasrepresented that each partnership and trust in which Primaris REIT has a direct or indirect
interest will be an “excluded subsidiary entity”.

The balance of thissummary assumes that (a) Primaris REIT will qualify atallrelevant times for the REIT Exception;
and (b) each of the partnerships and trusts through which Primaris REIT derives income will qualify, at all relevanttimes, as
an excluded subsidiary entity. If any of such assumptions is not accurate, certain income tax consequences described below
would, in somerespects, be materially and adversely different.

Taxation of Primaris REIT

The taxation yearof Primaris REIT will be the calendaryear. Primaris REIT will be subjectto tax underPart I of the
Tax Act on its income for each taxation year, including net realized taxable capital gains, less the portion thereofthat it deducts
in respect of amounts paid orpayable,or deemed to be paid or payable,to Primaris REIT Unitholders in the year. An amount
will not be considered to be payable to a Primaris REIT Unitholder in a taxation year unless Primaris REIT pays it to the
Primaris REIT Unitholder in the yearor Primaris REIT Unitholder is entitled in that yearto enforce payment of the amount.

For these purposes, Primaris REIT’s income will include (i) net income (including nettaxable capital gains) paid or
payableto Primaris REIT by PRR Trust in the taxation years of PRR Trust ending in or concurrently with such taxation year
of Primaris REIT; (ii) its allocated share of the income of New Primaris Master LP, or any other Primaris Subsidiary
Partnership of which Primaris REIT is a member, for the partnership’s fiscal periods ending in or concurrently with Primaris
REIT’s taxation year (as discussed in greater detail below, under “— Subsidiary Partnerships” below); and (iii) dividends
received from Primaris Management Inc.

Provided thatappropriate designations are made by PRR Trust, net taxable capital gains realized by PRR Trust that
are paid or payable by PRR Trust to Primaris REIT will effectively retain their characterin the hands of Primaris REIT.
Primaris REIT will be required to reduce the adjusted cost base of units of PRR Trust by any amountpaid orpayable by PRR
Trust to Primaris REIT exceptto the extent thatthe amount wasincluded in calculating the income of Primaris REIT or was
Primaris REIT’s share of the non-taxable portion of capitalgains of PRR Trust, the taxable portion of which was designated
in respect of Primaris REIT. If the adjusted cost base to Primaris REIT of such units becomes a negative amountatany time
in a taxation year of Primaris REIT, that negative amount will be deemed to be a capital gain realized by Primaris REIT in
thattaxation yearand Primaris REIT’s adjusted cost base of such units will be increased by the amount of such deemed capial
gam to zero.

An in specie distribution by Primaris REIT upon a redemption of units will be treated as a disposition by Primaris
REIT of such property for proceeds of disposition equalto the fair market value thereof. Primaris REIT will realize a capital
gain (or a capitalloss) to the extent that the proceeds from the disposition of the property exceed (or are less than)the adjusted
cost base of the relevant property and any reasonable costs of disposition.

Pursuant to the Plan of Arrangement, Primaris REIT will acquireits interests in PRR Trust and New Primaris Master
LP (and certain other properties) in a transaction intended to qualify asa “qualifyingdisposition” for purposes of the Tax Act.
As a result, it is expected thatthe adjusted costbase to Primaris REIT of its interests in PRR Trust and New Primaris Master
LP (and such other properties) will be less than if Primaris REIT had acquired such interests ata cost equalto the fair market
value of such interests at the time of acquisition. This may result in a larger portion of Primaris REIT’s distributions being
treated asincome or capital gains as compared to returns of capital.

In computing its income or loss for purposes of the Tax Act, Primaris REIT may generally deduct reasonabk
administrative costs, interest and otherexpenses of a current nature that it incurs forthe purpose of earning income. Generally,
Primaris REIT may also deduct, on a five-year straight-line basis (subject to pro-ration for short taxation years), reasonable
expensesincurred by it in the course of issuing units.



Generally, under Primaris REIT’s declaration of trust, unless the trustees of Primaris REIT otherwise determine, an
amount necessary to ensure that Primaris REIT shall notbe liable for income tax underPartI of the Tax Act shall be required
to be paid or made payable to Unitholders on the earlier of the last Distribution Date (asdefined therein) in respect of the year
and the last day of such taxation year. Such distribution shall generally be payable in cash.Income of Primaris REIT payable
to Primaris REIT Unitholders, whether in cash,additionalunits or otherwise, will generally be deductible by Primaris REIT
in computingits income.

Losses incurred by Primaris REIT (including losses allocated to Primaris REIT by New Primaris Master LP and
capable ofbeing deducted by Primaris REIT) cannot be allocated to Primaris REIT Unitholders, but may be carried forward
and deducted by Primaris REIT in computing its taxable income in future years in accordance with the detailed rules and
limitations in the Tax Act.

Primaris REIT will be entitled in each taxation yearto reduce (or receive a refund in respect of) its liability, if any,
for tax on its net realized taxable capitalgains by an amount determined underthe Tax Act based on the redemption of units
during the year (the “capital gains refund”). In certain circumstances, Primaris REIT’s capital gains refund in a particular
taxation yearmay not completely offset its tax liability for thattaxation yeararising from its netrealized taxable capitalgains.

Where Primaris REIT makes a distribution in specie of securities and other property of Primaris REIT to a Primaris
REIT Unitholder on a redemption of Primaris REIT Units in a particular year, then, pursuant to Primaris REITS’s declaration
of trust (a) the trustees of Primaris REIT shall not allocate any amount of taxable capital gain realized by Primaris REIT to the
redeeming Primaris REIT Unitholder, exceptthat the trustees may, in their sole discretion, allocate such an amount that they
determine (using reasonable efforts to obtain the information required to determine the Primaris REIT Unitholder's cost
amount)is not greater than the taxable capital gain that would otherwise have been realized by the redeeming Primaris REIT
Unitholder on the redemption; and (b) no other amount of income (other than taxable capital gains) may be allocated to the
redeeming Primaris REIT Unitholder, except, in each case, to the extent the trustees determine otherwise in their sole discretion
on or before December 31 of thatyear.

Counsel has been advised thatit is intended that Primaris REIT will make sufficient distributions in each yearof its
netincome fortax purposesand netrealized capitalgains so that Primaris REIT will notbe liable in the yearforany tax under
Part I of the Tax Act (aftertaking into account any entitlement to the capital gains refund and non-capitallosses or net capital
losses, if any,thatmay be carried forward from prior years).

Subsidiary Partnerships

Subject to the SIFT Rules, the subsidiary partnerships of Primaris REIT (the “Primaris Subsidiary Partnerships”)
will generally not be subjectto tax underthe Tax Act. However, each partnerof a Primaris Subsidiary Partnership (including
Primaris REIT, in respect of New Primaris Master LP) will be required to include (or deduct)in computingits income for each
of its taxation yearsits share of the income (or loss, subject to the “at risk” rules described below) of a partnership of which it
is a partner forsuch partnership’s fiscal periods ending in or concurrently with such Primaris Subsidiary Partnership’s taxation
year, whether or not any such income is actually distributed by the Primaris Subsidiary Partnership.

For this purpose, the income or loss of each Primaris Subsidiary Partnership will be computed foreach fiscal yearas
if the Primaris Subsidiary Partnership was a separate person resident in Canada. If a Primaris Subsidiary Partnership holdsreal
properties, the Primaris Subsidiary Partnership’s income will include any rent in respect of such properties, as well as any
taxable capital gains, recapture of capital cost allowance (“CCA”), and other income arising on the disposition of such
property. The income of New Primaris Master LP for a taxation yearwill include any interest on the PRR Trust Receivables
thataccruesto New Primaris Master LP to the end of the year, or thatbecomesreceivable or is received by it before the end
of the year, except to the extent that such interest was included in computingits income for a preceding taxation year. In
computingthe income or loss of a Primaris Subsidiary Partnership, reasonable deductions may generally be claimed in respect
of available CCA, interest in respect of the Primaris Subsidiary Partnership’s debts, and administrative and other expenses
incurred for the purpose of eaming income from a business or property to the extent the outlays are not capital in nature.
Deductibility of losses allocated to a limited partner of a Primaris Subsidiary Partnership may be restricted by the “at-risk
rules”, asdescribed below.

Certain properties were or may be acquired by a Primaris Subsidiary Partnership on a tax-deferred basis, such that
the tax cost of these properties is less than their fair market value at the time of acquisition by such Primaris Subsidiary
Partnership. For the purposes of claiming CCA, the additions to the undepreciated capital cost balances of a Primaris



Subsidiary Partnership of classes of depreciable property to which such properties belong may be less than the fair market
value of such properties. As a result, the CCA thatthe Primaris Subsidiary Partnership may claim in respect of such properties
may be less than it would havebeen if such properties had been acquired with a tax cost equalto their fair market valuesat
the time of acquisition. In addition, if one or more of such properties are disposed of, the gain realized by the Primaris
Subsidiary Partnership for tax purposes (including any income inclusions resulting from the recapture of previously claimed
CCA) will be in excess of that which the Primaris Subsidiary Partnership would have realized if it had acquired the properties
atatax cost equalto their fair market values.

Counsel has been advised that in computing income for the purposes of the Tax Act, and except as the trustees of
Primaris REIT otherwise determine, each Primaris Subsidiary Partnership shall claim the maximum discretionary deductions
(including in respect of CCA) thatareavailable to it underthe Tax Act.

The income or loss of a Primaris Subsidiary Partnership for a fiscal year will be allocated to the partners of the
Primaris Subsidiary Partnership (including Primaris REIT, in respect of New Primaris Master LP) on the basis of their
respective share of such income or loss as provided in the limited partnership agreement governing the Primaris Subsidiary
Partnership, subject to the detailed rules in the Tax Act, including the “at-risk rules” described below.

Generally, distributions to a partnerin excess ofits allocated share of the income of a Primaris Subsidiary Partnership
fora fiscal yearwill result in a reduction of the adjusted cost base of the partner’s units in the Primaris Subsidiary Partnership
by theamount of such excess. If, as a result, the adjusted cost base to the partner (including Primaris REIT, in respect of New
Primaris Master LP) of its interest in a Subsidiary of Primaris REIT at the end of a fiscal period of the Primaris Subsidiary
Partnership would otherwise be a negative amount, such partner would be deemed to realize a capital gain atthe Primaris
Subsidiary Partnership’s fiscal period end equal to the absolute value of such negative amount, and the adjusted cost base to
the partnerofits interest in the Primaris Subsidiary Partnership would then be increased to nil.

