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Forward-Looking Statements, Non-GAAP Measures and Use of Operating Metrics

ABOUT FORWARD-LOOKING STATEMENTS DISCLAIMER: This document includes statements that are forward-looking because they are based 
on management’s e pectations about the future  they are not historical facts  Speci c forward-looking statements in this document include  but 
are not limited to  statements regarding Primaris REIT’s future plans and strategy  its sustainability plan  Primaris’ e pectations regarding third-
party infrastructure plans and appro als  e pected future distributions  Primaris’ ability to transact on properties  Primaris’ le erage  le erage 
targets and outlook  Primaris’ anticipated operating and nancial performance  future in estor sentiments  market opportunities  the impact of 
market aluation parameters to contribute to growth and de elopment pro ects  e pectations regarding tenant retention and rental re enues  
population growth  e pected operating capital e penditures and other statements  Forward-looking statements generally can be identi ed by 
words such as outlook  ob ecti e  may  will  e pect  intend  estimate  anticipate  belie e  should  plans  pro ect  budget  or 
continue  or similar e pressions suggesting future outcomes or e ents  Such forward-looking statements re ect Primaris REIT’s current beliefs 

and are based on information currently a ailable to management  For more information and a caution about using forward-looking information  
see Section 2  Forward-Looking Statements and Financial Outlook  in the Management’s Discussion and Analysis for the three months and year 
ended December 1  2 25 the MD&A

NON-GAAP FINANCIAL MEASURES: Certain nancial measures in this document  including  but not limited to  FFO  NA  NOI  FFO Payout 
Ratio  and A erage Net Debt  to Ad usted EBITDA  are not de ned terms under GAAP and therefore are not a reliable way to compare 
Primaris REIT to other entities  Non-GAAP measures in this document are denoted by the suf   Refer to Section 1  Basis of Presentation   
Use of Non-GAAP Measures  and Section 12  Non-GAAP Measures  in the MD&A

USE OF OPERATING METRICS: Primaris uses certain operating metrics to monitor and measure the operational performance 
of its portfolio  Operating metrics in this report include  among others  same stores sales producti ity  same store sales olume  
total commercial retail unit CRU  sales olume and CRU sales producti ity  These operating metrics  which may constitute 
supplementary nancial measures as de ned in National Instrument 52-112 Non-GAAP and Other Financial Measures 
Disclosure  are not deri ed from directly comparable measures contained in Primaris’ Financial Statements but may be used by 
management and disclosed on a periodic basis to depict the historical or future expected operating performance of Primaris’ 
portfolio  For an explanation of the composition of same stores sales producti ity  same stores sales olume  total CRU sales 
olume and CRU sales producti ity  see Section 8 4  Tenant Sales

Inside this Report
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Our Key Performance Indicators

$5.2B
National portfolio

BBB(high)
Stable Investment Grade Rating

15.2M sf 
Gross leasable area

$4.8B 
Unencumbered assets

87.2% 
In-place occupancy

5.8x 
Average Net Debt** 
to Adjusted EBITDA** 

**The debt ratio is a non-GAAP ratio calculated on the basis described in the 
Trust Indentures. See Section 10.4, “Capital Structure” in the MD&A.
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About Us

Vision
To champion and elevate retail 
for Canadians.

Mission
One dedicated team  leveraging 
our specialized shopping centre 
platform to drive value for 
our stakeholders and broader 
communities through proactive and 
responsible management.

Primaris is Canada’s only enclosed shopping centre focused REIT  with ownership interests in leading enclosed shopping 
centres located in growing Canadian markets. The current portfolio totals 15.2 million s uare feet  valued at approximately 

5.2 billion at Primaris’ share. Economies of scale are achieved through its fully internal  vertically integrated  full-service 
national management platform. Primaris is very well-capitalized and is exceptionally well positioned to take advantage of 
market opportunities at an extraordinary moment in the evolution of the Canadian retail property landscape.

Respect 
We value diverse perspectives  experience  and 
talents. We treat others the way we want and 
expect to be treated. 

Empowerment 
We are provided with the means to carry out our 
responsibilities to the best of our abilities and to 
implement creative ideas. 

Integrity 
We do the right thing. We deliver on our 
commitments. We admit our mistakes. 

Teamwork
We work together as one team toward our 
common goals. Teamwork is the fountain of 
our success. 

Accountability 
We hold ourselves and others accountable for our 
decisions and our results. 

