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➢ REITs Overview
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➢ Artis REIT (AX.UN)
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What are REITs?

By Definition:

● REIT: Real Estate Investment Trusts

● A company who pools together money from investors to 

own and operate, income-producing real estate

● A form of income investing for retirement modeled after 

mutual funds

● Taxable income is paid out to investors through dividend 

distributions
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The First REIT

● Thomas J. Broyhill
● Representative and a Senator from 

North Carolina
● Founded the first REIT in 1960: 

American Realty Trust
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REITS Timeline

1960 1965 1969 1972 1986 1991

REITs were created when 
President Eisenhower signed  

the Cigar Excise Tax Extension. 
Nareit incorporated on Sept. 15

Continental Mortgage 
Investors becomes the 
first REIT to be listed 
on the New York Stock 

Exchange

The first European REIT 
legislation passes in The 
Netherlands. This is the 
beginning of the global 

spread of REITs

NAREIT REIT Index 
debuts as the first 

REIT index available 
to investors

President Ronald Reagan signs the 
Tax Reform Act → preventing 

taxpayers to shelter earnings from 
other sources using partnerships and 

REITs to be internally managed

Nareit adopts the 
definition of funds from 

operations (FFO)
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REITS Timeline

1993 2000 2001 2009 2016

First Canadian REIT. Canadian 
Real Estate Investment Trust 

(CREIT) and Real Fund was 
introduced

The first REIT ETF, iShares 
Dow Jones U.S. Real Estate 

Index Fund, was formed

Equity Office Properties 
Trust, the first REIT was  
added to S&P Indexes

REITs have been added to the 
FTSE EPRA/Nareit Global 

Real Estate Index

Equity market 
capitalization of publicly 
traded REITs passes $1 

trillion mark
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How REITs Operate

Invest in shares
Acquisition / Capital 

Investments

Distribution Rental Income
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Types of REITs

Equity REITs Hybrid REITsMortgage REITs

● Company buys 
and owns real 
estate

● Company acts as 
a landlord

● Rent is reinvested 
and distributed 
dividend

● Hybrid of equity 
and mortgage 
REITs

● Company owns 
the properties and 
buys the 
mortgages

● Company buys 
mortgages from 
other lenders

● REIT collects 
monthly 
payments

● Profit is made 
from the interest

● Usually riskier 
than equity REITs
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How to Purchase REITs 

Publicly Traded Private Public 
Non-Traded

● Trade on stock 
exchange

● Easy to buy and 
sell

● High liquidity
● Registered with 

the SEC

● Not traded 
publicly and not 
registered with 
the SEC

● Available only to 
institutional 
investors or 
accredited 
investors

● Sold through 
financial advisors 
or brokers

● Registered with 
the SEC but not 
traded on an 
exchange

● Lower liquidity 
than public 
markets



BUS417 Group 4BUS417 Group 4

Factors Driving REIT Earnings

Economic 
Growth Job Market Demographics

Occupancy 
Rate and 

Rents

Mortgage 
Rates

Interest 
Rates

Microeconomic factors Macroeconomic factors
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REITs: Investment Advantages

Diversification: Gain exposure to a variety of real estate sectors and geographic 
locations. Reducing the risk associated with investing in a single property

Liquidity: REITs traded in major stock exchanges offer more liquidity than 
investing in a direct real estate investment

High stable dividend yields: REITs tend to have high and stable dividend yields 
compared to other types of investments

Competitive long-term performance: REITs have delivered competitive and often 
superior, total returns compared to the border stock market (S&P 500)
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Benefits of Diversification

https://www.brookfieldoaktree.com/insight/potential-benefits-adding-real-assets-traditional-portfolio
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REITs: Investment Risks

Dividend Taxes: Investors must pay income tax on annual dividends

Interest Rate Sensitive: Rising interest rates may reduce demand for REITs

Slower Growth: REITs can only invest up to 10% of taxable income back into the 
business each year

Property Market Downturns: Performance is closely tied to the real estate 
market. Falling property values and occupancy rates may impact REIT value
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Evolution of REITs
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Globalization

https://www.reit.com/investing/global-real-estate-investment
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REIT Returns
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Return rate of Global Real Estate Index by region
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Global REITs Returns by Sector
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Dividend Yield of Global Real Estate Index by Region
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Leading REITs worldwide in 2025 by market capitalization
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NAREIT