At-risk rules

The Tax Act containsrules (the “at-risk rules”) which, in general, limit the amount of the losses (other than capital
losses) of a limited partnership (such as a Primaris Subsidiary Partnership) for a fiscal period that a limited partner of the
partnership may deduct to an amount not greater than the partner’s “at-risk amount” in respect of the partnership at the end of
the fiscal period. A limited partner’s at-risk amount in respect of a limited partnership will generally be equalto the adjusted
cost baseto the partnerofits interest in the partnership atthe end of the partnership’s fiscal period plus the partner’s share of
any income of the partnership for the fiscal period (including, for this purpose, the whole amount of any net capital gains),
less any amount owing by the partner (or by a person or partnership that does not deal at arm’s length with the partner for
purposes of the Tax Act) to the partnership (or to a person or partnership notdealing atarm’s length with the partnership for
purposes of the Tax Act), and less the amount of the partner’s investment in the partnership that may reasonably be regarded
as protected against loss. The share of any loss of a partnership thatis notdeductible by a partner (other than a partnerthatis
itself a partnership)asa result of the application of the “at-risk” rules is considered to be a “limited partnership loss” in respect
of'the partnership for that year.

A limited partnership loss of a partnerin respect of a limited partnership (including Primaris REIT in respect of New
Primaris Master LP) may generally be carried forward and deducted by the partner in a subsequent taxation year against
income for that year to the extent that the partner’s at-risk amount at the end of the limited partnership’s last fiscal period
ending in that year exceeds the partner’s share of any loss of the limited partnership for that fiscal period, subject to and in
accordance with the provisions of the Tax Act. Where the partner is itself a partnership, any loss that is not deductible as a
result of the application of the “at-risk rules” in respect of the limited partnership generally may not be carried forward and
deducted in future years.

PRR Trust

The taxation yearof PRR Trust is the calendaryear. PRR Trust must pay tax on itsnet income (including net realized
taxable capitalgains) fora taxation year, less the portion thereof'that it deductsin respect of theamount paid orpayableto its
sole unitholder, Primaris REIT, for the year. An amount will be considered to be payable to Primaris REIT in a calendaryear
if it is paid to Primaris REIT in thatyear by PRR Trust or if Primaris REIT is entitled in thatyearto enforce payment of the
amount. PRR Trust’s declaration of trust generally requires that sufficientamountsbe paid or made payable each yearso that
PRR Trust is not liable for any non-refundable income tax underPart [ of the Tax Act.



The income of PRR Trust will include (i) any rent in respect of the real properties owned by PRR Trust and any
taxable capital gains and recapture of CCA arising on the disposition of capital property owned by PRR Trust; and (ii) its
allocated share of the income of any Primaris Subsidiary Partnership of which it is a member, for the partnership’s fiscal
periods ending in or concurrently with PRR Trust’s taxation year.In computingthe income or loss of PRR Trust, reasonable
deductionsmay generally be claimed in respect of available CCA, interest in respect of PRR Trust’s debts, and administrative
and other expenses incurred for the purpose of earning income from a business or property to the extent the outlays are not
capitalin nature.

Losses incurred by PRR Trust in a taxation yearcannot be allocated to Primaris REIT, but may be deducted by PRR
Trust in future years in accordance with the detailed rules and limitations in the Tax Act.

Taxation of Holders Resident in Canada

The following portion of this summary appliesto a Holder who, atall relevant times and forpurposes of the Tax Act,
is resident in Canada (a “Resident Holder”). Certain holders resident in Canada who might not otherwise be considered to
hold their Series A Units as capital property may in certain circumstances be entitled to have such units, along with all other
“Canadian securities” (as defined in the Tax Act) held by such holders, treated as capital property by making the irrevocable
election permitted by subsection 39(4) of the Tax Act.

Primaris REIT Distributions

A Resident Holder will generally be required to include in computingincome fora particulartaxation year that portion
of Primaris REIT’s net income for a taxation year of Primaris REIT ending in or concurrently with the taxation year of the
Resident Holder, including net realized taxable capital gains, that Primaris REIT pays ormakespayable to the Resident Holder
in the taxation yearof Primaris REIT, whetherthe Resident Holder receives such portion in cash, additionalunits or otherwise.
Distributions that are made through the issuance of additionalunits may give rise to a taxable income inclusion forthe Resident
Holder even though no cash hasbeen distributed to such Resident Holder.

Provided that Primaris REIT makesappropriate designations under the Tax Act, the portion of'its net taxable capital
gains, if any,in a taxation yearwhich is paid or payable,ordeemed to be paid or payable,to a Resident Holder will effectively
retain its characterand be treated assuch in the hands ofthe Resident Holder for purposes of the Tax Act. See the discussion
under “— Taxation of Capital Gains and Losses” below.

The non-taxable portion of Primaris REIT’s net realized capitalgains thatare paid or payableto a Resident Holder
in a taxation yearwill notbe included in computingthe Resident Holder’s income for the yearand, where the taxable portion
has been designated to the Resident Holder, will not reduce the adjusted cost base of Series A Units held by the Resident
Holder. Any other amountin excess of the net income and net taxable capitalgains of Primaris REIT thatis paid or payable,
or deemed to be paid or payable, by Primaris REIT to a Resident Holder in that year will generally not be included in the
Resident Holder’s income forthe taxation year. However, where such an amountis paid orpayable to a Resident Holder (other
than asproceeds of disposition or deemed disposition of Series A Units or any part thereof), the Resident Holder will generally
be required to reduce the adjusted cost base of the Resident Holder’s Series A Units by that amount. To the extent that the
adjusted cost base of a Series A Unit would otherwise be a negative amount, the absolute value of such negative amount will
be deemed to be a capitalgain realized by the Resident Holder and the adjusted cost base of the Series A Unit to the Resident
Holder will immediately thereafter be increased to nil. See the discussion under “— Taxation of Capital Gains and Losses”
below.

Disposition of Series A Units

In general, a disposition or deemed disposition of a Series A Unit by a Resident Holder will give rise to a capitalgain
(or a capitalloss) equalto the amount by which the Resident Holder’s proceeds of disposition of the Series A Unit exceed (or
are exceeded by) the aggregate of the adjusted cost base of the Series A Unit to the Resident Holder and any reasonable costs
of disposition. The Resident Holder’s proceeds of disposition will not include an amount payable by Primaris REIT that the
Resident Holder is otherwise required to include in income, including any capitalgain realized by Primaris REIT in connection
with a redemption which Primaris REIT hasallocated to the redeeming Resident Holder. See the discussion under “— Taxation
of Capital Gains and Losses” below.



The adjusted cost base to a Resident Holder of a Primaris REIT Unit acquired under the Plan of Arrangement will be
computed asdescribed in “Certain Canadian FederalIncome Tax Considerations— Taxation of Holders Resident in Canada—
Acquisition of Primaris REIT Units, Series A and Qualifying Disposition” in the Circular. The cost to a Resident Holder of
additional units received in lieu of a cash distribution of income (including net capital gains) will generally be equal to the
amount of the distribution. For the purpose of determining the adjusted cost base to a Resident Holder, when a unitis acquired
ascapital property, the cost of the newly acquired unit will be averaged with the adjusted cost base of allidentical units owned
by the Resident Holder as capital property immediately before the acquisition.

Where Primaris REIT redeems Series A Units by distributing property of Primaris REIT to a Resident Holder, the
Resident Holder will also be required to include in income any taxable capital gains that Primaris REIT realizes on or in
connection with such in specie distribution of property and designates to such Resident Holder. The proceeds of disposition
to the redeeming Resident Holder will be equal to the fair market value of the property of Primaris REIT so distributed less
any income or capital gain realized by Primaris REIT (i) in connection with such redemption to the extent such income or
capitalgains is designated by Primaris REIT to the redeeming Holder, or (ii) otherwise upon the distribution of such property.
The cost of any property distributed in specie by Primaris REIT to a Resident Holder upon redemption of Series A Units will
be equalto the fair market value of that property at the time of distribution. The Resident Holder will thereafterbe required to
include in income interest or other income derived from the property in accordance with the provisions of the Tax Act.

Taxation of Capital Gains and Losses

Generally one-half of any capital gain realized by a Resident Holder for the purposes of the Tax Act on the disposition
of property (including Series A Units) and theamount ofany nettaxable capital gains designated by Primaris REIT in respect
of such Resident Holder will be required to be included by the Resident Holder in computingincome asa “taxable capital gain”
under the Tax Act. One-half of any capital loss realized for the purposes of the Tax Act on a disposition of property (an
“allowable capital loss”) generally must be deducted from taxable capital gains of such a Resident Holder in the year of
disposition. Any excess of allowable capitallosses over taxable capitalgains realized by a Resident Holder in a taxation year
may generally be deducted in the three preceding taxation years or in any subsequent taxation yearagainst net taxable capial
gains realized in such years, to the extentand underthe circumstances described in the Tax Act.

Refundable Tax on Aggregate Investment Income

A Resident Holder thatis a “Canadian-controlled private corporation” throughout its taxation yearmay be liable to
pay a refundable tax on its “aggregate investment income”, including certain income that Primaris REIT pays ormakes payable
to the Resident Holder and amounts in respect of net taxable capital gains.

Alternative Minimum Tax

The liability for alternative minimum tax of a Resident Holder who is an individual (including certain trusts) may be
increased if Primaris REIT designates a portion of its incomethatit paysor makespayable to the Resident Holder as taxable

dividends or net taxable capitalgains, or if the Resident Holder realizes a capitalgain on the disposition of a Primaris REIT
Unit.

Taxation of Holders Not Resident in Canada

The following portion of this summary appliesto a Holder who, atall relevant times and forpurposes of the Tax Act,
is not resident or deemed to be resident in Canada,and doesnot use or hold Series A Units in a business carried onin Canada,
and whose Series A Units, at all relevant times, are not “taxable Canadian property” within the meaning of the Tax Act (a
“Non-Resident Holder”). Generally, units ofa trust thatis a mutualfund trust (such asPrimaris REIT is expected to be) will
not constitute taxable Canadian property to a Non-Resident Holder ata particulartime provided thatatno time during the 60-
month period immediately preceding that time were 25% or more of the issued units of the trust owned by one or any
combination of (i) the Non-Resident Holder; (ii) persons with whom the Non-Resident Holder does not dealat arm’s length
for the purposes of the Tax Act; and (iii) partnerships in which the Non-Resident Holder or a person described in (i) holds a
membership interest directly or indirectly through one or more partnerships. Special rules which apply to non-resident insurers
carrying on business in Canadaand elsewhere are not discussed in this summary.



Primaris REIT Distributions

As described in greater detail below, in effect the entire amount of any distributions paid to a Non-Resident Holder
by Primaris REIT in respect of Series A Units may be subject to Canadian withholding tax, though a portion of such
withholding tax may be refundable in some cases, as described below.