REITA alues 
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The scale and strength o  the Primaris plat orm combined with its uni ue nancial model 
pro ides signi cant e ibility and capacity to und our strategy, and positions us well to 
pursue investment opportunities.

Les Galeries de la Capitale, Quebec City, Quebec

Southgate Centre, Edmonton, Alberta 3 Primaris REIT Report to Unitholders 2 25



Letter from 
the Chair

Dear Unitholder  
Primaris continues to demonstrate the strength of its 
internally managed, fully integrated operating platform 
combined with a conservative balance sheet designed 
for resiliency and long-term value creation. Supported 
by over two decades of operational expertise and a 
Board intentionally constructed for today’s retail property 
environment, the REIT is well positioned to navigate 
market changes while continuing to execute on its strategic 
priorities. 

Performance and Strategic Progress
In 2025, Primaris continued its disciplined execution across 
the portfolio. The business delivered strong operational 
and nancial performance, re ecting the depth of its 
management team, asset quality, and the advantages of an 
internally managed platform.

Primaris signi cantly augmented its portfolio composition in 
2025 by materially advancing its capital recycling program, 
completing $1.6 billion in leading enclosed shopping centre 
acquisitions, and $400 million in non-core dispositions. 
These transactions are aligned to the REIT’s strategic plan 
of assembling a national portfolio of Canada’s dominant 
enclosed shopping centres in growing Canadian markets, 
on the path of Becoming the First Call for retailers looking to 
enter and expand their footprint in Canada. These initiatives 
support long-term cash ow growth and enhance the 
quality and competitiveness of our centres.

Board Operations and Governance 
Strong governance is foundational to Primaris. The Board is 
composed of a majority of independent Trustees with deep 
property, capital markets, investment, retail, and governance 
experience. The Board’s role is to provide objective 

oversight, stress-test assumptions, and ensure rigorous 
diligence for decision-making across strategy, risk, capital 
allocation, human capital, and sustainability.

In 2025, Board priorities included:

• Oversight of acquisitions, dispositions, and 
capital allocation;

• Review of management development and 
succession planning;

• Continuous re nement of risk and control frameworks, 
including cybersecurity;

• Oversight of sustainability strategy and reporting; and

• Direct engagement with investors through our annual 
Board–Unitholder meetings.

Our Committees—Audit, Compensation Governance 
& Nominating, and Investment—met regularly with 
management, providing scrutiny and guidance across all 
major areas of the business.

Board–Unitholder Engagement
The purpose of any Board is to provide high-level oversight, 
strategic direction, and governance for an organization, 
acting as duciaries to protect the interests of stakeholders 
by overseeing management, setting policies, managing risk, 
and ensuring legal compliance, without getting involved in 
daily operations. 

As part of our governance practice, three Trustees—
including myself—met directly with Unitholders again 
this year, without executive level management present. 
These valuable conversations provide candid insights and 
feedback, and are an important component of the Board’s 
oversight of management and strategy.

Tim Pire
Chair of the Board of Trustees

Primaris’ clear strategy and exible capital 
structure has allowed the REIT to continue to 
generate strong performance in a challenging 
global economic back drop.”
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Across our 2025 engagement meetings, investors raised 
several consistent themes including:

• Capital Allocation: Clear support for our disciplined 
approach, our focus on returns, and maintenance of a 
4–6× Debt-to-EBITDA leverage range;

• Acquisition Discipline: Investment Committee involvement, 
including how the Board oversees management through 
the due diligence and acquisitions process;

• Market Perception: Recognition that the Primaris platform 
is undervalued;

• Management Team Strength: Consistent recognition of 
management depth and capability;

• Risk Oversight: Questions on succession planning, 
cybersecurity, consumer behaviour, and tenant mix; and

• Sustainability: Encouragement to continue Primaris’ 
thoughtful, pragmatic approach linked to business 
strategy and value creation.

The Board remains con dent in the REIT’s long-term 
strategy: delivering consistent per-unit growth, maintaining 
balance sheet strength, and allocating capital in a 
disciplined, returns-driven manner. Investors across our 
Board engagement meetings reinforced support for our clear 
and focused strategy, the strength and multidimensional 
expertise of our management team, and the focus on 
long-term value rather than growth for growth’s sake.

The Board very much appreciates Unitholder feedback and 
will continue these direct investor conversations annually.

Capital Allocation and Balance 
Sheet Management
Disciplined capital allocation remains one of Primaris’ 
core strategic pillars. The Board continues to oversee 
management’s allocation of capital among acquisitions, 
dispositions, redevelopment, Normal Course Issuer Bid 
(NCIB) activity, and balance sheet management.