Nareit®, the National Association of Real Estate Investment Trusts®, serves as 
the worldwide representative voice for REITs and real estate companies with an 

interest in U.S. real estate. Nareit’s members are REITs and other real estate 
companies throughout the world that own, operate, and finance income-producing 
real estate, as well as those firms and individuals who advise, study, and service 

those businesses.

https://www.reit.com/nareit
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REALPAC

Real Property Association of Canada (REALPAC) is the national leadership 
association representing senior executives and decision-makers of Canada’s 

commercial real estate industry. Its members include publicly traded real estate 
companies, REITs, pension funds, private companies, asset managers, 

developers, and other real estate stakeholders across all asset classes (office, 
retail, industrial, apartment, hotel, seniors) coast-to-coast.

https://realpac.ca/about/
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US REITs vs Canadian REITs
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Rules and Regulations (Canada and US)
Feature U.S. REITs Canada REITs

Legal Structures Must be a corporation, trusts, or 
association that would be taxed as a 
corporation

Must be structured as trusts (unit trust or 
mutual fund trusts)

Distribution Requirement Must distribute 90% of its taxable 
income to shareholders annually

Must distribute 100% of its taxable income 
to shareholders annually

Income Test At least 75% of a REIT’s gross income 
must consist of real property rent, and 
mortgage interests on real property, 
dividend from other REITs, and gain from 
the sale of a real property

At least 95% of gross income must 
consist of the 75% test and passive 
income (dividend, interest)

At least 75% of the trust’s revenue must 
come from rent or mortgage interest from 
real or immovable properties in Canada

At least 90% of the trust’s revenue must come 
from operational revenue plus passive 
sources (dividend, interest)
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Rules and Regulations (Canada and US)
Feature U.S. REITs Canada REITs

Asset Tests 1. Tests are completed on a quarterly 
basis with 75% of the REIT’s total 
assets value must be represented by 
real estate assets, cash, cash items 
and government securities 

2. No more than 25% of the total asset 
can be securities

3. No more than 5% of the value of the 
REIT’s total asset may consist of 
securities of any one issuer other 
than those in 1 and 2

4. No more than 10% of outstanding 
vote of the security of any one issue 
may be held other than those in 1 
and 2

5. No more than 25% of the REIT’s total 
assets may consist of one or more 
taxable REIT subsidiaries

The REIT must hold at least 75% of the total 
fair market value of all properties in Canada

At least 90% of total fair market value of 
non-portfolio properties must be qualified 
REIT Properties
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Rules and Regulations (Canada and US)
Feature U.S. REITs Canada REITs

Accounting Standards Has not adopted IFRS Adopted IFRS

Payout Frequency Mostly quarterly Mostly monthly

Taxation Dividend distributed to investors are 
taxed as ordinary income at their 
marginal tax rates

Income is not taxed as long as it it distributed 
to shareholders
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REITs Revenue Canada



BUS417 Group 4BUS417 Group 4

Biggest Market Capitalization REITs in Canada
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Top Highest Dividend Yield REITs in Canada
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REIT by Segmentation in Canada

https://my-ibisworld-com.proxy.lib.sfu.ca/us/en/industry/52593/products-and-markets



BUS417 Group 4BUS417 Group 4

REITs Revenue in US
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Biggest Market Capitalization REITs in US
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Top Highest Dividend Yield REITs in US
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REIT by Segmentation in US

https://my-ibisworld-com.proxy.lib.sfu.ca/ca/en/industry/52593CA/products-and-markets
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Valuation Metrics

Net Asset Value
(NAV)

Funds From 
Operations (FFO)

Adjusted Funds 
From Operations

(AFFO)

● NAV determines 
the intrinsic value 
of its portfolio

● It's used to track 
performance, 
compare funds, 
and assess if a 
REIT is 
overvalued or 
undervalued

● A key metric that 
measures the 
cash flow 
generated by 
REIT’s core 
business

● It helps assess a 
REIT’s profitability 
and 
dividend-paying 
capacity

● It accounts for the 
regular expenses 
that is needed to 
maintain 
properties and 
sustain 
operations

● A measure of the 
cash a company 
can distribute to 
shareholders
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Measuring REIT Performance with NAV

Net Asset Value
(NAV) 

The difference 
between assets and 

liabilities

Formula

Fair Value of Properties

NAV per share

Buy if NAV > Share Price

Sell if NAV < Share Price
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Calculating FFO

