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PROFILE

Centurion Apartment Real Estate Investment Trust (“REIT” or the “Trust”) is an income-producing,
diversified real estate investment trust investing in multi-residential apartments, student housing,
and mortgage investments in Canada and the United States.
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Q1 2023 HIGHLIGHTS

Total Assets increased by 7.0% to $6.1 billion during the quarter.
Property Operating Revenues increased by 41.3% over the same quarter last year.

Net Operating Income (“NOI”) increased by 42.3% to $52.1 million from $36.6 million over the
same quarter last year.

NOI Margin increased to 61.9% as compared to 61.5% over the same quarter last year.
4 Properties with 933 rental units acquired during the quarter.

Trailing 12-Month Class A Return of 13.45%.

Trailing 12-Month Class F Return of 14.49%.

OBJECTIVES

To provide investors with cash distributions, payable monthly; tax-deferred, where reasonably
possible, with the opportunity for long-term growth and a focus on the preservation of capital

To maintain and grow a diversified investment portfolio of income-producing multi-unit
residential apartments, student housing properties and mortgage and equity investments in
Canada and the U.S.

To maximize unit value through the active management of the portfolio

To leverage the strategic relationships within Centurion Asset Management Inc.'s network to
increase investment opportunities and manage risk
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FINANCIAL HIGHLIGHTS

(expressed in thousands of Canadian dollars, except per unit amounts)

Three Months Ending March 31

Notes 2023 2022
OPERATING PERFORMANCE
Overall Portfolio Occupancy 93.5% 92.3%
Stabilized Property Occupancy 97.4% 96.8%
Property Operating Revenues $84,138 $59,469
NOI $52,065 $36,564
NOI Margin 61.9% 61.5%
Net Income and Comprehensive Income $123,326 $146,813
Net Income and Comprehensive Income per Unit $0.79 $1.10
Funds From Operations per Unit $0.16 $0.15
Normalized Funds From Operations per Unit $0.25 $0.23
Weighted Average Number of Units (Adjusted) 155,156,936 133,668,207
Distributions per Class “A” Unit $0.21 $0.21
Distributions per Class “F” Unit $0.26 $0.26
Total Return - Class A 1.31% 1.70%
Total Return - Class F 1.53% 1.95%
12 Month Trailing Return - Class A 13.45% 11.94%
12 Month Trailing Return - Class F 14.49% 12.69%
ACTIVITY
Number of Properties Acquired and Created 4 32
Number of Rental Units Acquired and Created 933 2,759
Number of Rental Units Acquired and Created (undiluted) 933 4,059
New Investments in the Lending Portfolio $43,216 $41,585
Repayments of Investments in the Lending Portfolio $14,907 $81,755

Mar 31, 2023 Dec 31, 2022 March 31, 2022

RENT TO MARKET GAP
Gap to Market 1 $28,535 $21,971 $14,113
Rent to Market Gap % 1 7.08% 5.78% 4.25%
LIQUIDITY AND LEVERAGE
Total Debt to Gross Book Value 46.66% 45.70% 43.71%
Net Debt to Adjusted Gross Book Value 2 45.42% 44.53% 42.36%
Weighted Average Mortgage Liability Interest Rate 3.04% 2.91% 2.60%
Weighted Average Mortgage Liability Term (years) 6.51 years 6.13 years 6.50 years
Weighted Average Mortgage Investment Interest Rate 12.03% 12.23% 9.58%
Weighted Average Mortgage Investment Term (years) 1.24 1.12 0.67
Gross Interest Expense Coverage Ratio (times) 3 2.90 2.55 2.92
Available Liquidity - Acquisition and Operating Facility $188,219 $156,998 $417,212

NOTES

1. Refer to the Operating Results section on Page 21 for an additional discussion on the Gap to Market figure.

2. Calculated by taking (Mortgage Liabilities less Mortgage Assets) and divided by (Total Unrestricted Assets less Mortgage Investments).
3. Calculated by taking NOI plus Interest Income divided by Finance Costs.
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FINANCIAL HIGHLIGHTS

Mar 31, 2023 Dec 31, 2022 March 31, 2022

FUND FACTS

Closing Price of Trust Units $22.672 $22.592 $20.764
Total Number of Undiluted Rental Units 21,394 20,457 19,128
Total Number of Buildings 151 148 134
Investment Properties $6,050,524 $5,654,465 $4,524,441
Total Assets $6,116,644 $5,721,447 $4,871,603
Market Capitalization $3,555,936 $3,457,197 $2,813,811
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PORTFOLIO DIVERSIFICATION

INCLUDES PROPERTIES AND MORTGAGE INVESTMENTS
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PORTFOLIO DIVERSIFICATION

46 CITIES | 151 PROPERTIES | 21,394 UNITS"

APARTMENTS

CITIES

ALBERTA

Edmonton
Calgary

BRITISH COLUMBIA

Langford
Surrey
Victoria

Kelowna

ONTARIO

Acton
Barrie

Brighton
Cambridge

Gravenhurst
Guelph

Huntsville

Kitchener
Mississauga
Oshawa
Toronto
Whitby
Ottawa

*Owned properties only
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RENTAL
UNITS

11| 636
3| 660

2| 229
2| 279

W W

1|3
2| 4
2| 59
5| 679
1‘39
1| 66
1] 25
6| 668
3| 269
41 231
13| 1,498
1| 36
2| 448

CITIES
NOVA SCOTIA

Dartmouth

SASKATCHEWAN

Regina

MANITOBA

Winnipeg

U.S.A.