Consistent with investor feedback, maintaining conservative 
leverage remains a priority. Investors emphasized that our 
commitment and discipline to our low leverage model is a 
key competitive advantage. The Board remains committed to 
preserving this nancial strength.

Looking Ahead
As we look ahead, Primaris is well positioned. While the 
Canadian retail real estate environment continues to evolve, 
our strategy—focused on disciplined execution, operational 
excellence, and thoughtful capital allocation—remains the 
right one. We see meaningful opportunities to continue 
strengthening the portfolio, expanding our position within 
the enclosed shopping centre sector, unlocking value 
from excess land, and adhering to our disciplined capital 
allocation strategy. On behalf of the Board, I extend my 
sincere appreciation to our Unitholders for their continued 
con dence and support, and to the Primaris management 
team and employees for their dedication and strong 
performance throughout the year. We look forward to 
continuing our dialogue and working together to build 
long-term value.

Sincerely,

Tim Pire
Chair of the Board of Trustees

Board of Trustees

Avtar Bains
Independent Trustee 
President, 
Premise Properties

Anne Fitzgerald
Independent Trustee 
Corporate Director

Louis Forbes
Independent Trustee 
Corporate Director

Tim Pire
Independent Trustee 
Corporate Director
& Lecturer, 
University of Wisconsin

Deborah Weinswig
Independent Trustee 
Founder & CEO, 
Coresight Research

Patrick Sullivan
President & COO, 
Primaris REIT
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Becoming the First Call.

 Primaris provides attractive and affordable locations to tenant partners through its  
disciplined approach to cost management.
We understand our tenants’ businesses, and monitor the relation between our tenants’  
sales and their gross rent to ensure long term tenant satisfaction and future lease renewals. 
•  Use economies of scale to tender contracts portfolio wide
•  Aggressively manage tax appeals to lower tax burden on tenants
•  Use xed rate utility contracts to reduce utility pricing risk, where available
•  Benchmark major recoverable operating cost categories across the portfolio to 

identify outliers
•  Prudently manage 15-year property capital plans to ensure additional rent charges are 

reasonable and predictable for tenants and that the properties are well maintained

Primaris focuses on retailer affordability, offering attractive 
and economic store locations, through a disciplined 
approach to cost management, achieving economies of 
scale from the management platform, and collaborative 
relationship building with tenant partners. The resulting 
lower cost operating structure, signi cantly improves retailer 
pro tability, and therefore, tenants’ willingness to commit to 
the Primaris shopping centres.

Retailers continuously assess their store sizes and number 
of stores they need in any given trade area to enhance 
pro tability while maintaining strong brand awareness. They 
right-size and adapt their business models to better serve 
the evolving needs of today’s shoppers. By maintaining 
a disciplined cost operating structure, Primaris provides 
attractive and affordable shopping centres for retailers.

15-year property 
capital plans
Properties maintained to a high standard while keeping 
focus on controlling costs and adherence to our long-term 
capital plan 

12.9% GROC1 
ratio
1  GROC = Gross Rent Occupancy Cost is calculated as gross rent divided by gross sales.

Focus on Retailer Affordability
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Primaris is uniquely positioned as Canada’s only REIT focused on owning and managing 
enclosed shopping centres, with an established, fully internal and scalable management 
platform and a low leverage capital structure to support growth.
Primaris targets market leading enclosed shopping centres in growing Canadian markets that 
are the largest retail centres in their diverse and growing trade areas, connected to mass transit 
and that sit on acres of land in the centre of town.

Primaris is leveraging its scale to consolidate the enclosed 
shopping centre space, a market that currently has limited 
institutional competition for assets. The REIT leverages its 
scale and management capability to deliver strong nancial 
and operating performance from its existing portfolio. 
Primaris takes advantage of acquisition opportunities as 
some of Canada’s largest owners of enclosed shopping 
centres elect to sell some of these properties to reposition 

their portfolios to increase exposure to other property 
types. These assets are typically well-maintained and 
offer opportunities for Primaris to surface additional value 
through operating ef ciencies, new leasing opportunities, 
and margin expansion. 

$3.3 billion
in leading enclosed shopping centre acquisitions 
since December 31, 2021

$1.6 billion
in leading enclosed shopping centre 
acquisitions in 2025

Scale and Consolidation Opportunity

Becoming the First Call.
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High Quality 
Property Acquisitions

On October 10, 2025, Primaris completed the acquisition 
of Promenades St-Bruno in Montreal, Quebec, a market 
leading regional enclosed shopping centre with all of 
the property characteristics Primaris is targeting with 
its growth strategy. The property is located in the large 
and growing market of Montreal, with access to mass 
transit, and with very strong sales volumes. There is 
signi cant opportunity for growth at the centre including 
leasing vacant space and optimizing former department 
store space.