Funds From 
Operations

Cash flow 
generated from a 
REIT’s business 

operations

Formula
Measuring 

performance

It is a good indicator to 
see a REIT’s ability to 
generate cash and 
sustain dividend 
payments.
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FFO: Straight-lining of Rent

Straight-lining of rents

● GAAP requires straight-lining of 
rents with fixed contractual 
increases to ensure consistent and 
accurate recognition of lease 
expenses

● Results in monthly rent expenses 
that differs from actual amount 
billed

● The averaging results in misstating 
actual cash flows

Many real estate lease contracts are 
written with fixed contractual 

increases to attract tenants with lower 
starting rent



BUS417 Group 4BUS417 Group 4

AFFO

Adjusted Funds 
From 

Operations

A standardized 
measure that 
accounts for 

recurring expenses

Formula Measuring 
performance

It gives investors a 
clearer view of the cash 
truly available for 
distribution to 
shareholders
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Slate
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Company Snapshot (Nov 6)  
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Key Statistics - Valuation  
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Key Statistics - Stock  
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Key Statistics - Financials  
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Performance - 1 Year  

SLATE Grocery REIT (SGR-UN.TO): Forward Annual Dividend Yield 8.32%, Trailing Annual Dividend Yield 5.86%

http://sgr-un.to
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Performance - 1 Year vs. Competitors 

SLATE Grocery REIT (SGR-UN.TO): Forward Annual Dividend Yield 8.32%, Trailing Annual Dividend Yield 5.86%

Kimco Realty Corp. (KIM): Forward Annual Dividend Yield 5.03%, Trailing Annual Dividend Yield 4.76%

Regency Centers Corp. (REG): Forward Annual Dividend Yield 4.38%, Trailing Annual Dividend Yield 4.06%

http://sgr-un.to
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Performance - 1 Year vs. REIT ETFs  

SLATE Grocery REIT (SGR-UN.TO): Forward Annual Dividend Yield 8.30%, Trailing Annual Dividend Yield 5.86%

Kimco Realty Corp. (KIM): Forward Annual Dividend Yield 5.03%, Trailing Annual Dividend Yield 4.76%

Regency Centers Corp. (REG): Forward Annual Dividend Yield 4.38%, Trailing Annual Dividend Yield 4.06%

SLATE Grocery REIT (SGR-UN.TO): Forward Annual Dividend Yield 8.32%, Trailing Annual Dividend Yield 5.86%

Vanguard Real Estate ETF (VNQ): Forward Annual Dividend Yield 3.86%, Trailing Annual Dividend Yield 3.82%

iShares S&P/TSX Capped REIT Index ETF (XRE.TO): Forward Annual Dividend Yield 5.09%, Trailing Annual Dividend 
Yield 5.11%

http://sgr-un.to
http://sgr-un.to
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Performance - 5 Year  
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Performance - 5 Year vs. Competitors  
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Performance - 5 Year vs. REIT ETFs  
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Historical Performance  
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Historical Performance vs. Competitors 
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Historical Performance vs. Competitors  
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Historical Performance vs. REIT ETFs 
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Company Overview

Headquartered in Toronto and traded on 
the TSX

Unincorporated open-ended real estate 
mutual fund trust

Externally managed by Slate Asset 
Management

Owns and operates $2.4 billion of US 
grocery-anchored real estate

Entered grocery sector after the 2008 
financial crisis
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Growth

Expand presence in 
major US metro markets 
through disciplined in 
acquisition of well-located 
properties

Performance Stability

Objectives & Growth Strategy

Proactive property 
management

Increase same-property 
NOI by capturing rental 
uplifts on renewals and 
new leases

Prioritize financial resilience 
and sustainable returns 
through prudent capital 
management.

Maintain a disciplined 
balance sheet, managing 
debt maturities and 
interest-rate exposure.
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Lease & Rent 
Optimization
Maintain strong tenant 
relationships and 
ensuring tenant retention

Maximize rental income 
through leasing spreads

Portfolio Actions Financial & 
Structural Strength

Internal Growth Strategy

Reposition current 
properties for operational
Improvements and 
improved cash flows

Focus on sustainable 
distributions

Ensure portfolio resilience 
through strong tenant 
credit 
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Expansion Through 
Acquisitions
Opportunity to benefit
from its relationship
with Slate Asset
Management to grow
asset base