A Non-Resident Holder will be subjectto Canadian non-resident withholding tax underPart XIII of the Tax Act ata
rate of 25% on the portion of the income (excluding, for greater certainty, taxable capital gains designated in respect of the
Non-Resident Holder) of Primaris REIT thatis paid to the Non-Resident Holder as part of a distribution. To the extent that
Primaris REIT designates a portion of a distribution to the Non-Resident Holder as a taxable capital gain of such Non-Resident
Holder, one-half of the lesser of (i) twice the amount so designated in respect of such Non-Resident Holder and (ii) such Non-
Resident Holder's pro rata portion of the "TCP gains balance" (within the meaning of the Tax Act) of Primaris REIT for the
taxation year will be subject to Canadian non-resident withholding tax under Part XIII of the Tax Act at the rate of 25% if
more than 5% of the amounts so designated by Primaris REIT for the relevant taxation year are designated in respect of
Unitholders thatare either "non-resident persons" or partnerships which are not "Canadian partnerships" (each as defined in
the Tax Act). A trust's TCP gains balance generally includes all capitalgains (less all capitallosses) realized by the trust from
the disposition of taxable Canadian property, less amounts deemed to be taxable Canadian property gains distributions in
previous taxation years. In some cases, the 25% rate of withholding tax under Part XIII of the Tax Act may be subject to
reduction underthe terms of an applicable income tax treaty or convention.

A Non-Resident Holder will generally be subjectto Canadian withholding tax under Part XIII.2 of the Tax Act ata
rate of 15% (the "Mutual Fund Withholding Tax") on any distribution in respect of a unit of a "mutualfund trust" thatis a
"Canadian property mutual fund investment" that is not otherwise subjectto Canadian income tax underPartI ofthe Tax Act
or Canadian withholding tax under Part XIII of the Tax Act. A Series A Unit will be a "Canadian property mutual fund
investment". Consequently, Mutual Fund Withholding Tax will apply to the amount by which the distributions made by
Primaris REIT to a Non-Resident Holder exceeds the aggregate of the Non-Resident Holder's share of the (i) income and (ii)
capital gains which are subject to Canadian withholding tax under Part XIII of the Tax Act, as described above. A Non-
Resident Holder may be able to obtain a refund in respect of its Mutual Fund Withholding Tax payable to the extent that the
Non-Resident Holderhas "Canadianproperty mutual fund losses" (within the meaningof'the Tax Act). A Non-Resident Holder
must file a Canadian federalreturn of income in prescribed form within the prescribed time in order to obtain such a refund.

Disposition of Series A Units

A Non-Resident Holder will notbe subjectto tax underthe Tax Act on any capitalgain realized on the disposition (or
deemed disposition) of Series A Units.

On the redemption of a Series A Unit, a Non-Resident Holder will be subject to the 15% Mutual Fund Withholding
Tax on the entire amount paid to the Non-Resident Holder in connection with such redemption, to the extent not otherwise
subject to withholding tax under Part XIII of the Tax Act. A Non-Resident Holder may be able to obtain a refund in respect of
its Mutual Fund Withholding Tax payable to the extent that the Non-Resident Holder has “Canadian property mutual fund
losses” (within the meaning of the Tax Act), which generally would include any losses realized by the Non-Resident Holder
on the disposition of its Series A Unit (including on the redemption thereof). A Non-Resident Holder must file a Canadian
federalreturn of income in prescribed form within the prescribed time in order to obtain such a refund. Non-Resident Holders
should consult their own tax advisors with respect to the tax consequences of a disposition of a Series A Unit (including on the
redemption thereof).

RISK FACTORS

Below are certain risk factorsrelating to Primaris REIT that Unitholders should carefully consider in connection with
and following the Arrangement. The following information is a summary only of certain risk factors and is qualified in its
entirety by reference to, and must be read in conjunction with, the detailed information appearingelsewhere in this Schedule
and in the Circular.



Risks Relating to Primaris REIT in Connection with the Arrangement
Following the Arrangement, Primaris REIT will need to obtain financing on a stand-alone basis

Following the Arrangement, Primaris REIT will need to raise financing on a stand-alone basis without reference to
H&R REIT and may notbe able to secure adequate debt orequity financing on desirable terms or atall. Financing on a stand-
alone basis may affect the interest rates charged on financings, as well as the amounts of indebtedness, types of financing
structures, and debt markets that may be available to Primaris REIT following the Arrangement. Primaris REIT may not be
able toraise the capitalit requires on desirable termsor atall following the Arrangement.

Following the Arrangement, Primaris REIT may be unable to make the changes necessary to operate as an independent
entity and may incur greater costs

Following the Arrangement, the separation of Primaris REIT from the other business of H&R REIT may materially
affect Primaris REIT. Primaris REIT may not be able to implement successfully the changes necessary to operate
independently. Primaris REIT may incur additional costs relating to operating independently that could materially affect its
financialposition, cash flows and results of operations.

The Primaris Spin-out Properties combined carve-out financial statements and the HOOPP Properties combined carve-out

financial statements may not reflect what Primaris REIT’s financial position, results of operations or cash flows would
have been had Primaris REIT operated as a stand-alone company or what Primaris REIT’s financial position, results of
operations or cash flows will be in the future

The combined carve-out financial statements for the Primaris Spin-out Properties and the combined carve-out financial
statements forthe HOOPP Properties included in Schedule F and Schedule G, respectively, to the Circular have been prepared
on a “carve-out” basis derived from the consolidated financial statements of H&R REIT and HOOPP, respectively.
Management believes it has made reasonable assumptions underlying these financial statements, including reasonable
allocations of corporate expenses from H&R REIT, such as expensesrelated to employee benefits, finance, human resources,
legal, information technology and executive management. However, because these financial statements are based on certain
assumptions and include allocations of corporate expenses from H&R REIT, and the financial results and operations of the
HOOPP Properties, the financial statements may not reflect what Primaris REIT’s financial position, results of operations or
cash flows would have been had Primaris REIT operated as a stand-alone company owning all of the properties during the
historical periods presented or what Primaris REIT’s financialposition, results of operations or cash flows will be in the future.

Forecast Risks

The financial forecast contained in Schedule K to the Circular was prepared using assumptions that reflect
management’s intended course for the period covered, given the judgement of management as to the most probable set of
economic conditions. There can be no assurance that the assumptions reflected in such financial forecast will prove to be
accurate. Actualfinancialresults may vary significantly from the forecasted resultsand those variations may be material. There
are no assurances that actual results achieved during the period(s) covered by any financial forecast contained herein will be
the same, in whole or in part,asthose forecasted in the forecast included as Schedule K to the Circular. See “Forward-Looking
Statements” in this Schedule.

Risks Related to the Business of Primaris REIT

There are certain risks inherentin an investment in securities of Primaris REIT and in the activities of Primaris REIT,
including the following which investors should carefully consider before investing in securities of Primaris REIT.

Risks Associated with COVID-19

On March 11, 2020,the World Health Organization declared COVID-19 a global pandemic, which hasresulted in the
federal and provincial governments, as well as U.S. federal and state governments, enacting emergency measures to combat
the spread of the virus, including travel bans, quarantine periods, social distancing and significant monetary and fiscal
interventions. Given the success in mitigating the initial spread of COVID-19, the governments in Canada and in many other
countries, including the U.S., eased the containment measures in late Q2 2020 and rolled out reopening of non-essential
businesses on a staged regionalapproach formost of Q3 2020. Thisled to a recovery of economic activities and the employment



rate in Canada and in many parts of the world. Following Q3 2020, the rise in the numberof COVID-19 cases globally indicated
the start of the second wave of the pandemic. In response, regional and provincial governments in Canada and internationally,
including the U.S., introduced, or restored, restrictive measures for certain non-essential businesses such astheatres, gyms and
sit down restaurants. In Q4 2020, many governments began to implement more restrictive measures and some governments
imposed lockdowns, closing all businesses other than those deemed “essential”’. These emergency measures have resulted in
additionalrisks and uncertainties to Primaris REIT’s business, operationsand financial performance as discussed throughout
H&R REIT’s MD&A for the three and six months ended June 30,2021.

The duration and impactofthe COVID-19 pandemic on Primaris REIT remain unknown at this time, asis the efficacy
of the government’s interventions. Disruptions caused by COVID-19 may, in the short or long term, materially adversely
impact Primaris REIT’s tenantsand/orthe debt and equity markets,both of which could materially adversely affect Primaris
REIT’s operations and financial performance and ability to pay distributions. Primaris REIT may experience COVID-19 related
delayswith its current and future development projects.

The extent of the effect of the ongoing COVID-19 pandemic on Primaris REIT’s operational and financial
performance will depend on numerous factors, including the duration, spread and intensity of the pandemic, the actions by
governments and others taken to contain the pandemic or mitigate its impact, changes in the preferences of tenants and
prospective tenants,and the direct and indirect economic effects of the pandemic and containment measures,all of which are
uncertain and difficult to predict considering that the situation continues to evolve rapidly. Asa result, it is not currently possible
to ascertain the longterm impact of COVID-19 on Primaris REIT’s business and operations. Certain aspects of Primaris REIT’s
business and operations that could potentially be impacted include rental income, occupancy, tenant inducements, future
demand forspace and market rents, as well as increased costs resulting from Primaris REIT’s efforts to mitigate the impact of
COVID-19, longer-term stoppage of development projects, temporary orlong-term labourshortages or disruptions, temporary
or long-term impacts on domestic and global supply chains, increased risks to IT systems and networks, impairments and/or
writedowns of assets, and the deterioration of worldwide credit and financialmarketsthatcould limit Primaris REIT’s ability
to accesscapitaland financingon acceptabletermsoratall

Even afterthe COVID-19 pandemic has subsided, Primaris REIT may continue to experience materialadverse impacts
to its business asa result of the global economy, including any related recession, as well aslingering effects on Primaris REIT’s
employees, suppliers, third-party service providers and/ortenants.

Real Property Ownership

All real property investments are subject to a degree ofrisk and uncertainty. Such investments are affected by various
factorsincluding general economic conditions, localreal estate markets, the impact of COVID-19,demand forleased premises,
competition from other available premises and various other factors.

The value of real property and any improvements thereto may also depend on the credit and financialstability of the
tenants. Distributable cash and Primaris REIT’s income would be adversely affected if one or more major tenants or a
significant numberof tenants were to become unable to meet their obligations under their leases or if a significant amount of
available space in the properties in which Primaris REIT has an interest is not able to be leased on economically favourable
lease terms. In the event of default by a tenant, delays or limitations in enforcing rights as lessor may be experienced and
substantial costs in protecting Primaris REIT’s investment may be incurred. Furthermore, at any time, a tenant of any of the
properties in which Primaris REIT hasan interest may seek the protection of bankruptcy, insolvency or similar laws that could
result in the rejection and termination of such tenant’slease and thereby cause a reduction in the cash flow available to Primaris
REIT.