Target 
Acquisition 

Criteria

October 10,2025 June 17, 2025 January 31, 2025 January 31, 2025

Promenades St-Bruno  
Montreal  Quebec

Lime Ridge Mall  
Hamilton  Ontario

Southgate Centre 5  
Edmonton  Alberta

Oshawa Centre
Oshawa  Ontario

Market

Total Trade Area 
Population of 
+200,000

Yes Population of 
891,000

Yes Population of 
806,000

Yes Population of 
1,020,300

Yes Population of 
638,800

Growing Total 
Trade Area 
Population1

Yes 6.4% expected 
10-year population 
growth

Yes 14.8% expected 
10-year population 
growth

Yes 29% expected
10-year growlation

Yes 21% expected 
10-year population 
growth

Diversi ed Local 
Economy

Yes Aerospace. 
technology. 
education

Yes Manufacturing, 
agrilbusiness, 
lifesciences, 
education

Yes Energy, health 
and life sciences, 
manufactoring

Yes Manufacturing, 
education, nancial 
services

Asset

+$100 million 
Annual 
CRU Sales2

Yes $280 million Yes $256 million Yes $320 million Yes $260 million

Mass Rapid 
Transit 
Connection

Yes Commuter Rail 
Station across 
Hwy 116

Yes Bus terminal on site, 
planned expansion

Yes LRT and bus station Yes Bus terminal on site

Excess Land Yes 15% site coverage Yes 19% site coverage Yes 39% site coverage Yes 29% site coverage

1 Environics – Expected population change 2024–2034.
2  Supplementary nancial measure, see Section 1, Basis of Presentation – se of Operating Metrics  in the M A.

Promenades St-Bruno, Montreal, Quebec
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$1.6 billion
 in leading shopping centre acquisitions

$650 million
 unsecured debenture offerings

2.3%
distribution increase announced

$79 million
in Unit repurchases for cancellation under the 
NCIB at an average discount to NAV** per unit of 28.7%

46.7%
FFO Payout Ratio** – on a fully exchanged basis

5.07%
Weighting average interest rate

Our differentiated nancial model with very low leverage and a low payout ratio provides 
excess free cash ow, after distributions and operating capital expenditures, to fund our 
acquisition strategy. Our acquisition activity to date demonstrates the advantage of having one 
of the lowest leverage balance sheets among our Canadian REIT peers.

Primaris has a strong balance sheet with a conservative capital structure and a low distribution payout ratio allowing it to 
maintain and upgrade its properties as needed and to take advantage of strategic acquisitions. In 2026, the REIT has no 
debt maturing. 

Disciplined Capital Allocation

Becoming The First Call.

2025
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The strength of Primaris’ capital structure 
provides an attractive pro le for public market 
investors and positions it as an ideal partner 
for institutional real estate owners. Primaris 
will continue to adhere to a disciplined capital 
allocation strategy, striving to minimize its 
cost of capital while maximizing value for its 
Unitholders.

Lime Ridge Mall in Hamilton, Ontario is one 
of Primaris’ top performing malls producing 
over $870 in same store sales productivity and 
approximately $256 million in total CRU sales 
volume, annually.

Capital Structure

Senior Unsecured Debentures, 38%

Exchangeable Preferred LP Units, 8%

Equity, 49%

Mortgages, 5%

Secured vs. Unsecured Debt

Secured Debt, 11%

Unsecured Debt, 89%

Lime Ridge Mall, Hamilton, Ontario 11 Primaris REIT Report to Unitholders 2 25



Fellow Unitholders  
In our inaugural letter to Unitholders from March of 2022, 
we described a REIT built from a blank slate with best-in-
class characteristics, outlined a clear and focused strategy, 
highlighted a potentially very large acquisition opportunity 
and showed a lot of ambition. 

Re ecting on the past four years of Primaris, we have been 
remarkably fortunate to nd abundant opportunity to grow 
our portfolio, drive performance out of our assets, and deliver 
very attractive results for our Unitholders. It is not hyperbole 
to characterize our progress as transformational. With $1.6 
billion of acquisitions in 2025 and $3.3 billion since the spin 
out, along with $400 million of dispositions in 2025 and 
nearly $500 million since the spin, almost 65% of our current 
portfolio has been acquired since 2021.