Waller
Minneapolis

Baytown
Kansas City

QUEBEC

Laval

Quebec City
Montreal
Blainville
Brossard
Chateauguay
Delson
Longueuil
Saint-Constant
Sainte-Julie
Sainte-Thérése
Saint-Lambert
Terrebonne
Gatineau

TOTAL RENTAL UNITS

RENTAL
UNITS

1] 114

51 571

6] 1,611

1| 224
1] 307

1] 228
1] 283

1] 240
1] 684
5] 667
1] 133
5| 541
3] 379
3] 332
7| 654
2| 328
1] 286
41 514
1] 210
3] 208
2] 622

16,695
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PORTFOLIO DIVERSIFICATION

STUDENT HOUSING

CITIES PROPERTIES | ot cITIES PROPERTIES | pripet

ALBERTA QUEBEC

Calgary 1| 486 Montreal 1| 440
Quebec City ] 289

ONTARIO BRITISH COLUMBIA

London 41 959 Burnaby 1] 482

Waterloo 71 1711

Toronto 1] 332 TOTAL RENTAL UNITS 4,699

MEDICAL OFFICES

CITIES PROPERTIES | ng‘s]‘,‘.BLE CITIES PROPERTIES | ggf‘FS{f"BLE

ONTARIO ALBERTA

Toronto L] 127,110 Medicine Hat 1| 30,280

Barrie L] 112,164 Edmonton 1| 45,668

Vaughan 1| 57.897

Ottawa 1] 38715

Ottawa 1] 40,932

Ottawa 1| 47,793

Ottawa | 40,008

Stratford 1] 34,499
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LETTER FROM THE PRESIDENT

Though the inflation rate in Canada has decreased slightly, uncertainty in the economy
continues. On January 25, 2023, the Bank of Canada increased its rate another 25 bps to
4.50%. The cost of living continues to soar across Canada with homeownership costs up
58% in Toronto and rental costs up 22%.

There have been several bank failures in recent months reducing confidence in the global
banking system. Credit Suisse, the second largest bank in Switzerland collapsed in March
2023 and was bought by UBS. Silicon Valley Bank, the 16th largest bank in the United
States, collapsed on March 10, 2023, and was purchased by First Citizens. On May 1st,
2023 US regulators seized troubled First Republic Bank and sold its deposits and most of
its assets to JP Morgan Chase. The commercial real estate sector continues to show signs
of weakness in some cities with large vacancies being seen in many downtown buildings.

Despite such negative news, the first quarter of 2023 proved to be a positive one for
Centurion Apartment REIT. We are pleased with our financial and operational
performance during the quarter.

Total assets increased to $6.1 billion from $5.7 billion as at December 31, 2023; a 7% increase.
The trailing 12- month returns for the Class A and Class F units were 13.45% and 14.49% respectively.

The Trust’s same-store metrics continue to be positive. Total same-store Operating Revenues and Net Operating Income
(“NOTI”) grew by 33.38% and 36.54% respectively, in addition, the NOI margin increased by 1.49%.

Occupancy continues to remain high throughout our entire portfolio. Overall Portfolio Occupancy was at 93.5%, while the
Stabilized Property Occupancy was at 97.4% as of March 31, 2023.

Funds From Operations and Normalized Funds From Operations have both increased due to the continued stabilization of
newly acquired properties.

During the quarter, the Trust completed four acquisitions representing 933 rental units added to our portfolio:

Property City Total Rental Units
1 Axces Ste-Thérése Sainte-Thérese, QC 84 Units
2 NOX Gatineau, QC 277 Units
3 Evolution Laval, QC 240 Units
4 Toronto Metropolitan University Toronto, ON 332 Units

Capital raised during the quarter was $136.1 million; a very strong result.

The Trust’s balance sheet and financial position remains strong. Liquidity was $250.4 million as at May 3, 2023 and we
believe there will be several acquisition opportunities as the year progresses.

The multi-family real estate sector continues to perform well and we believe the Trust is well positioned for the future.