Retail shopping centres have traditionally relied on there being a number of anchor tenants (department stores,
discount department stores and grocery stores) in the centre, and therefore they are subject to the risk of such anchor tenants
either moving out of the property or going out of business. Certain of the majortenantsare permitted to cease operating from
their leased premises atany time at their option, however, they remain liable to pay all remaining rent in accordance with their
leases. Other major tenants are permitted to cease operating from their leased premises or to terminate their leases if certain
eventsoccur. The exercise of such rights by a tenantmay have a negative effect on a property. There can be no assurance that
such rights will notbe exercised in the future.

The ability to rent unleased space in the properties in which Primaris REIT has an interest will be affected by many
factors and costs may be incurred in making improvements or repairs to property required by a new tenant. A prolonged



deterioration in economic conditions could increase and exacerbate the foregoing risks. The failure to rent unleased spaceona
timely basis or atall would likely have an adverse effect on Primaris REIT’s financial condition.

Certain significant expenditures, including property taxes, maintenance costs, mortgage payments, insurance costs
and related charges must be made throughout the period of ownership of real property regardless of whether the property is
producing any income. If Primaris REIT is unable to meet mortgage payments on any property, losses could be sustained asa
result of the mortgagee’s exercise of its rights of foreclosure or sale.

Primaris REIT may, in the future, be exposed to a general decline of demand by tenants for space in properties. As
well, certain of the leases of the properties held by Primaris REIT have early termination provisions which, if exercised, would
reduce the average lease term. However, such termination rights are generally exercisable only at a cost to the tenant and the
amount of space in the portfolio of properties currently held by Primaris REIT which could be affected is not significant.

A mortgage on any one property may, from time to time, exceed the estimated current market value of the related
property. The cash flow from such a property may not be sufficient to cover debt servicing for that property. The cash flow
from the portfolio of properties currently held by Primaris REIT is, however, expected by managementto be sufficient to cover
any cash flow shortfalls on such a property.

Current Economic Environment

Primaris REIT will be subject torisks involving the economy in general, including inflation, deflation or stagflation,
unemployment, geopolitical issues and a local, regional, nationalor internationaloutbreak of a contagious disease, including
the outbreak of COVID-19. Poor economic conditions could adversely affect Primaris REIT’s ability to generate revenues,
thereby reducing its operating income and earnings. It could also have an adverse impact on the ability of Primaris REIT to
maintain occupancy rates which could harm Primaris REIT’s financial condition. In weak economic environments, Primaris
REIT’s tenantsmay be unable to meet their rental payments and other obligations due to Primaris REIT, which could havea
materialand adverse effect on Primaris REIT. In addition, fluctuation in interest rates or other financialmarket volatility may
adversely affect Primaris REIT’s ability to refinance existing indebtedness on its maturity or on terms thatare as favourable as
the terms of existing indebtedness, which may impact negatively on Primaris REIT’s performance, may restrict the availability
of financing for future prospective purchasers of Primaris REIT’s investmentsand could potentially reduce the value of such
investments, or may adversely affect the ability of Primaris REIT to complete acquisitions on financially desirable terms. With
respect to the COVID-19 outbreak, refer to “— Risks Associated with COVID-19 above.

Integration of HOOPP Properties

The integration of Primaris REIT and the HOOPP Properties may not occur as planned. The Purchase and Sale
Agreement hasbeen entered into with the expectation thatits successful completion will result in increased eamings and cost
savings by taking advantage of operating and other synergies to be realized from the consolidation of Primaris REIT and the
HOOPP Properties and resulting enhanced growth opportunities for Primaris REIT. The ability to realize the benefits of the
HOOPP Contribution will depend in part on whether Primaris REIT’s and the HOOPP Properties’ operations can be integrated
in an efficient and effective manner. Most operational and strategic decisions and certain staffing decisions with respect to
Primaris REIT have not yet been made. These decisions and the integration of the two portfolios will present challenges to
management, including the integration of systems and personnel of the two portfolios, and special risks, including possible
unanticipated liabilities, unanticipated costs, and the loss of key employees. The performance of Primaris REIT could be
adversely affected if it cannotretain key employees to assist in the integration and operation of Primaris REIT. As a result of
these factors, it is possible that the cost reductions and synergies expected from the combination of Primaris REIT and the
HOOPP Properties will not berealized. Ifactualresults areless favourable than Primaris REIT currently anticipates, Primaris
REIT’s business, results of operations, financial condition and liquidity could be adversely impacted.

Valuations

Valuations reflect an assessment of value based on the facts and circumstances as of the date the valuations were
made. Such valuations may not have incorporated all relevant facts or may have relied on incorrect assumptions which may
have been too optimistic or not sufficiently optimistic. Furthermore, valuations conducted at one point in time may not be
reflective of value atanotherpointin time, nor may the valuation be reflective of the value that could be obtained on a sale or
other transaction.



Land Leases

To the extent that the properties in which Primaris REIT has or will have an interest are located on leased land, the
land leases may be subject to periodic rateresets that may fluctuate. This may result in significant rental rate adjustments and
therefore have a potentialnegative effect on the cash flow of Primaris REIT.

Retail Concentration

Primaris REIT’s portfolio is limited to Canadian retail properties. Consequently, the market value of the properties
and the income generated from them could be negatively affected by changesin the domestic retail environment.

Credit Risk and Tenant Concentration

Primaris REIT will be exposed to credit risk as an owner of real estate in thattenantsmay becomeunable to pay the
contracted rents. Management mitigates this risk by carrying out appropriate credit checks and related due diligence on the
significant tenants. In addition, management ensures that no tenant or related group of tenants, other than investment grade
tenants,account fora significant portion of the cash flow.

In that regard, the Declaration of Trust restricts the leasing or subleasing of real property, premises or space to any
person where that person and its affiliates would, afterthe contemplated lease orsublease, be leasing or subleasing real property,
premises or space having a fair market value net of encumbrances in excess of 20% of Total Assets, unless the lessee or
sublessee is, or the lease or sublease is guaranteed by,the Government of Canada,the Government of the United States, any
province or territory of Canada, any state of the United States, any municipality or city in Canada orthe United States, or any
agency orcrown corporation thereof and certain issuers, the securities of which meet stated investmentcriteria orare investment
grade. It is expected that Primaris REIT will be in compliance with this restriction upon completion of the Arrangement and
the HOOPP Contribution. Furthermore, the only tenant which individually accounts for more than 5% of Primaris REIT’s
expected annualminimum rentis Canadian Tire Corporation, Limited, which hasa public debtrating of BBB by a recognized
rating agency.

Primaris REIT will be exposed to credit risk in the event that borrowers default on the repayment of the amounts
owing to Primaris REIT. Management mitigates this risk by ensuring adequate security has been provided in support of
mortgages receivable.

Lease Rollover Risk

Lease rollover risk arises from the possibility that Primaris REIT may experience difficulty renewing leases as they
expire orin re-leasing space vacated by tenantsupon lease expiry, or that Primaris REIT may notachieve rentalrate increases
upon such renewals. Management’s strategy is to sign creditworthy tenantsto leasesthatare long-term in nature and to mitigate
the risk by having staggered lease maturities and using built-in rental escalations which assists in Primaris REIT’s attempt to
fulfill its primary goal of maintaining a predictable cash flow. The ability to rent unleased space in the properties in which
Primaris REIT hasan interest will be affected by many factors. The failure to rent unleased space on a timely basis or atall or
to achieverental rate increases would likely havean adverse effect on Primaris REIT’s financialcondition and cash available
for distributions may be adversely affected.

Interest Rate and Other Debt-Related Risks

Primaris REIT will be exposed to financing risk on maturing debt and interest rate risk on its borrowings. It will
minimize this risk by negotiating fixed rate term debt with staggered maturities targeting less than 20% of totaldebt maturing
in any one year. Consistent with a debt strategy employing significant unsecured financings, Primaris REIT will strive to
maintain undrawn credit facility capacity to accommodate 18-24 months of forward debt maturities.

If Primaris REIT indebtedness is replaced by new debt that has less favourable terms or Primaris REIT is unable to
secure adequate funding, distributions by Primaris REIT to holders of Units may be adversely impacted. In addition, failure by
Primaris REIT to comply with its obligations under the documents governing such indebtedness (including in the case of the
credit facilities, the failure to meet certain financial ratios and financial conditions tests) may adversely impact cash
distributions on the Units. Primaris REIT hasbeen able to leverage off the low interest rate environment thatthe Canadian and



U.S. economy has experienced in recent years. A reversal of this trend, however, may lead to Primaris REIT’s debt being
refinanced at higher rates, thereby reducing netincome and cash flows which could ultimately affect the level of distributions.

Construction Risks

Itis likely thatPrimaris REIT will be involved in various development projects. Primaris REIT’s obligations in respect
of properties under construction, or which areto be constructed, are subjectto risks which include (i) the potential insolvency
of a third party developer (where Primaris REIT is not the developer); (ii) a third party developer’s failure to use advanced
funds in payment of construction costs; (iii) construction or other unforeseeable delays, including the impact of COVID-19;
(iv) cost overruns; (v) the failure of tenantsto occupy and pay rent in accordance with existing lease agreements, some of which
are conditional; (vi) the incurring of construction costs before ensuring rental revenues will be eamed from the project; and
(vii) increases in interest rates during the period of the development. Management strives to mitigate these risks where possible
by entering into fixed price construction contracts with general contractors (and,to the extent possible, on a bonded basis) and
by attemptingto obtain long-term financing as early aspossible during construction.

Capital Expenditures

Leasing capitaland maintenance capitalare incurred in irregular amountsand may exceed actualcash available from
operations during certain periods. Primaris REIT may be required to use part of its debt capacity orreduce distributions in order
to accommodate such items. Capital for recoverable improvements may exceed recovery of amounts from tenants.

Liquidity Risk

Realproperty investments tend to be relatively illiquid, with the degree of liquidity generally fluctuatingin relationship
with demand forand the perceived desirability of such investments. Such illiquidity will tendto limit Primaris REIT’s ability
to vary its portfolio promptly in response to changing economic or investment conditions. If for whatever reason, liquidation
of assets is required, there is a risk that sale proceeds realized might be less than the previously estimated market value of
Primaris REIT’s investments or that market conditions, including the impact of COVID-19, would prevent prompt disposition
of assets.

Competition

The real estate business is competitive. Numerous otherdevelopers, managers and owners of properties compete with
Primaris REIT in seeking tenants. Some of the properties located in the same markets as Primaris REIT’s properties may be
newer, betterlocated, less levered or have strongeranchortenants thanPrimaris REIT’s properties. Some property owners with
properties located in the same marketsas Primaris REIT’s properties may be better capitalized and may be stronger financially
and hence better able to withstand an economic downturn. Competitive pressures in such markets could have a negative effect
on Primaris REIT’s ability to lease space in its properties and on the rents charged or concessions granted, which could have
anadverse effect on Primaris REIT’s financial condition and results of operation and decrease the amount of cash available for
distribution.