Transformative Growth
Our portfolio strategy is driven by relevance to our 
customers: our tenants. We frame our portfolio strategy 
as Becoming the First Call. We strive to own and operate 
a portfolio of market leading enclosed shopping centres 
across Canada that makes Primaris a rst call for retailers 
looking to enter, expand and operate thriving retail 
businesses across Canada.

Aggregate Commercial Retail Unit (CRU) sales, being the 
sum of the sales of all tenants under 15,000 square feet 
in a mall, is a measure of the scale of economic activity at 
our malls. We de ne a market leading shopping centre  
as the retail centre with the highest aggregate CRU sales 
in a market – the place in a market where the most retail 
sales take place. In 2022, Primaris' portfolio averaged 
approximately $80 million in aggregate CRU sales per mall. 
Our aggregate portfolio CRU sales has risen from $1.7 
billion in 2022 to $3.6 billion today.

The productivity of our tenant base, measured by tenant 
sales per square foot across the portfolio, re ects consumer 
demand for retailer brands and their products. High sales 
productivity re ects a combination of a strong market 
of consumers as well as the presence of market leading 
retailers. Primaris’ average tenant productivity has risen from 
$589 per square foot at the end of 2022 to $800 per square 
foot today. Our 20 most productive malls have average sales 
of $830 per square foot and represent 77% of portfolio NOI 
and 83% of portfolio IFRS Fair Value.

The addition of high aggregate sales and high sales 
productivity properties to our portfolio, combined with 
the expanded reach of our portfolio covering every major 
market in the country, have elevated Primaris’ relevance as a 
landlord for retailers.

Capital Structure  Capital Discipline & 
Capital Allocation 
Building a business is a task measured in quarters, years, 
and decades. Market conditions can be a signi cant factor 
in how actionable growth opportunities may be at any 
given time. Adapting to the environment is how to take 
advantage of markets, regardless of their current state. 
Critical to the remarkable progress Primaris has made 
in building our business over the past four years is our 
Differentiated Financial Model (DFM) of low leverage and a 
low payout ratio 

Maintaining low leverage is a core element of the REIT’s 
strategy. History has demonstrated that REITs with lower 
leverage and lower payout ratios deliver superior total 
returns over long periods of time. Our low leverage pro le 
affords a very attractive low cost of debt, not only as 
measured by interest rate, but also by the durability of the 
REIT’s access to debt in periods of market volatility. Lenders 
extend debt to only the most creditworthy of borrowers 
during volatile periods, reducing the risk of equity dilution 

Letter from 
the CEO

Alex Avery
Chief Executive Of cer

Re ecting on the past four years of Primaris  
we have been remarkably fortunate to nd 
abundant opportunity to grow our portfolio  
drive performance out of our assets  and deliver 
very attractive results for our unitholders.”
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for these borrowers in challenging markets. Having a 
largely unsecured debt program allows us to more actively 
manage our portfolio, including acquisitions, dispositions, 
redevelopments and other transactions, without the 
restrictions that accompany secured mortgages. 

With debt being the cheaper cost of capital compared to 
equity, there is always the temptation to skew a capital 
structure to include more debt. Protecting and preserving 
our balance sheet, while managing Primaris through the 
remarkable growth over the past few years has required 
strong capital discipline. Two highly visible measures of this 
discipline are the REIT’s Debt-to-EBITDA ratio, which has 
been maintained in the low-relative-to-peers of below 6.0x, 
and the REIT’s signi cant use of its NCIB program, buying 
and retiring REIT units consistently since early 2022 with 
the REIT’s excess free cash ow.

Buying back stock through our NCIB provides remarkable 
returns on each dollar invested. In 2025, Primaris bought 
back 5.2 million units at an average price of $15.13 per unit, 
or an approximate 30% discount to the REIT’s IFRS NAV 
per unit. Since our rst repurchases in March 2022, Primaris 
has bought back over 15 million units for $216 million at an 
average price of $13.96, or approximately 34% below our 
IFRS Fair Value. Repurchases at this average price produce 
an immediate 43% return on the $79 million invested in 
2025, and approximately 50% return, on the $216 million 
invested since 2022. 

As remarkable as those returns are, we are measured in 
the volume of buyback activity we undertake, following 
two important guidelines. Firstly, we don’t alter our capital 
structure to fund buyback activities, and secondly, we won’t 
shrink the investibility of our public oat to buy back stock. 
This means that we only fund our buyback activity from 
excess retained free cash ow, and with a portion of the 
proceeds of asset sales that are done for strategic reasons 
unrelated to the buyback. Having signi cant retained free 
cash ow afforded by our low payout ratio is critical to this 
highly accretive activity.