Continue to optimally
refurbish, reposition,
and re-tenant properties

Strategic Market 
Positioning Capital Efficiency

External Growth Strategy

Optimize diversification 
across states and metros 
to capture regional 
growth trends

Concentrate acquisitions 
in high-growth US regions

Maintain balance sheet 
flexibility to support 
acquisitions without 
compromising stability

Rapidly integrate new 
assets into operating 
platform
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Asset Positioning - Breakdown 
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Asset Positioning - Breakdown 
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Asset Positioning - Breakdown per State
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Tenant Profile - Categories
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Tenant Profile - Grocery Industry
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Top 15 tenants 
comprising 44.5% of 
total GLA across 149 
total stores

Top 15 tenants 
account for 33.3% of 
annualized in-place 
rent

Tenant Profile - Anchor Tenants
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Retail Space Supply
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Leasing Activity
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Portfolio Information
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Lease Maturities



BUS417 Group 4BUS417 Group 4

Leasing Spreads

Rental spread = spread between the new/renewed leases and the expired lease on the same 
property
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Leasing Spreads 
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In-Place Rents 
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In-Place Rents - Industry vs. Slate
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Redevelopments, Acquisitions, and Joint 
Ventures
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Redevelopment Properties - East Little Creek 

66,000 square foot single tenant 
shopping centre

Demolition of existing box and 
redevelopment of anchor and in-line 
units

Located in Northfolk, Virginia

Previously occupied by Kroger

East Little Creek
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Redevelopment Properties - Culver Ridge Plaza

225,000 square foot shopping center

Re-demising unit into three junior 
anchor spaces with two small in-line 
units

Located in Irondequoit, New York

Occupied by Marshalls, Dollar Tree, 
and Petco

Culver Ridge Plaza
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Acquisitions and Joint Ventures

Joint Venture with Slate North American Essential Real Estate Income Fund L.P.

● Acquisition completed July 15, 2022
● Acquired 14 properties comprising 2.5 million square feet at US$425 million
● 6.9% capitalization or US$174 per square foot
● Formed strategic joint venture with NA Essential Fund making an initial investment of US$180 million
● Rest is funded through bank financing and balance sheet liquidity
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Acquisitions and Joint Ventures

Acquisition of US$390M Grocery-Anchored Portfolio

● Acquisition completed September 22, 2021
● Acquired 25 properties comprising 3.1 million square feet at US$390 million
● 7.8% capitalization or US$127 per square foot
● Equity purchase price of US$90 million and assumption of existing debt
● Funded through assumption of debt and subscription receipts offering of C$133 million



BUS417 Group 4BUS417 Group 4

Acquisitions and Joint Ventures

Acquisition of US$8.5M Grocery-Anchored Property

● Acquisition completed July 16, 2021
● Acquired 1 property comprising 104,679 square feet
● Secured 15-year long-term lease with Kroger
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Acquisitions and Joint Ventures

Acquisition of US$90M Grocery-Anchored Portfolio

● Acquisition completed June 1, 2020
● Acquired 7 properties comprising 623,766 square feet at US$90.0M
● US$144 per square foot
● Funded through existing balance sheet capital
● Properties located in the Southeastern and Mid-Atlantic
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2025 Q3 Financial Performance - Net Operating Income
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2025 Q3 Financial Performance - Same-Property NOI
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2025 Q3 Financial Performance - AFFO & FFO

Both FFO and AFFO have increased from the previous quarter and are highest in 
recent quarters
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2025 Q3 Financial Performance - Distributions

Distribution has consistent on a per share basis over the past 2 years.
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2025 Q3 Financial Performance - NAV

Current share price = $14.86, so trading at a premium
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2025 Q3 Financial Performance - Debt Breakdown
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2025 Q3 Financial Performance - Debt Structure
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2025 Q3 Financial Performance - Debt Structure

Leverage ratio slightly increased from PY

Ratios within thresholds
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Management
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Leadership Team Overview
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CEO - Blair Welch
● Co-founded Slate Asset Management in 

2005
● Appointed in 2022
● 25 years of real estate industry experience 

working in direct investment, investment 
banking, development and securitization 
across North America, Europe and Asia

● Fortress Investment Group, Bankers Trust, 
First National Financial Corporation and 
Brazos Advisors (now Lone Star)