Primaris REIT competes for suitable real property investments with individuals, corporations, other real estate
investment trusts and institutions (both Canadian and foreign) which are presently seeking, or which may seek in the future,
real property investments similar to those desired by Primaris REIT. Many of these investors have greater financialresources
than those of Primaris REIT, or operate without Primaris REIT’s investment restrictions, or according to more flexible
conditions. An increase in the availability of investment fundsand an increase in interest in real property investments, would
tend to increase competition for real property investments, thereby increasing purchase prices and reducing the yields thereon.

Significant deterioration of the retail shopping centre market in general or the financial health of key tenants in
particular could have an adverse effect on Primaris REIT’s business, financial condition or results of operations. Also, the
emergence of e-commerce as a platform for retail growth hascaused many retailers to change their approach to attractingand
retaining customers. To the extent that some retailers are unsuccessfulin attractingand retaining customers because of the
impact of e-commerce on their respective businesses, Primaris REIT may experience additional vacancy and its resulting
adverse effects on financial condition and results of operations includingoccupancy rates, base rentalincome, tax and operating
cost recoveries, leasing and other similar costs.



Reliance on Anchor Tenants or Tenant Bankruptcies

Primaris REIT’s profit could be adversely affected in the event of a downturn in the business or the bankruptcy or
insolvency of any anchor store or anchor tenant. Anchor tenants generally occupy large amounts of leasable area, pay a
significant portion of the totalrents ata property and contribute to the success of othertenants by drawing significant numbers
of customers to a property. Bankruptcy filings by retailers occur periodically in the normal course of operations for reasons
such as increased competition, out-dated business models, internet sales, changing demographics, poor economic conditions,
rising costs and changing shopping trends. Primaris REIT continually seeks to re-lease vacant space resulting from any tenant
terminations. The closing of one or more anchorstoresat a multi-tenant property orthe tenant at a single-tenant property, could
have an adverse effect on that property. At a multi-tenant property, vacated anchor tenant space tends to adversely affect the
entire shopping centre because of the loss of the departed anchortenant’s power to draw customers to the centre, which in turn
may cause other tenants’ operations to suffer and adversely affect such other tenants’ ability to pay rent or perform any other
obligations under their leases. Moreover, a lease termination by an anchortenantor a failure by thatanchortenantto occupy
the premises may entitle other tenants of the centre to cease operating from their premises to a reduction of rent payable under
their leases and/orto terminate their leases. No assurance can be given that Primaris REIT will be able to quickly re-lease space
vacated by an anchortenant on favourable terms, if atall. If any anchortenant were to leave a property, the property could be
negatively affected, which could havean adverse effect on Primaris REIT’s financial condition and results of operationsand
could decrease the amount of cash available to pay distributions to Unitholders.

Cyber Security Risk

Cyber security has become an increasingly problematic issue for issuers and businesses in Canada and around the
world. Cyber attacks against large organizations are increasing in sophistication and are often focused on financial fraud,
compromising sensitive data forinappropriate use or disrupting business operations. A cyber incident is considered to be any
adverse event that threatens the confidentiality, integrity or availability of Primaris REIT’s information resources. More
specifically, a cyber-incident is an intentionalattack oran unintentionalevent that can include gaining unauthorized accessto
information systems to disrupt operations, corrupt data or steal confidential information. As Primaris REIT’s reliance on
technology hasincreased, so have the risks posed to its systems. Primaris REIT’s primary risks thatcould directly result from
the occurrence of a cyber-incident include operational interruption, damage to its reputation, damage to Primaris REIT’s
business relationships with its tenants, disclosure of confidentialinformation regarding its tenants, employees and third parties
with whom Primaris REIT interacts, and may result in negative consequences, including remediation costs, loss of revenue,
additionalregulatory scrutiny and litigation. Primaris REIT will implement processes, procedures and controls to help mitigate
theserisks, but these measures,as well asits increased awareness of a risk of a cyber-incident, do not guarantee that its financial
results will not be negatively impacted by such an incident.

Environmental and Climate Change Risk

As an owner of interests in real property in Canada, Primaris REIT will be subject to various Canadian federal,
provincial and municipallaws relating to environmental matters. These laws impose a liability for the cost of removaland
remediation of certain hazardous materials released or deposited on properties owned by Primaris REIT on or adjacent
properties.

In accordance with best management practices, Phase I audits will be completed on all properties prior to acquisition.
Further investigation will be conducted if Phase I testsindicate a potential problem. Primaris REIT will have operating policies
to monitor and manage risk. In addition, the standard lease requires compliance with environmentallaws and regulations and
restricts tenants from carrying on environmentally hazardous activities or having environmentally hazardous substances on
site.

Naturaldisasters and severe weathersuch as floods, ice storms, blizzards and rising temperatures may result in damage
to Primaris REIT’s properties. The extent of Primaris REIT’s casualty losses and loss in property operating income in
connection with such events is a function of the severity of the event and the total amount of exposure in the affected area.
Primaris REIT will also be exposed to risks associated with inclement winter weather, including increased need for maintenance
and repair of Primaris REIT’s buildings. In addition, climate change,to the extent it causes changes in weather patterns, could
have effects on Primaris REIT’s business by increasing the cost to recover and repair properties and by increasing property
insurance costs to insure a property against naturaldisasters and severe weatherevents.



Primaris REIT will take proactive steps to mitigate the risk of climate change on its business and its properties and to
address Primaris REIT’s environmentalimpact.

Co-Ownership Interest in Properties

In certain situations, Primaris REIT may be adversely affected by a default by a co-owner of a property under the
terms of a mortgage, lease or other agreement. Although all co-owners agreements entered into by Primaris REIT provide for
remedies to Primaris REIT in such circumstances, such remedies may not be exercisable in all circumstances, or may be
insufficient or delayed, and may not cure a default in the event that such default by a co-owner is deemed to be a default of
Primaris REIT.

Joint Venture Arrangements and Investment Risks

Primaris REIT has several investments in joint ventures and investments in associates. Primaris REIT is subject to
risks associated with the managementand performance of these joint venture arrangements and investments. Such risks include
any disagreements with its partnersrelating to the development oroperations of a property, as well as differences with respect
to strategic decision making. Other risks include partnersnot meeting their financialor operationalobligations. Primaris REIT
attempts to mitigate these risks by maintaining good working relationships with its partners, and conducting due diligence on
their partnersto ensure there is a similar alignment of strategy prior to creating a joint arrangement or investment.

Dependence on Key Personnel

The management of Primaris REIT will depend on the services of certain key personnel. The loss of the services of
any of these key personnel could have an adverse effect on Primaris REIT.

Potential Acquisition, Investment and Disposition Opportunities and Joint Venture Arrangements

Primaris REIT will evaluate business and growth opportunities and is expected to consider a number of acquisition,
investment and disposition opportunities and joint venture arrangementsto achieveits business and growth strategies. In the
normal course, Primaris REIT may have outstanding non-binding letters of intent and/or conditional agreements or may
otherwise be engaged in discussions with respect to potential acquisitions and financing of new assets, the refinancing of
existing assets, potential dispositions, establishment of new joint venture arrangements, the viability and status of its joint
venture arrangements, and changes to its capitalstructure, each of which, individually or in the aggregate, may or may notbe
material if they were to progress. However, there can be no assurance that any of these discussions will result in a definitive
agreement and, if they do, what the terms or timing of any acquisition, investment or disposition would be or that such
acquisition, investment or disposition will be completed by Primaris REIT. Similarly, there canbe no assurance thatPrimaris
REIT will enter into new joint venture arrangements or continue any existing joint venture arrangements. If Primaris REIT
does complete such transactions, Primaris REIT cannot provide assurance thatthey will ultimately strengthen its competitive
position or thatthey will not be viewed negatively by customers, securities analystsor investors. Such transactionsmay alko
involve significant commitments of Primaris REIT’s financialand otherresources. Any such activity may not be successful in
generating revenue, income or other returns to Primaris REIT, and the resources committed to such activities will not be
available to Primaris REIT for otherpurposes.

Acquisitions of properties by Primaris REIT are subject to the normal commercial risks and satisfaction of closing
conditions that may include, among other things, lender approval, Competition Act (Canada) approval, receipt of estoppel
certificates and obtaining title insurance. Such acquisitions may not be completed or, if completed, may not be on terms that
are exactly the same as initially negotiated. In the event that Primaris REIT does not complete an acquisition, it may have an
adverse effect on the operations andresults of Primaris REIT in the future and its cash available for distributions to Unitholders.

Potential Undisclosed Liabilities Associated with Acquisitions

Primaris REIT is expected to acquire properties that are subject to existing liabilities, some of which may be unknown
atthe time of the acquisition or which Primaris REIT may failto uncoverin its due diligence. Unknown liabilities might include
liabilities for cleanup or remediation of undisclosed environmental conditions, claims by tenants, vendors or other persons
dealing with the vendor or predecessor entities (that have not been asserted or threatened to date), and accrued but unpaid
liabilities incurred in the ordinary course of business. Representations and warranties given by third parties to Primaris REIT
regarding acquired properties may notadequately protect against these liabilities and any recourse against third parties may be



limited by the financial capacity of such third parties. While in some instances Primaris REIT may have the right to seek
reimbursement against an insurer or anotherthird party forcertain of these liabilities, Primaris REIT may nothave recourse to
the vendorofthe properties for any of these liabilities.

Potential Conflicts of Interest

Primaris REIT may be subject to various conflicts of interest because of the fact thatthe members of management and
Primaris REIT Trustees may be engaged in a wide range of real estate and other business activities and Primaris REIT may
becomeinvolved in transactions which conflict with the interests of the foregoing.

Primaris REIT management and Primaris REIT Trustees may from time to time deal with persons, firms, institutions
or corporations with which Primaris REIT may be dealing, or which may be seeking investments similar to those desired by
Primaris REIT. The interests of these persons could conflict with those of Primaris REIT. In addition, from time to time, these
persons may be competing with Primaris REIT foravailable investment opportunities.

Any decisions regarding the enforcement by Primaris REIT of the terms of any agreement entered into by Primaris
REIT with a non-independent Primaris REIT Trustee or with an associate of a non-independent Primaris REIT Trustee may be
made by a majority of the independent Primaris REIT Trustees. There is a risk thatnon-independent Primaris REIT Trustees
may attempt to influence the independent Primaris REIT Trustees in this regard.

The Declaration of Trust contains “conflicts of interest” provisions requiring Primaris REIT Trustees to disclose
material interests in material contracts and transactions and refrain from votingthereon. See “Corporate Governance— Conflicts
of Interest” in this Schedule.