Our Differentiated Financial Model provides the structural 
advantages of internally generated growth capital, and 
superior access to external capital. Having access to growth 
capital during times of limited competing capital can have 
huge positive impacts on long-term returns. It has allowed 
us to acquire top tier malls, buy back stock and grow our 
FFO and distributions per unit during a period when growth 
capital availability has been very limited for Canadian REITs.

Strategic Buyer Pillars
Primaris’ pro le as a buyer of market leading enclosed 
shopping centres is underpinned by three strategic pillars: 
1) a specialized management platform, 2) superior access to 
credit, and 3) portfolio scale.

Enclosed malls are best managed through an internal, 
vertically integrated platform comprised of leasing, 
operations, construction and development, as well as human 

Transforming the Primaris Portfolio through 
Targeted Capital Allocation Decisions

Southgate Centre

Halifax Shopping Centre

Promenades St-Bruno

Oshawa Centre

Les Galeries de la Capitale

Lime Ridge Mall

Orchard Park
Shopping Centre

Conestoga Mall
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Stone Road Mall

Dufferin Mall
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Park Place
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“The Halifa  Shopping Centre 
in Halifa , ova Scotia is 
a great e ample of malls 
we are looking to acquire. 
A giant parcel of land in a 
very central urban location, 
surrounded by residential 
rooftops and connected to 
mass rapid transit.”
- Alex Avery,

Chief Executive Of cer
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Declining Supply of Quality Retail Space as Population Grows 

Source: Environics Analytics Estimates & Projections. 2.7% population growth 2023 (Statistics Canada) and estimated 2.0% from 2024 to 2030.

Halifa  Shopping Centre, Halifa , ova Scotia
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resources, information technology, accounting, nance and 
legal, among other functions. Our specialized management 
platform creates the alignment and incentive structure that 
drives long-term growth through the curation of a dynamic 
and successful merchandise mix. In Canada there are just a 
small handful of mall platforms with these capabilities, with 
Primaris being one of the largest.

Our sector leading balance sheet provides robust and 
ef cient access to credit, as re ected in Primaris’ BBB 
(High) investment grade credit rating. Employing a largely 
unsecured nancing strategy allows Primaris to pursue 
acquisitions with con dence. It signi cantly simpli es the 
process of raising debt nancing, as the unsecured market 
is focused on the REIT’s overall credit pro le, rather than the 
speci c pro le and details of individual assets. The execution 
of an unsecured debenture nancing can be completed in 
a matter of a few days, and in quantums that stretch the 
limits of the secured mortgage market in Canada. Primaris 
has raised up to $500 million at a time, as we did in August 
2024 through a two-tranche debenture issuance. This is 
particularly important when transacting on larger properties.

With our portfolio strategy focused on maximizing our 
relevance to our tenants, one element of relevance is scale. 
To enjoy the bene ts of scale, there is a minimum size of 
mall operations required (perhaps 6 to 10 malls, or $2+ 
billion of assets), which we are substantially above. As a 
buyer of malls, scale advantages include well established 
relationships with substantially all of the key retailers active 
in Canada, positioning Primaris to be comfortable that 
positive and constructive relationships with key tenants are 

already in place for new acquisitions. This reduces the risk 
associated with new acquisitions, and allows Primaris to 
compete more effectively for malls than competitors without 
those established relationships. Scale is also critical to 
Primaris’ access to the unsecured debenture market, helps 
smooth out the impact of capital expenditures at individual 
properties, and supports the overhead costs associated with 
a fully internal management platform.

Enabled by these strategic buyer pillars, Primaris has been 
remarkably active over the past four years, providing liquidity 
to an illiquid market, completing strategic acquisitions of 
market leading malls and reshaping its business.

The Mall Business
Malls are fabulous real estate. Giant parcels of land in very 
central urban locations, surrounded by rooftops and typically 
connected to mass rapid transit, malls offer perhaps the 
greatest exibility and adaptability of any property type. 
Not only are these properties nearly impossible to develop 
in built up urban locations, but the one- and two-storey 
format accompanied by vast surface parking areas delivers 
pro le and signi cant exibility to accommodate new retail 
concepts and other uses on the excess lands, driving a very 
compelling capital appreciation pro le.