● Bachelor of Commerce degree from the 
University of British Columbia

Leadership Team Overview
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CFO - Joe Pleckaitis
● CFO since 2023
● Joined Slate in 2017
● Prior to Slate, Joe worked in 

the real estate audit group at 
Deloitte LLP

● CPA, and a bachelor of 
Commerce degree from 
Carleton University

Leadership Team Overview
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Managing Director, ESG - Bozena Jankowska
● Joined Slate in 2021
● Managing Director and the Global Head 

of ESG at Slate Asset Management
● Two decades of experience at the 

interface of finance and corporate 
responsibility

● Laing Technology Group and Allianz 
Global Investors

● Bachelor of Science in Environmental 
Science from the University of Sussex 
and Masters of Science in Environment 
Technology at Imperial College

Leadership Team Overview
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Managing Director - Connor O’Brien
● Joined Slate in 2012 as an Acquisitions Analyst
● Responsible for the origination and execution of 

acquisitions and dispositions across North 
America, as well as the strategic oversight of 
Slate Grocery REIT and Slate’s investment 
strategy focused on essential real estate in North 
America

● Held various investment and asset management 
roles throughout Slate

○ Responsible for opening the Frankfurt office 
in 2016 which established Slate’s business 
in Europe

● Bachelor of Business Administration from 
Western University

Leadership Team Overview
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Corporate Secretary and General Counsel - Ramsey Ali
● Joined Slate in 2012 as an Acquisitions 

Analyst
● Involved in the overall business strategy, 

transaction execution and structuring from 
legal, business and taxation perspectives 
for all of Slate’s investments

● Practiced law as part of commercial real 
estate group at GoodmansLLP and 
General Counsel at Forum Equity Partners

● Bachelor of Commerce from University of 
Guelph and law degree (JD) from the 
University of Toronto

Leadership Team Overview
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Partner - Lisa Rowe
● Joined Slate in 2013 as a Senior 

Vice President
● Responsible for all aspects of tax, 

structuring, and reporting across all 
Slate’s business vehicles

● Previously at Deloitte LLP in their 
Mergers and Acquisitions Tax group

● CPA and Bachelor of Business 
Administration degree from York 
University

Leadership Team Overview
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Board of Trustees Overview
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Board of Trustees Overview
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Financials
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2025 Q3 Balance Sheet (in thousands of USD)
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2025 Q3 Balance Sheet (in thousands of USD)
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2024 Balance Sheet (in thousands of USD)
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2024 Balance Sheet (in thousands of USD)
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2024 Income Statement (in thousands of USD)
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2025 Q3 Income Statement (in thousands of USD)
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2024 Cash Flow Statement (in thousands of USD)
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2024 Cash Flow Statement (in thousands of USD)
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2025 Q3 Cash Flow Statement (in thousands of USD)
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2025 Q3 Cash Flow Statement (in thousands of USD)
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Recommendation!

Attractive yield at 8.32%

Consistent distributions with room for growth 
based on leasing and rent spreads

Strong and stable tenant profile with WALT of 
4.4 years

Consistently high occupancy rates of 94%

Even though share price slightly > NAV/unit 
currently
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ARTIS REIT 
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Company Snapshot (November 6, 2025)
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Key Statistics - Valuation 
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Key Statistics - Stock
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Key Statistics - Dividends & Splits 
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Key Statistics - Financials
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Performance
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Performance - 1 Year
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Performance - 1 Year vs. Competitors
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Performance - 1 Year vs. REIT ETFs
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Performance - 5 Year
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Performance - 5 Year vs. Competitors
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Performance - 5 Year vs. REIT ETFs
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Historical Performance
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Historical Performance vs. Competitors
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Historical Performance vs. REITS ETFs
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Company 
Background
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Company Overview

● Headquartered in Winnipeg, Manitoba, Canada
● Leading diversified commercial real estate investment trusts 

in Canada
● Unincorporated closed-end real estate investment trust
● Traded under Toronto Stock Exchange as AX.UN
● Portfolio consists of industrial, office, and retails properties 

across North America
● Currently own 83 commercial properties and 9.7 million 

square feet of land available for lease

http://ax.un
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Objectives and Growth Strategy
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Map of locations in Canada
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Breakdown of locations by province
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Asset Breakdown

● 60.7% office
● 24.2% Industrial
● 15.1% Retail
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Portfolio percentages

In Canada highlighted 
by: 

33 Industrial 
properties in the 

portfolio
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Portfolio Ownership
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Portfolio Ownership
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Portfolio Ownership
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Portfolio Ownership
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Disposition Strategy
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Equity Securities Investments
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Organic Growth Strategy
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Path Forward
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KPI’s