A

GREG ROMUNDT
President, CEO, and Trustee
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Forward-Looking Statements

CAUTION REGARDING
FORWARD-LOOKING STATEMENTS

The Management's Discussion and Analysis (“MD&A”) of Centurion Apartment Real Estate Investment Trust
(“Centurion”, “Centurion REIT”, “Centurion Apartment REIT”, the “Trust” or the “REIT”) contains “forward-
looking statements” within the meaning of applicable securities legislation. This document should be read in
conjunction with the material contained in the Trust's unaudited condensed consolidated interim financial statements
for the three months ended March 31, 2023, along with Centurion REIT's other documents available on the Trust's
website. Forward-looking statements appear in this MD&A under the heading “Outlook” and generally include, but
are not limited to, statements with respect to management's beliefs, plans, estimates and intentions, and similar
statements concerning anticipated future events, results, circumstances, performance or expectations, including but
not limited to financial performance, equity or debt offerings, new markets for growth, financial position, comparable
multi-residential REITs and proposed acquisitions. Generally, these forward-looking statements can be identified by

2 <e 2 <e

the use of forward-looking terminology such as “plans”, “expects” or “does not expect”, “is expected”, “budget”,

2 G 2 G

“scheduled”, “estimates”, “forecasts”, “intends”, “anticipates” or “does not anticipate”, “believes”, or variations of
99 ¢

such words and phrases or statements that certain actions, events or results “may”, “could”, “would”, “might” or “will
be", taken”, “occur” or “be achieved”.

Forward-looking statements are subject to known and unknown risks, uncertainties and other factors that may cause
the actual results, level of activity, performance or achievements of Centurion REIT to be materially different from
those expressed or implied by such forward-looking statements, including but not limited to: the risks related to the
market for Centurion REIT's trust Units, the general risks associated with real property ownership and acquisition,
that future accretive acquisition opportunities will be identified and/or completed by Centurion REIT, risk
management, liquidity, debt financing, credit risk, competition, general uninsured losses, interest rate fluctuations,
environmental matters, restrictions on redemptions of outstanding Centurion REIT's trust Units, lack of availability of
growth opportunities, diversification, potential unitholders' liability, potential conflicts of interest, the availability of
sufficient cash flow, fluctuations in cash distributions, the unit price of Centurion REIT's trust Units, the failure to
obtain additional financing, dilution, reliance on key personnel, changes in legislation, failure to obtain or maintain
mutual fund trust status and delays in obtaining governmental approvals or financing as well as those additional
factors discussed in Appendix E “Risks and Uncertainties” and in other sections of the MD&A.

In addition, certain material assumptions are applied by the Trust in making forward-looking statements including,
without limitation, factors and assumptions regarding;

*  Opverall national economic activity

* Regional economic factors, such as employment rates
* Inflationary/deflationary factors

* Long, medium, and short-term interest rates

* Legislated requirements

* Availability of financing

*  Vacancy rates

Although the forward-looking information contained herein is based upon what Management believes are reasonable
assumptions, there can be no assurance that actual results will be consistent with these forward-looking statements.
Centurion REIT has attempted to identify important factors that could cause actual results to differ materially from
those contained in forward-looking statements, however, there may be other factors that cause results not to be as
anticipated, estimated or intended. There can be no assurance that such statements will prove to be accurate, as actual
results and future events could differ materially from those anticipated in such statements. Accordingly, readers
should not place undue reliance on forward-looking statements. Centurion REIT does not intend to update any
forward-looking statements that are incorporated by reference herein, except in accordance with applicable securities
laws.

Certain statements included herein may be considered “financial outlook™ for purposes of applicable securities laws,
and such financial outlook may not be appropriate for purposes other than this MD&A.
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CENTURION APARTMENT
REAL ESTATE INVESTMENT TRUST

The REIT is a private real estate investment trust focused on apartment buildings, student housing, and mortgage
investments in Canada. It is organized as an unincorporated open-ended investment trust created by a declaration of
trust made as of August 31, 2009, and as amended and restated, (the “Declaration of Trust”) is governed by the laws
of the Province of Ontario and the federal laws of Canada applicable therein. See “Declaration of Trust” and
“Description of Units”.

The objectives of the REIT are: (i) to provide Unitholders with stable cash distributions, payable monthly and, to the
extent reasonably possible, tax-deferred, from investments in a diversified portfolio of income-producing multi-unit
residential properties located in Canada; and (ii) to maximize REIT Unit value through the ongoing management of
the REIT's assets and through the future acquisition of additional multi-unit residential properties.

DECLARATION OF TRUST

The policies of the Trust are outlined in the amended and restated Declaration of Trust (the “DOT”) dated January 13,
2022. The DOT can be found at:

https://www.centurion.ca/investment-solutions/centurion-apartment-reit

The investment guidelines and operating policies set out in the DOT.
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https://www.centurion.ca/investment-solutions/centurion-apartment-reit

ACCOUNTING POLICIES

The REIT's significant accounting policies are described in Note 3 of the unaudited condensed consolidated interim
financial statements (see “Appendix F”) for the three months ended March 31, 2023. The unaudited condensed
consolidated interim financial statements have been prepared in accordance with International Financial Reporting
Standards (“IFRS”).

In applying these policies, in certain cases, it is necessary to use estimates, which Management determines using
information available to the Trust at the time. Management reviews key estimates quarterly to determine their
appropriateness and any change to these estimates is applied prospectively in compliance with IFRS. Significant
estimates are made with respect to the fair values of investment properties and the fair values of financial instruments.
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