With as many as 200 or more tenants at each property, 
Primaris’ tenant base spans the full spectrum of consumer 
purchases, with retailers ranging from Walmart and Loblaws 
to Apple and Aritzia. With lease structures that require 
the reporting of tenant sales from most of our tenants, 

$522 $548 $539 $542 $544

$374

$482

$583 $589

$672
$624

$718$718

$800

$727
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Strong Enclosed Mall Same Store Sales Productivity1

 Same Properties

1 Supplementary nancial measure, see Section 1, Basis of Presentation – Use of Operating Metrics  in the Management s Discussion and Analysis for the period ending December 31, 2025.

  Total Properties
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the mall business allows us to proactively manage retailer 
merchandise mix as consumer preferences evolve, and 
strong retailers eclipse others that are losing relevance.

While proactively managing our tenant mix helps us 
maintain very compelling tenant rosters, the most impactful 
driver of our business is the same driver as all property 
types: supply of new space. Too many new of ce buildings 
and rents and values go down. Too many new apartment 
buildings and rents and values go down. Too many new 
industrial buildings and rents and values go down. Volatility 
in property fundamentals is nearly always driven by new 
supply, rather than changes in demand. 

After a decade of very limited development of any format of 
retail property, and virtually no new construction of enclosed 
malls in Canada for closer to two decades, supply is not a 
threat to retail and mall fundamentals for the foreseeable 
future. Further, the cost of developing new mall space in 
Canada is approximately $1,000 per square foot, including 
$800 per square foot of construction costs and $200 per 
square foot for the land. The net rents per square foot 
required to justify these costs is approximately $90 per 
square foot. The weighted average net rent per occupied 
square foot across our portfolio is $31.78 per square foot, 
suggesting rents need to triple before new supply becomes 
economically viable, providing a long runway for growth 
in rents and property values. Furthermore, continued 
population and economic growth is expected to drive 
continued growth in demand, putting upward pressure on 
rents at our properties. This trend is clearly evident in our 
operating and nancial results over the past four years, and 
is being experienced and reported by virtually all Canadian 
retail property owners.

Surfacing alue Through 
Increasing Utilization
One unique feature of enclosed shopping centres is their 
scale, often spanning 40, 50, 60 to more than 100 acres. 
This makes the properties remarkably exible, allowing 
for recon guration and densi cation to accommodate a 
variety of different uses with low costs to access the lands, 
often with no disruption to the existing tenancies and uses. 
Until 2025, this exibility was constrained by restrictions 
embedded in certain leases. The departure of HBC as a 
tenant removed no-build  and use restrictions including 
minimum parking requirements, covering 71 acres of land in 
our portfolio, creating signi cantly more exibility for how 
we surface value from our excess lands.

One area of focus for 2026 is to advance our strategy for 
surfacing value from excess lands. The REIT’s portfolio 
currently includes approximately 1,400 acres of land across 
the country. We estimate that approximately 400 of those 
acres are excess lands, which are not required for the 

successful operations of the malls. Across our portfolio, 
market pricing for land ranges from ~$500,000 per acre to 
$30+ million per acre. We believe there is a very signi cant 
opportunity for retail intensi cations and the severance and 
sale of excess lands for development into other property 
types over the next several years. It will require thoughtful 
planning, as we strive to protect the value of our ongoing 
investments in the remaining mall properties, but the capital 
generated through this process has a very low cost.

Outlook
Over the next ve and ten years we expect market rents 
to continue to rise as mall space per capita continues to 
decline due to population growth, very limited new mall 
development and the demolition of lower productivity malls. 
We expect rising NOIs to boost the value and income from 
our portfolio. We expect investor sentiment towards malls 
to continue to recover from the deep cyclical trough earlier 
this decade. And we expect to maintain strong discipline in 
capital allocation and capital structure, reinvesting excess 
capital into our business where it has the greatest bene t to 
our Unitholders.

In 2026, Primaris will continue to pursue strategic property 
acquisitions and dispositions that advance our ambition of 
Becoming the First Call. We will leverage the strength of 
our scarce and valuable mall management platform to drive 
performance from our existing properties, as well as create 
value through transactions. Maintaining leverage below 6.0x 
Debt-to-EBITDA is a core element of the REIT’s strategy. 

In summary, Primaris will continue to press the competitive 
advantages it holds due to its mall management platform, 
Differentiated Financial Model, portfolio scale and clear 
and focused strategy to deliver best-in-class operating and 

nancial results, including signi cant growth in FFO per unit 
and NAV per unit.