1) NAV per unit

2) AFFO per unit 

3) AFFO payout ratio 

4) AFFO payout ratio 

Goal: 

To use capital to 
strengthen initiatives, 
ROI, and NAV per unit
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Financial Metrics
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Company Goals (ESG)
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Company Goals (ESG)
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Company Goals (ESG)
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Management 
Discussion & 

Analysis
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Tenant Profile - Anchor Tenants

● Portfolio consists of 663 tenant leases
● Weighted-average term to maturity is 

about 5 years
● 46.1% gross revenue is from national or 

government tenants
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Tenant Profile - Anchor Tenants
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Tenant Profile - Top Tenants
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Tenant Profile - (Government)



BUS417 Group 4BUS417 Group 4

Occupancy Rates
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Lease Maturities & Rates
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Leasing Costs
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Leases Expiring
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2025 Q2 Financial Performance - AFFO & FFO
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2025 Q2 Financial Performance - Capital Structure
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2025 Q2 Financial Performance - Debt Structure
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2025 Q2 Financial Performance - Debt Structure
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2025 Q2 Financial Performance - Nav per Unit

Current share price of $6.19, trading at huge discount 



BUS417 Group 4BUS417 Group 4

2025 Q2 Financial Performance - NOI 
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Investments
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Investment Properties
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Investment Properties - Park 8Ninety V

● Trammell Crow Company 
& Artis REIT partnered to 
acquire 129 acres of land

● 1.7 million square feet of 
industrial space
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Investment Properties - The Point at Inverness

● 190,489 of leasable 
square footage

● Artis REIT has 50% 
ownership of the 
area

● Constructed in 2001
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Management
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Leadership team (President & CEO)
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Leadership team (President & CEO)
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Leadership team (CFO)
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Leadership team (COO)
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Board of Trustees
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Board of Trustees
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Board of Trustees
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Board of Trustees
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Board of Trustees
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Board of Trustees Overview
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Financials
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2025 Q2 (Balance Sheet)
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2025 Q2 (Balance Sheet)
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2025 Annual (Balance Sheet)
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2025 Annual (Balance Sheet)
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2025 Annual (Income Statement)
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2025 Annual (Income Statement)
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2025 Q2 (Income Statement)
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2025 Q2 (Income Statement)
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2025 Annual (Cash Flow Statement - Operating)
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2025 Annual (Cash Flow Statement - Investing)
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2025 Annual (Cash Flow Statement - Financing)
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2025 Q2 (Cash Flow Statement - Operating)
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2025 Q2 (Cash Flow Statement - Investing)



BUS417 Group 4BUS417 Group 4

2025 Q2 (Cash Flow Statement - Financing)
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Recommendation!

The Good:

● Dividend yield of 10%
● Diversified portfolios in the U.S.A. & 

Canada
● Positive financial metrics that are being 

targeted 
The Bad:
● Stock price is trending down compared to 

competitors 
● Number of overall portfolio leases that are 

expiring is expected to increase over 30% 
over the next 5 years

● Share price is currently half of NAV/unit
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Company Snapshot - Oct 31, 2025
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Fundamentals
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Performance
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1 Year Stock Performance

- Hudson's Bay Company filed for creditor protection in March.
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5 Year Stock Performance
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Max Year Stock Performance

- Global financial crisis.
- COVID-19 pandemic.

- Founder (Ed Sonshine) announced retirement on 
Dec 10, 2020, effective April 1, 2021.
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1Y - S&P/TSX Capped REIT Index ETF
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5Y - S&P/TSX Capped REIT Index ETF

- Outperformed REIT index
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MAX - S&P/TSX Capped REIT Index ETF
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1Y - S&P/TSX 60 Index ETF
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5Y - S&P/TSX 60 Index ETF
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MAX - S&P/TSX 60 Index ETF
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Company Background
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Company Overview

● Head office located in Toronto, Ontario
● 178 Properties; 32,295,000 square feet (Q2 2025)
● Owns, manages, and develops retail-focused, 

mixed-use properties in high-density, transit-oriented 
areas

● Assets positioned in the 6 most densely populated 
Canadian markets

● Currently the 4th largest REIT in Canada (Market 
Cap)
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Company Timeline