Risks Relating to Securities of Primaris REIT
Prices of REIT Securities

Publicly traded trust units will not necessarily trade at values determined solely by reference to the underlying value
of trust assets. Accordingly, Units may tradeata premium ora discount to the underlying value of the assets of Primaris REIT.

One ofthe factorsthat may influence the quoted price of Units is the annual yield on Units. Accordingly, an increase
in market interest rates may lead investors in Units to demand a higher annualyield which could adversely affect the quoted
price of Units. In addition, the quoted price of Units may be affected by changesin general market conditions, fluctuationsin
the markets forequity securities and numerous other factors beyond the control of Primaris REIT.

Challenging market conditions, the health of the economy as a whole and numerous other factors beyond the control
of Primaris REIT may have a material effect on the business, financialcondition, liquidity and results of operations of Primaris
REIT. Financial markets have previously experienced significant price and volume fluctuations thathave particularly affected
the market prices of securities of issuers and that have often been unrelated to the operating performance, underlying asset
values or the prospects of such issuers. There can be no assurance that such fluctuations in price and volume will not occur
again. Accordingly, the market price of Units may decline even if Primaris REIT’s operating results, underlying asset values
or prospects havenot changed. Additionally, these factors,as well asother related factors,may cause decreasesin asset values
that are deemed to be other than temporary, which may result in impairment losses. If such increased levels of volatility and
market turmoiloccur, Primaris REIT’s operations could be adversely impacted and the trading price of Units may be adversely
affected.

Availability of Cash for Distributions

Primaris REIT’s current proposed distribution policy is outlined under “Distribution Policy” in this Schedule.
Although Primaris REIT intends to make distributions of its available cash to Unitholders in accordance with its distribution
policy, these cash distributions may be reduced or suspended, including as a result of the impact of COVID-19 on Primaris
REIT’s business. The actual amount distributed by Primaris REIT will depend on numerous factors including capital market
conditions, the financial performance of Primaris REIT’s properties, Primaris REIT’s debt covenants and obligations, its
working capitalrequirements, its future capitalrequirements, its development commitments and fluctuations in interest rates.
Cash available to Primaris REIT for distributions may be reduced from time to time because of items such as principal
repayments on debt, tenant allowances, leasing commissions, capital expenditures or any other business needs that Primaris



REIT Trustees deem reasonable. Primaris REIT may be required to use part of its debt capacity in order to accommodate any
or all of the above items. The market value of Units may decline significantly if Primaris REIT suspends or reduces
distributions. Primaris REIT Trustees retain the right to re-evaluate the distribution policy from time to time asthey consider
appropriate.

Ability to Access Capital Markets

As Primaris REIT will distribute a portion of its income to holders of Units, Primaris REIT may need to obtain
additionalcapitalthrough capitalmarkets and Primaris REIT’s ability to accessthe capital marketsthrough equity issues and
forms of secured or unsecured debt financing may affect the operations of Primaris REIT as such financing may be available
only on disadvantageous terms, if at all. If financing is not available on acceptable terms, further acquisitions or ongoing
development projects may be curtailed and cash available for distributions or to fund future commitments may be adversely
affected.

Tax Risk

The Tax Actincludes rules (referred to herein asthe “SIFT Rules”) which effectively tax certain income of a publicly
traded trust or partnership thatis distributed to its investors on the same basis as would have applied had the income been
earned through a taxable corporation and distributed by way of dividend to its shareholders. The SIFT Rules apply only to
“SIFT trusts”, “SIFT partnerships” (each asdefined in the Tax Act, and collectively, “SIFTs”) and their investors. A trust that
qualifies asa “real estate investment trust” (as defined in the Tax Act) for a taxation yearwill not be considered to be a SIFT
trust in thatyear(the “REIT Exemption™).

Management believes that Primaris REIT will satisfy the tests to qualify for the REIT Exemption. Management of
Primaris REIT intends to conduct the affairs of Primaris REIT so that it qualifies forthe REIT Exemption atalltimes. However,
as the REIT Exemption includes complex revenue and asset tests, no assurances can be provided that Primaris REIT will
continue to qualify for any subsequent year.

There can be no assurance that income tax laws and the treatment of mutual fund trusts will not be changed in a
mannerwhich adversely affects holders of Units. If Primaris REIT does not qualify asa “mutualfund trust” underthe Tax Act
and Units cease to be listed on a designated stock exchange (which currently includes the TSX), Units will cease to be qualified
investments for registered plans.

Pursuantto rules in the Tax Act, if Primaris REIT experiences a “loss restriction event” (i) it will be deemed to have
a year-end for tax purposes (which would result in an unscheduled distribution of undistributed net income and net realized
capitalgains, if any, atsuch time to Unitholders to the extentnecessary so that Primaris REIT is notliable for income tax on
such amountsunderPart] of the Tax Act), and (i) it will become subject to the loss restriction rules generally applicable to a
corporation that experiences an acquisition of control, including a deemed realization of any unrealized capital losses and
restrictions on its ability to carry forward losses. Generally, Primaris REIT will be subject to a loss restriction eventif a person
becomes a “majority-interest beneficiary”, or a group of persons becomes a “majority-interest group of beneficiaries”, of
Primaris REIT, each as defined in the affiliated persons rules contained in the Tax Act, with certain modifications. Generally,
a majority-interest beneficiary of a trust is a beneficiary of the trust whose beneficial interests in the income or capitalof the
trust, as the case may be, together with the beneficial interests in the income or capital of the trust, as the case may be, of
persons and partnerships with whom such beneficiary is affiliated for the purposes of the Tax Act, represent greater than 50%
of'the fair market value of all the interests in the income or capitalof the trust, asthe case may be.

Additional Tax Risks Applicable to Unitholders

Primaris REIT is classified as a foreign corporation for United States federal income tax purposes. A foreign
corporation will be classified as a passive foreign investment company, or “PFIC” for United States federal income tax
purposes if either (i) 75% or more of its gross income is passive income or (ii) on average forthe taxable year,50% or more of
its assets (by value) produce or are held for the production of passive income. If Primaris REIT were treated asa PFIC, then in
the absence of certain elections being made by a U.S. Unitholder with respect to such U.S. Unitholder’s REIT Units, any
distributions in respect of Units which are treated as “excess distribution” underthe applicable rules and any gain on a sale or
other disposition of Units would be treated asordinary income and would be subject to special tax rules, including an interest
charge. In addition, if Primaris REIT were treated asa PFIC, then dividends paid on Units will not qualify for the reduced U.S.
federalincome tax rate applicable to certain qualifying dividends received by non-corporate taxpayers.



The foregoing adverse consequences of PFIC characterization can be mitigated by making certain elections. U.S.
Unitholders should consult with their own tax advisorsregarding the implications of these rules and the advisability of making
one of the applicable PFIC elections, taking into account their particular circumstances. If Primaris REIT were a PFIC, U.S.
Unitholders would be required to file an annualreturn on IRS Form 8621.

U.S. individuals are required to report an interest in any “specified foreign financial asset” if the aggregate value of
such assets owned by the U.S. individual exceeds $50,000 (or such higher threshold as may apply to a particular taxpayer
pursuant to the instructions to IRS Form 8938). Units are treated as a specified foreign financialasset for this purpose.

A holder of REIT Units that is a Non-Resident of Canada for purposes of the Tax Act will generally be subject to
Canadian withholding tax under Part XIII of the Tax Act at the rate of 25% on the portion of the income of Primaris REIT
(including taxable capitalgains deemed to be “TCP gains distributions” for purposes of the Tax Act) paid or credited (whether
in cash or in specie) in respect of such REIT Units, subject to reduction under the Canada-U.S. Tax Convention (the “U.S.
Treaty”) if applicable. The withholding rate applicable to a U.S. Unitholder entitled to the benefits of the U.S. Treaty in respect
of' such income generally would be reducedto 15%. A holder of REIT Units thatis a Non-Resident of Canada forpurposes of
the Tax Act will also generally be subjectto Canadian withholding tax under Part XIII.2 of the Tax Act atthe rate of 15% on
the portion of any distributions from Primaris REIT that are not otherwise subject to tax under Part I or Part XIII of the Tax
Act. Investors should consult with their own tax advisorsregarding the applicability of withholding tax havingregard to their
particular circumstances.

Dilution

The numberof Units Primaris REIT is authorized to issue is unlimited. Primaris REIT Trustees have the discretion to
issue additional Units in certain circumstances, including under the Primaris REIT Option Plan and Primaris REIT Incentive
Unit Plan. Inaddition, Primaris REIT may issue Units pursuant to any distribution reinvestment plan and/orunit purchase plan
adopted in the future. Any issuance of Units may havea dilutive effect on the investors of Units.

Unitholder Liability

The Declaration of Trust provides that no Unitholder, Special Voting Unitholder or annuitantundera plan of which a
Unitholder or Special Voting Unitholder acts as trustee or carrier will be held to have any personal liability as such, and that
no resort shall be had to, nor shall recourse or satisfaction be sought from, the private property of any Unitholder, Special
Voting Unitholder or annuitant for any liability whatsoever, in tort, contract or otherwise, to any person in connection with
property of Primaris REIT or the affairs of Primaris REIT including, without limitation, for satisfaction of any obligation or
claim arising out of or in connection with any contract or obligation of Primaris REIT or of Primaris REIT Trustees or any
obligation which a Unitholder, Special Voting Unitholder or annuitant would otherwise have to indemnify a Primaris REIT
Trustee for any personalliability incurred by Primaris REIT Trustee as such. Only assets of Primaris REIT are intended to be
liable and subjectto levy or execution for satisfaction of such liability.

Personal liability may arise in respect of claims against Primaris REIT that do not arise under contracts, including
claims in tort, claims for taxes and possibly certain other statutory liabilities. The possibility of any personal liability of this
nature arising is considered remote as the nature of Primaris REIT’s activities are such that most of its obligations arise by
contract and non-contractual risks are largely insurable. However, the insurance policies maintained by Primaris REIT have
exclusions for certain environmentalliabilities. In the eventthat paymentofa Primaris REIT obligation were to be madeby a
Unitholder or Special Voting Unitholder, such holder would be entitled to reimbursement from the available assets of Primaris
REIT.

Primaris REIT Trustees will causethe activities of Primaris REIT to be conducted with the advice of counsel, in such
a way and in such jurisdictions asto avoid, to the extent they determine to be practicable and consistent with their fiduciary
duty to act in the best interests of the Unitholders and Special Voting Unitholders, any material risk of liability on the
Unitholders and Special Voting Unitholders for claims against Primaris REIT.