The remarkable progress Primaris has made in 2025 and 
since 2021 is only possible because of the dedication and 
hard work of all 700 of the REIT’s employees. On behalf of 
the REIT’s board and senior management team, a sincere 
thank you to all of our team members, and a note of 
appreciation to our Unitholders and bondholders for their 
continued support of Primaris as we continue to pursue the 
substantial opportunities ahead.

Sincerely,

Alex Avery
Chief Executive Of cer
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January
$585 million acquisition of Oshawa Centre in Oshawa, 
Ontario and a 50% interest in Southgate Centre in 
Edmonton, Alberta
February
$200 million unsecured debenture offering
$107 million disposition of Sherwood Park Mall  
and professional centre in Sherwood Park, Alberta
March
$60 million disposition of St. Albert Centre in  
St. Albert, Alberta
April
DBRS reaf rmed BBB High, Stable Trend investment  
grade credit rating
May
$10 million disposition of Lansdowne Industrial in 
Peterborough, Ontario
June
$416 million acquisition of Lime Ridge Mall and 
Professional Centre, in Hamilton, Ontario 
$124 million bought deal public treasury and 
secondary offering
Published inaugural Green Finance Framework

$200 million unsecured green debenture offering
July
$13 million disposition of three strip plazas in  
Medicine Hat, Alberta
$54.5 million disposition of Northpointe Town Centre, in 
Calgary, Alberta
September
Galeries de la Capitale Property Tour in Quebec 
City, Quebec
October
$250 million unsecured green debenture offering
$565 million acquisition of Promenades St-Bruno in 
Montreal, Quebec
$169 million bought deal treasury and secondary 
equity offering 
Board – Unitholder Engagement
December
Published third annual Sustainability Report and  
Green Bond Allocation Report
$154 million disposition of Northland and Northland 
Professional centre, both in Calgary, Alberta

Milestones

Halifa  Shopping Centre, Halifa , ova Scotia

Conestoga Mall, Waterloo, Ontario
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Corporate Executives

Management Team

Ale  Avery
Chief Executive Of cer

Patrick Sullivan
President & Chief Operating Of cer

Rags Davloor
Chief Financial Of cer

Mordecai Bobrowsky
Senior Vice President, General Counsel & 
Corporate Secretary

Leslie Buist
Senior Vice President, Finance

Graham Procter
Senior Vice President, Asset Management

Leigh Murray
Head, National Leasing 

Wilson Chung
Vice President, Appraisal and Investments

Sarah Senisterra
Vice President, People + Culture

Claire Mahaney
Vice President, Investor Relations & Sustainability

Joseph Martino
Vice President, Information Technology

 

Board of Trustees

Avtar Bains1 
Independent Trustee 
President, Premise Properties

Anne Fitzgerald1,2

Independent Trustee 
Corporate Director 

Louis Forbes2,3 
Independent Trustee 
Corporate Director

Tim Pire1,3 
Independent Trustee 
Corporate Director & Lecturer, University of Wisconsin

Deborah Weinswig2,3 
Independent Trustee 
Founder & CEO, Coresight Research

Patrick Sullivan
President & COO, Primaris REIT

1. Investment Committee

2.  Compensation, Governance and  
ominating Committee 

3. Audit Committee
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Unitholders Information

Auditors: 
KPMG LLP 

Legal Counsel: 
Blake, Cassels & Graydon LLP 

Plan Eligibility: 
RRSP, RRIF, DPSP, RESP, RDSP, TFSA, and FHSA

Stock E change Listing: 
Units of PRIMARIS are listed on the Toronto Stock Exchange under the trading symbol PMZ.UN. 

Registrar and Transfer Agent: 
Odyssey Trust Company
Trader’s Bank Building
702 - 67 Yonge Street 
Toronto Ontario, Canada 
M5E 1J8
Telephone:  1-888-290-1175 (or for callers outside North America 1-587-885-0960)
Email: shareholders@odysseytrust.com
Website: www.odysseytrust.com 

Investors, investment analysts and others seeking nancial information should refer to: 

TSX: PMZ.UN

www.primarisreit.com

www.sedarplus.ca 

Ale  Avery
Chief Executive Of cer 
416-642-7837 
aavery@primarisreit.com

Rags Davloor
Chief Financial Of cer 
416-645-3716 
rdavloor@primarisreit.com

Claire Mahaney
VP, Investor Relations  
& Sustainability 
647-949-3093 
cmahaney@primarisreit.com

Timothy Pire
Chair of the Board 
chair@primarisreit.com
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