1993: Founded by Edward Sonshine following the real estate recession in the 1990’s
1994: IPO launched on Toronto Stock Exchange
1995: Acquired 5 shopping centres in Ottawa for $42.5 million
1998: Hostile takeover of Realfund REIT, becoming the largest REIT in Canada
2006: Announced planned U.S. expansion via a US$1 billion joint venture (which did not 
close)
2010: Successfully expanded into the U.S., acquiring 49 retail properties in the 
Northeastern U.S. and Texas
2015: Agreed to sell its U.S. portfolio (49 properties) to Blackstone Real Estate Partners 
VIII for C$2.7 billion
2015: Formed a joint venture with Hudson’s Bay Company (HBC) for Canadian 
real-estate growth and redevelopment opportunities
2017: Announced plan to sell ~C$2 billion worth of properties in secondary markets by 
2019 and focus on Canada’s six largest cities
2021: Edward Sonshine stepped down as CEO; succeeded by Jonathan Gitlin (COO) 
(Q2, 2021)
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Strategy & Commitment
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Strategy - 4 Pillars

Pillar 1: Productive Retail Core

Pillar 2: Strategic Capital Management

Pillar 3: Maximized Platform Value

Pillar 4: Responsible Growth
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Strategy (Four Pillars)

- Resilient, Necessity-Based Tenants: Focus on tenants like grocery stores, pharmacies, 
and value retailers that perform well in all economic conditions

- Stable and Growing Income: 90% of RioCan’s (rent) income comes from 
grocery-anchored and mixed-use urban properties, ensuring reliable returns

- Strong Locations: Prioritizes assets in high income areas (Average Annual Household 
Income: $155,000)

Pillar 1: Productive Retail Core 
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Strategy (Four Pillars)

- Financial Flexibility & Liquidity: Maintains a strong balance sheet with ample liquidity to 
support growth opportunities and mitigate risks

- Optimized Debt Structure: Focus on a diversified debt maturity profile while minimizing 
exposure to floating-rate debt to reduce refinancing and interest rate risks

- Reinvesting for Long-Term Growth: Low FFO payout ratio supports the reinvestment of 
retained earnings, further strengthening RioCan’s financial position

Pillar 2: Strategic Capital Management
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Strategy (Four Pillars)

- Asset Value Amplification: Leverages high-quality, prime assets and locations to generate 
additional revenue and alternative income streams

- Capital Recycling for Balance Sheet Strength: Continuously recycles capital through 
asset sales and strategic partnerships, enhancing risk diversification and capital efficiency

Pillar 3: Maximized Platform Value
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Strategy (Four Pillars)

- People & Culture Development: Cultivates a diverse and high-performance culture 
through continuous development, attracting and retaining top talent

- Continuous Process Improvement: Implements ongoing policy and process 
enhancements to foster a more productive and inclusive workforce

- Leadership in ESG Initiatives: Embeds Environmental, Social, and Governance (ESG) 
practices across all operations, driving long-term value creation for Unitholders

Pillar 4: Responsible Growth
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ESG
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Asset Portfolio
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Asset Positioning
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Asset Positioning
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Occupancy
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Tenant Profile
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Occupancy
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Leasing Activity

IPP: Income Producing Property
PUD: Planned Unit Development
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Lease Expiration
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Value Added Programs
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Recent Investments (Queen & Ashbridge)

Queen & Ashbridge
Context Development Joint Venture 

(50/50)

- Toronto, Ontario
- 17-storey high rise
- 16,314 sq ft of retail space 
- 523,000 sq ft condominium
- Expected Completion in 2026 

Q3
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Recent Investments (Verge)

Verge
Various Partner Joint Venture  

(20% Ownership)

- Etobicoke, Ontario
- 17 & 10-storey high rise
- 32,000 sq ft of retail space 
- 400,000+ sq ft condominium
- Expected Completion in 2026 

Q1
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Recent Investments (11YV)

11 YORKVILLE
Various Partner Joint Venture  

(12.5% Ownership)

- Toronto, Ontario
- 65-storey high rise
- 35,000 sq ft of retail space 
- 500,000 sq ft condominium
- Expected Completion 2025 Q3



BUS417 Group 4BUS417 Group 4

Recent Investments (UC Towers & Towns)

UC Towers & Towns
Tribute Communities Joint Venture  

(50% Ownership)

- Oshawa, Ontario
- 3 high rises with 1,927 

residential units
- 839,000 sq ft of retail space 
- Expected Completion in 2025 

Q4
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Completed Development
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Development Projects Under Construction
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Acquisitions
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Dispositions
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Development Spending