Legislation has been enacted in the Province of Ontario and certain other provinces that is intended to provide
unitholders in those provinces with limited liability. On December 16, 2004, the Trust Beneficiaries’ Liability Act, 2004
(Ontario), came into force. Such legislation provides that unitholders of a trust that is a reporting issuer and governed by the
laws of Ontario are not liable, asbeneficiaries, for any act, default, obligation or liability of the trust or any of'its trustees that
arise after the legislation came into force. A trust is considered governed by the laws of Ontario if its declaration of trust or



other constating instrument contains the customary provision to that effect. The Declaration of Trust contains such a provision,
and accordingly, the Unitholders and Special Voting Unitholders are protected by this legislation. However, there remains a
risk, which Primaris REIT considers to be remote in the circumstances, thata Unitholder and Special Voting Unitholder could
be held personally liable for Primaris REIT’s obligations to the extent that claims are not satisfied out of Primaris REIT’s
assets. [tis intended that Primaris REIT’s affairs will be conducted to seek to minimize such risk wherever possible.

Redemption Right

Unitholders are entitled to have their Units redeemed at any time on demand (see “Declaration of Trust and Description
of Capital Structure — Redemption of Units” in this Schedule). It is anticipated thatthis redemption right will notbe the primary
mechanism for holders of Units to liquidate their investments. The entitlement of holders of Units to receive cash upon the
redemption of their Units is subject to the limitations that: (i) the total amount payable by Primaris REIT in respect of those
Units and all other Units tendered for redemption in the same calendar month does not exceed $50,000 (subject to certain
adjustments and provided that Primaris REIT Trustees may waive this limitation at their sole discretion); (i) at the time such
Units aretendered for redemption, the outstanding Series A Units shall be listed for trading or quoted on a stock exchange or
traded or quoted on another market which Primaris REIT Trustees consider, in their sole discretion, provides representative
fair market value prices for the Units; and (iii) the normaltrading of Units is not suspended or halted on any stock exchange
on which Units arelisted (or, if notso listed, on any market on which Units are quoted for trading) on the Redemption Date or
for more than five trading days during the ten-day trading period commencing immediately prior to such date. In certain
circumstances, the Declaration of Trust provides forthe in specie distribution of property of Primaris REIT and/orRedemption
Notes, in the event of a redemption of Units. The Redemption Notes which may be distributed in specie to Unitholders in
connection with a redemption will not be listed on any stock exchange and are not expected to be qualified investments for
Exempt Plans, no established market is expected to develop forsuch notes and they may be subject to resale restrictions under
applicable securities laws.

Investment Eligibility

Primaris REIT will endeavour to ensure that Units continue to be qualified investments for Exempt Plans. The Tax
Act imposes penalties forthe acquisition or holding of non-qualified or ineligible investmentsby Exempt Plans and thereis no
assurance that the conditions prescribed for such qualified or eligible investmentswill be adhered to atany particulartime.

Statutory Remedies

Primaris REIT is not a legally recognized entity within the relevant definitions of the Bankruptcy and Insolvency Act,
the Companies’ Creditors Arrangement Act and, in some cases, the Winding Up and Restructuring Act. As a result, in the event
a restructuring of Primaris REIT were necessary, Primaris REIT would notbe ableto accessthe remedies available thereunder.

The rights granted in the Declaration of Trust are granted as contractualrights afforded to securityholders of Primaris
REIT (“Securityholders”). Similar to other existing rights contained in the Declaration of Trust (e.g. take-overbid provisions
and conflict of interest provisions), makingthese rights and remedies and certain procedures available by contractis structurally
different from the manner in which the equivalent rights and remedies or procedures (including the procedure for enforcing
such remedies) are made available to shareholders of a corporation, who benefit from those rights and remedies or procedures
by the corporate statute that governs the corporation, such as the CBCA. As such, there is no certainty how these rights,
remedies or procedures may be treated by the courts in the non-corporate context orthat a Securityholder will be able to enforce
the rights and remedies in the mannercontemplated by the Declaration of Trust. Furthermore, how the courts will treat these
rights, remedies and procedures will be at the discretion of the court, and a court may choose to not accept jurisdiction to
consider any claim contemplated in the Declaration of the Trust.

PROMOTER

Under applicable Canadiansecurities laws, H&R REIT may be considered a promoter of Primaris REIT in that it took
the initiative in founding Primaris REIT forthe purpose of implementing the Plan of Arrangement. See “The Arrangement” in
the Circular. Following closing of the Arrangement and the HOOPP Contribution, H&R REIT will hold approximately
3,336,017 New Primaris Master LP Exchangeable Units (assuming that the Units are consolidated on a 4:1 basis pursuant to
the Plan of Arrangement) representing an approximate 3.28% interest in Primaris REIT at such time on a partially-diluted basis,
assuming the exchangein full of all New Primaris Master LP Exchangeable Units for Units, which New Primaris Master LP



Exchangeable Units are held, immediately afterthe Arrangement, solely forthe benefit of the existing holders of exchangeable
securities of H&R REIT.

LEGAL PROCEEDINGS AND REGULATORY ACTIONS

There are no legal proceedings to which H&R REIT or Primaris REIT is a party, or in respect of which any of the
properties to be owned by Primaris REIT are the subject, which is or will be materialto Primaris REIT, and managementis not
aware of any such legal proceedings that are contemplated.

Primaris REIT has not been, at any time, subject to any penalties or sanctions imposed against Primaris REIT by a
court relating to provincial and territorial securities legislation or by a securities regulatory authority, nor have there been any
other penalties or sanctions imposed by a court or regulatory body against Primaris REIT, and Primaris REIT hasnot entered
into any settlement agreements before a court relating to provincial and territorial securities legislation or with a securities
regulatory authority.

INTERESTS OF CERTAIN PERSONS IN MATERIAL TRANSACTIONS

Exceptasdescribed elsewhere in the Circular (including this Schedule), none of the proposed Primaris REIT Trustees
or executive officers of Primaris REIT, orany person or company thatis expected to beneficially own, or control or direct more
than 10% of any class or series of Units of Primaris REIT, or any associate or affiliate of any of the foregoing persons, has or
has had any material interest in any past transaction within the three years before the date of the Circular, or any proposed
transaction, thathasmaterially affected or would materially affect Primaris REIT or any of its expected Subsidiaries.

AUDITORS, TRANSFER AGENT AND REGISTRAR
KPMG LLP, Chartered Accountants and Licensed Public Accountants, are the auditors of Primaris REIT. KPMG LLP
hasadvised thatthey are independent with respect to Primaris REIT within the meaning of the Rules of Professional Conduct

of the Chartered Professional Accountants of Ontario. KPMG LLP has audited each of the combined carve-out financial
statements forthe Primaris Spin-out Properties and the combined carve-out financialstatements forthe HOOPP Properties.

The registrar and transfer agent for the Units is TSX Trust Company at its principal office in Toronto, Ontario and
the register of transfers of the Units is located in Toronto.

MATERIAL CONTRACTS

The following are the only material contractsrelating to Primaris REIT and its Subsidiaries as atthe date hereof:

1. The Declaration of Trust (see “Declaration of Trust and Description of Capital Structure” in this Schedule);
2. The Arrangement Agreement (see “The Arrangement — Arrangement Agreement” in the Circular);

3. The Purchase and Sale Agreement (see “Purchase and Sale Agreement” in the Circular); and

4 Registration Rights Agreement (see “Agreements with Principal Unitholders — Registration Rights

Agreement” in this Schedule).
FINANCIAL STATEMENTS AND MANAGEMENT’S DISCUSSION AND ANALYSIS

See Schedules F and H for combined carve-out financial statements forthe Primaris Spin-out Properties and related
business and related management’s discussion and analysis,and Schedules Gand I forcombined carve-out financial statements
forthe HOOPP Properties and related management’s discussion and analysis. See Schedule J forpro forma financialstatements
of Primaris REIT. See Schedule K for a financial forecast of Primaris REIT’s net income and comprehensive income for the
yearended December 31,2022.



PRO FORMA CONSOLIDATED CAPITALIZATION

The following table sets forth the pro forma consolidated capitalization of Primaris REIT as at June 30, 2021, once
Primaris REIT is formed and after giving effect to the Plan of Arrangement and the HOOPP Contribution. Since this date, other
than in the normalcourse of business, there has been no materialchange in the equity and debt capitalof Primaris REIT, ona
consolidated basis. This table should be read in conjunction with the combined carve-out financialstatements forthe Primaris
Spin-out Properties and related business, the combined carve-out financial statements forthe HOOPP Properties, and the pro
forma financialstatements of Primaris REIT included in Schedules F, G andJ, respectively, to the Circular.

As at
June 30,2021
as adjusted
(in thousands)
Total INAEbtEdNESS.....c.eovieeeiereeieriereeeeecrc et 1,074,096
Unitholders’ EQUILY.....cccceeeeeieeeieeeeieieieieieieeie ettt nne 2,163,317
Total CapitaliZation.................ccoovveoovveeeeeeeeeeeceeeeeeeeeeeeeee e $3,237,413




EXHIBIT “A” — AUDIT COMMITTEE CHARTER

PRIMARIS REAL ESTATE INVESTMENT TRUST

AUDIT COMMITTEE CHARTER

1. Introduction

The Audit Committee (the “Committee”) of Primaris Real Estate Investment Trust (the “Trust”) is a committee of the board
of trustees of the Trust (the “Board”). As delegated by the Board, the Committee shall attend to the responsibilities set out in
this Charter.

2. Membership

2.1 Number of Members

The Committee shall be composed of three or more members of the Board (the “Trustees”), the majority of whom shall be
resident in Canada forpurposes of the Ilncome Tax Act (Canada)and the regulationsthereunder (a “Canadian Resident”).

2.2 Independence of Members

Each member of the Committee shall be independent within the meaning of the provisions of National Instrument 52-110 —
Audit Committees, asmay be amended orreplaced from time to time.

2.3 Term of Members

The members of the Committee shall be appointed annually by the Board. Each member of the Committee shall serve at the
pleasure of the Board until the memberresigns, is removed, or ceasesto be a Trustee.

24 Committee Chair
At the time of the annualappointment of the members of the Committee, the Board may appoint a Chair of the Committee. If
a Committee Chairisnotappointed by the Board, the members of the Committee shall designate a Committee Chairby majorty

vote of the full Committee membership. The Committee Chairmust be a memberofthe Committee.

In the absence of the Committee Chair ata meeting of the Committee, the members of the Committee present may appoint a
chair from their number for such meeting,

2.5 Financial Literacy of Members

At the time of his or her appointment to the Committee, each member of the Committee shall have, or shall acquire within a
reasonable time following appointment to the Committee, the ability to read and understand a set of financial statements that
present a breadth and level of complexity of accountingissues thatare generally comparable to the breadth and complexity of
the issues that canreasonably be expected to beraised by the Trust’s financialstatements.

3. Meetings

3.1 Locationof Meetings

Meetings of the Committee may be held at any place in Canada and may not be held outside Canada, including by way of
telephone or other electronic communication facility originating in Canada (e.g., a conference call hosted by a person in
Canada).

3.2 Frequency of Meetings

The Committee shallmeet as often asthe Committee considers appropriate to fulfill its responsibilities, butin any event at least
once per fiscal quarter of the Trust.



3.3 Quorum

No business may be transacted by the Committee at a meeting unless a quorum of the Committee is present. A majority of
members of the Committee shall constitute a quorum, provided that a majority of the members comprising such quorum are
(a) Canadian Residentsand (b) present in-person in Canada orparticipating from a locationin Canada.

34 Calling of Meetings

The Committee Chair, any member of the Committee, the external auditors, the Chair of the Board, the Lead Trustee (if any),
the Chief Executive Officer or the Chief Financial Officer may call a meeting of the Committee on not less than 48 hours’
notice to the members of the Committee.

3.5 Minutes; Reporting to the Board

The Committee shall maintain minutes or other records of meetings and activities of the Committee in sufficient detail to
convey the substance of all discussions held. Upon approvalofthe minutes by the Committee, the minutes shall be circulated
to the members of the Board. However, the Committee Chair may report orally to the Board on any matterin his or her view
requiring the immediate attention of the Board.

3.6 Attendance of Non-Members

The external auditors are entitled to receive notice of, to attend and be heard at each Committee meeting. In addition, the
Committee may invite to a meeting any officers or employees of the Trust, legal counsel, advisors and other persons whose
attendance it considers necessary or desirable in order to carry outits responsibilities.

At least once per year, the Committee shall meet with management to discuss any matters that the Committee or such
individuals consider appropriate.

3.7 Meetings Without Management

As part of each meeting of the Committee, the Committee shall hold an in camera session, at which management and non-
independent Trustees are not present, and the agenda foreach Committee meeting will afford an opportunity forsuch a session.

3.8 Access to Management and Books and Records

The Committee shall have unrestricted access to the Trust’s management and employees and the books and records of the
Trust.

4. Responsibilities

The Committee shall have the functionsand responsibilities set out below as well as any other functionsthatare specifically
delegated to the Committee by the Board and thatthe Board is authorized to delegate by the declaration of trust governing the
Trust (the “Declaration of Trust”) and applicable laws and regulations. In addition to these functions and responsibilities, the
Committee shall perform the functions and responsibilities required of an audit committee by the Declaration of Trust, any
exchange upon which securities of the Trust are traded, or any governmentalor regulatory body exercising authority over the
Trust, as are in effect from time to time (collectively, the “Applicable Requirements”) or as the Board otherwise deems
necessary or appropriate.

4.1 Financial Reports
(a) General

The Committee is responsible for overseeing the Trust’s financial statements and financial disclosures. Management is
responsible for the preparation, presentation and integrity ofthe Trust’s financialstatements and financialdisclosures and for
the appropriateness of the accounting principles and the reporting policies used by the Trust. The external auditors are
responsible forauditing the Trust’s annual consolidated financial statements and for reviewing the Trust’s unaudited interim
financialstatements.



(b) Review of Annual Financial Reports

The Committee shall review the annual consolidated audited financial statements of the Trust, the external auditors’ report
thereon and the related management’s discussion and analysis of the Trust’s financial condition and financial performance
(“MD&A”). After completing its review, if advisable, the Committee shall approve and recommend the annual financial
statements and the related MD&A for Board approval.

() Review of Interim Financial Reports
The Committee shallreview the interim consolidated financialstatements of the Trustandthe related MD&A. After completing
its review, if advisable,the Committee shall approve and recommend the interim financialstatementsand the related MD&A
for Board approval.

(d) Review Considerations

In conducting its review of the annualfinancialstatements orthe interim financialstatements,the Committee shall:

() meet with management and the externalauditorsto discuss the financialstatementsand MD&A;
(i1) review the disclosures in the financialstatements;

(iii) review the audit report or review report prepared by the externalauditors;

(iv) discuss with management, the externalauditorsand internallegal counsel (if any), asrequested, any

litigation claim or other contingency that could have a materialeffect on the financialstatements;

) review the accountingpolicies followed and critical accountingand othersignificant estimates and
judgementsunderlying the financialstatements aspresented by management;

(vi) review any material effects of regulatory accounting initiatives or off-balance sheet structures on
the financial statements as presented by management, including requirements relating to complex
or unusual transactions, significant changes to accounting principles and alternative treatments
under International FinancialReporting Standards (“IFRS”);

vil review any material changes in accounting policies and any significant changes in accountin,
y g gp y sign g 2
practices and their impact on the financialstatements as presented by management;

(viii) review management’sreport on the effectiveness of internal controls over financialreporting;

(ix) review the factorsidentified by management as factorsthat may affect future financialresults;
(x) review results of the Trust’s audit committee whistleblower reporting program; and
(x1) review any othermatters, related to the financialstatements, thatare brought forward by the extemal

auditors, management or which are required to be communicated to the Committee underaccounting
policies, auditing standards or Applicable Requirements.

(e) Other Financial Disclosures

The Committee is responsible for reviewing financial disclosure in a prospectus or other securities offering document of the
Trust, as well as press releases disclosing, or based upon, financial results of the Trust and any other publicly disseminated
material financial disclosure, including, in accordance with the Trust’s Disclosure Policy, material financial outlook (e.g.,
eamings guidance) and forward-oriented financial information (e.g., forecasted financial statements) provided to analysts,
rating agencies or otherwise publicly disseminated, and materialnon-IFRS financialmeasures.

The Committee is responsible for ensuring that satisfactory procedures are in place for the review of the Trust’s public
disclosure of financial information extracted orderived from the Trust’s financialstatements and periodically assessing those
procedures.



4.2 External auditors
(a) General

The Committee shall be directly responsible for oversight and review of the effectiveness of the work of the externalauditors,
including the external auditors’ work in preparing or issuing an audit report, performing other audit, review or attest services
or any other related work.

(b) Nomination and Compensation

The Committee shall review and, if advisable,recommend for Board approvalthe externalauditors to be nominated and shall
approve the compensation of such external auditor. The Committee shall have ultimate authority to approve all audi
engagement terms and fees, including the externalauditors’ audit plan.

(©) Resolution of Disagreements

The Committee shallassess the effectiveness of the working relationship of the externalauditors with management and resolve
any disagreements between management and the externalauditors asto financialreporting matters brought to its attention.

(d) Discussions with External auditors

At least annually, the Committee shall discuss with the external auditors such matters as are required by applicable auditing
standardsto be discussed by the externalauditors with the Committee.

(e) Audit Plan

At least annually, the Committee shall review a summary of the external auditors’ annualaudit plan. The Committee shall
consider, review with the externalauditors any materialchanges to the scope of the plan.

) Quarterly Review Report

The Committee shall review a report prepared by the externalauditors in respect of each of the interim financialstatements of
the Trust.

(€3] Independence of External auditors

At least annually, and before the external auditors issue their report on the annual financial statements, the Committee shall
obtain from the external auditors a formalwritten statement describing all relationships between the external auditorsand the
Trust; discuss with the externalauditors any disclosed relationships orservices that may affect the objectivity and independence
of the external auditors; and obtain written confirmation from the external auditors that they are objective and independent
within the meaningofthe applicable Rules of Professional Conduct/Code of Ethics adopted by the provincial institute or order
of chartered professionalaccountants to which the externalauditors belongand other Applicable Requirements. The Committee
shall take appropriate action to oversee the independence of the external auditors.

(h) Requirement for Pre-Approval of Non-Audit Services

The Committee shall approve in advance any retainer of the externalauditors to perform any non-audit service forthe Trust or
its subsidiary entities that it deems advisable in accordance with Applicable Requirements and Board-approved policies and
procedures. The Audit Committee shall consider the impact of such service and fees on the independence of the auditor. The
Committee may delegate pre-approvalauthority to a member of the Committee. The decisions of any member of the Committee
to whom this authority has been delegated must be presented to the full Committee at its next scheduled Committee meeting.

@) Approval of Hiring Policies

The Committee shall review and approve the Trust’s hiring policies regarding partners, employees and former partners and
employees of the present and former externalauditors of the Trust.



1)) Financial Executives

The Committee shall review and discuss with management the appointment of key financial executives and recommend
qualified candidatesto the Board,asappropriate.

4.3 Internal Controls
(a) General

The Committee shall review the Trust’s system of internal controls.
(b) Establishment, Review and Approval

The Committee shall require management to implement and maintain appropriate systems of internal controls in accordance
with Applicable Requirements, including internal controls over financialreporting and disclosure and to review, evaluate and
approve these procedures. At least annually, the Committee shall consider and review with management and the external
auditors:

() the effectiveness of, or weaknesses or deficiencies in: the design or operation of the Trust’s internal
controls (including computerized information system controls and security); the overall control
environment for managing business risks; and accounting, financial and disclosure controls
(including, without limitation, controls over financial reporting), non-financial controls, and legal
and regulatory controls and the impact of any identified weaknesses in internal controls on
management’s conclusions;

(i) any significant changes in internalcontrols over financialreporting that are disclosed, or considered
for disclosure, including those in the Trust’s periodic regulatory filings;

(iii) any materialissues raised by any inquiry or investigation by the Trust’s regulators;

@iv) the Trust’s fraud prevention and detection program, including deficiencies in internal controls that
may impact the integrity of financial information, or may expose the Trust to other significant
internal or external fraud losses and the extent of those losses and any disciplinary action in respect
of fraud taken against management or other employees who have a significant role in financial
reporting; and

v) any related significant issues and recommendations of the external auditors together with
management’s responses thereto, including the timetable for implementation of recommendations
to correct weaknesses in internal controls over financialreporting and disclosure controls.

4.4 Risk Management

The Committee shall be responsible for overseeing management’s identification and assessment of the principal risks to the
operations of the Trust and the establishment and management of appropriate systems to manage such risks with a view to
achieving a proper balance between risks incurred and potentialreturn to holders of securities of the Trust and to the long-term
viability of the Trust. In this regard, the Committee shall require management to report periodically to the Committee, and the
Committee shall report periodically to the Board, on the principal risks faced by the Trust and the steps implemented by
management to manage these risks.

4.5 Compliance with Legal and Regulatory Requirements

The Committee shall review reports from the Trust’s Corporate Secretary and other management members on: (a) legal or
compliance mattersthatmay have a materialimpact on the Trust; (b) the effectiveness of the Trust’s compliance policies; and
(c) any material communications received from regulators. The Committee shall review management’s evaluation of and
representations relating to compliance with specific applicable law and guidance, and management’s plans to remediate any
deficiencies identified.

