Q2 development spending down 46% from last year
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Results from Operations
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Net Operating Income
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Same-Property NOI
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2025 Q2 Financial Performance - FFO

FFO per unit up 9.3%
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2025 Q2 Financial Performance - AFFO

AFFO per unit up 11.11%
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Results from Operations - NAV

Stock currently priced 
at $18.77, trading at a 
discount 
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Capital Structure
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Debt Structure
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Debt Structure

Exposure to floating rate rose significantly (4.3% to 10.1%)
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Debt Structure
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Executive Team



BUS417 Group 4BUS417 Group 4

Executive Team

President and Chief Executive Officer

● Appointed as CEO on April 1, 2021 (Formerly COO).
● COO: 2019 - 2021
● Senior VP, Investments and Residential: 2015 - 2021
● Senior VP, Investments: 2011 - 2014
● VP, Investments 2007 - 2010
● Assistant VP, Investments 2006 - 2007
● Director Investments 2005 - 2006

Jonathan Gitlin
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Executive Team

Chief Financial Officer

● Hired as CFO in Sept 2021, following the resignation of the 
previous CFO, Qi Tang

● Previously worked as a Managing Director for Brookfield Asset 
Management (2014 - 2021)

● Previously CFO for Enwave Energy Corporation (2018 - 2021)
● Career began as an Auditor at KPMG
● Bachelor of Arts in Economics at Wilfred Laurier University
● CPA

Dennis Blasutti
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Executive Team

Chief Operating Officer

● Appointed as COO in Jan 2022 (Formerly VP of Asset 
Management)

● Oversees Property Operations, Leasing, Asset Management, 
and RioCan’s residential portfolio

● Began at RioCan in 1994 as a Real Estate Analyst
● Bachelors in Economics and Political Science from UOT

John Ballantyne
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Executive Team

Chief Investment Officer

● Began at RioCan in 2013
● Appointed as CIO in April 2021
● Oversees investment transactions (Acquisitions, Dispositions, 

partnerships)
● Serves on the board of trustees for the University of Guelph
● Board of Directors for Sunnybrook
● Bachelor of Engineering, University of Guelph

Andrew Duncan
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Executive Team

Senior Vice President, People and Brand
● Joined in 2016 as VP of Marketing
● Promoted to Senior VP in 2021
● Previous history leading various retail and food service brands
● Bachelor of Arts from the University of Guelph
● Post graduate in Public Relations & Communications from the University of 

Victoria

Senior Vice President, Leasing and Tenant Experience
● Oversees leasing and tenant experience
● SVP, Leasing & Tenant Experience: 2022 - Present
● SVP, Operations: 2019 - 2022
● VP, National Operations: 2018 - 2019
● VP, Asset Management: 1999 - 2018
● Bachelor of Arts from McMaster University

Terri Andrianopoulos

Oliver Harrison
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Executive Team

Senior Vice President, Finance
● Joined RioCan in 2017
● Previously worked as VP of Finance & Accounting for Dream Unlimited
● Served as interim CFO from May - September 2021
● Bachelor of Commerce from University of Toronto
● CPA

Senior Vice President, General Counsel, ESG and Corporate Secretary
● Joined RioCan in 2017 as the Trust’s first-ever General Counsel
● Oversees corporate legal strategy, governance, ESG, Board and Committee 

matters, Insurance and Lease Administration
● Board of Directors: Hospital for SickKids Foundation
● Awarded Order of Ontario in 2025

Franca Smith

Jennifer Suess
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Board of Trustees
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Financial Statements
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2024 Balance Sheet
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2025 Q2 Balance Sheet
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2024 Income Statement
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2025 Q2 Income Statement
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2024 Cash Flow Statement (Operating)
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2024 Cash Flow Statement (Investing)
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2024 Cash Flow Statement (Financing)
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2025 Q2 Cash Flow Statement (Operating)
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2025 Q2 Cash Flow Statement (Investing)
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2025 Q2 Cash Flow Statement (Financing)
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Recommendation

Pros
- Consistent yield at 1.16/6.17%
- Consistently high occupancy rates (97.5%)
- Reliable tenant profile
- FFO/Unit up $0.47 from $0.43 (+9.3%)

Cons
- Management risk after Edward Sonshine’s 

resignation
- Liquidity down $1.3B from $1.7B
- Development spending down 47%~ this 

quarter


