InterRent REIT
Management As DI sc
& Analysis

For the Three and Six Months Ended June 30, 2022

August 9, 2022




MANAGEMENTAS DUSCUSSUON & ANAL
TABLE OF CONTENTS

FORWARD-LOOKING STATEMENTS .......ovooomvveceeemereonn ceeeeveeossessessessessssssees soosessssssassessssssssesssss sovessssssseessssssessesseees o 3
INTERRENT REAL ESTATE INVESTMENT TRUST.......osirvvvrmriisiis sovvessanssssssssssssssssssssss oonsssssssosssssssssssssssnns sovssnssssnes 4
DECLARATION OF TRUST....oooevvoooeevoeeeeeeseoas eoveevossssessssessssssssssees wosssossessssesssssssassssssssn soveesssssssessessessesssssssees wooseseessesisnees 4
ACCOUNTING POLICIES .....ovooooevetoeeeseoeees covesoeeeesssssesessssessessson oeesessssesssssssseseesesssses soossssssssssaseesssessessssn soeeesessssesses 4
NON -GAAP MEASURES........oovvvroaieesissaes covessssssssssssssssssssssssss soesssssssssssssssssssssssssses sosssssssssssssssssssssessssss seesssssssssssssssnees 5
COVID-19 OVERVIEW, RISK AND UPDATE.........co..coomveeeoeeeeoes cooeseeseeessesssesssessseses sevsesesessssassessssssesssos soesesssssssessesseee 6
OPERATIONS UPDATE ........oovveoeveeeeeseomeseseeeeseeesessesss s oms s es e oes s some s 6
OVERVIEW. ... ovvooooevcsseessias oeeeessssesessss e es s oot e 2o s eeesssss 7
BUSINESS OVERVIEW AND STRATEGY.........vvuuervieaessimrsssossssssessssessssssss i sssse oo sssss s smsssessssessssssssssssss, 7
OUTLOOK ... ssome om0 8
Q2 PERFORMANCE HIGHLIGHTS ........cooovieoieevcooes coveeoeseeseoeeeeeoseeseesies eeseesssessessssssseessssesee wovssaseesssessessesseseessesn soeeee 9
PORTFOLIO SUMMARY w......ooorvvoimaereesissees woosesesssssesssssssssssssssns seesssssasssssssssssssssssssssss sosssesssssssssssesssssssens sessissssssssss 10
ANALYSIS OF OPERATING RESULTS.....ooovvveoemeveoeeseees weoeeeeseseesessesesseesssaes wevvssssesesssssasesssssassesses oooeeesssssssssssssssessess 12
REVENUE . .......ovooo v esomseee oo eeese e oee oo 12
PROPERTY OPERATING COSTS......oouvvooeereeaeeeommeeeseeooeseseeseseesesssomseseseasessesesssessssssssmses s esese s eessoes e 15
PROPERTY TAXES . .....oocvooomveeoeesees e seseeseseesessses s soes e eesss e some s esss e 15
UTILITY COSTS oo eeeeeomesee oo emt e oes e 16
NET OPERATING INCOME (NOLY.........oorveeomveeoeeeesmeseseseseseseeeeseesesssomseseseseseseeseseses s omseesss e enesoes oo 16
SAME PROPERTY PORTFOLIO PERFORMANGCE ............ovveorveeomseseseeseseeseseeseseesemseseseesesseseeseeesessoes e
REPOSITIONED PROPERTY PORTFOLIO PERFORMANCE
FINANCING AND ADMINISTRATIVE COSTS ....oc.vvvruimrveriaeesssas sevssssssssssssssssssssessssss ossssssssssssssssssssssssssns sesssssssesssss
FINANCING COSTS......oorvvooevsooeesosssoms s some s
ADMINISTRATIVE COSTS......oveoeveeoeeeeoeeeveomeseeseveseseessee e esss e emt s esss e ess s e s essseeeee
OTHER INCOME AND EXPENSES .........ooovoouirsvitaies covissesessssssessssssssssssss sosssssssssssssssssssssssssssss sossssssssssssssssssssessesnn oo
OTHER INCOME AND FEES.......o.oomvotueviessssomesssoesessessssses oo oo
FAIR VALUE ADJUSTMENTS OF INVESTMENT PROPERTIES..........ovvouevremsessesesssessssessssesmmses s 21
UNREALIZED FAIR VALUE GAIN/LOSS ON FINANCIAL LIABILITIES ........o.ooovvroeereomsessesesesesssessessssssesssmessssssnnes 22
DISTRIBUTION EXPENSE.........vvcoovveeoevssimes s ssssesssss s sons s ssmn s 22
INVESTMENT PROPERTIES. ......ooorvvoeoaeeeeeooees coveooeseeseseseessssessssseos oeesesssssessessssassessssssses sosesessssssssssesssssssessess soneeesesoee 23
UNITHOLDERS' EQUITY
DISTRIBUTIONS........coovvoaeeciseessimesessesessesessse s
WEIGHTED AVERAGE NUMBER OF UNIT:S.......oorvvomirveeosesoimeesesssssssseses oo esessss s 24
PERFORMANCE MEASURES...........o..ooooovvecierees weoeeseesesseseesssessesssses seessossssssssssseseessssassesss oesesssssssesseseeseesssess sevvesienee 25
CASH FROM OPERATING ACTIVITIES AND CASH DISTRIBUTIONS...........ovveorveeemmeeeeeeseeeeseeesee oo 26
LIQUIDITY AND CAPITAL RESOURCES..........covvoumirriiianeees wooiossessssasssssssssssssssss seesssssssssssssssssssssassesss sosssssssssssssssessnnee 27
INTEREST AND DEBT SBRCE COVERAGE.............ovvmteveeeimieseseoesssosesssseessssesssms s sss s ssssesessomss s 27
MORTGAGE AND DEBT SCHEDULE............vvvruevieonemmesssoesessssessesessesssomsssssesesss s ssssmss s 28
ACCOUNTING ... coveseeeeseseee e esssss eeesesssseseesss e es e 2osseeeesse e ees s ess s seeeessseesesseeseesss e oo 29
FUTURE ACCOUNTING CHANGES ...........oorvveoieeeosomseeeeeeseseoeeeeseeseseeeseoes s ese e sssrensseeessseseseesese s 29
RISKS AND UNCERTAINTIES.......cooooeveooeeeoeseoeesecees oo esoess e eees e 29
OFFBALANCE SHEET ARRANGEMENTS ........o.ooovveooeeeoomeseeeeeeesse oo s omse oo eeesoes e eeesss e 30
RELATED PARTY TRANSACTIONS. ..........oovveeoeeeeomeseeeeeeseseeseeeesesesssemteseseesesessesese s somssessseesssaesesseseseesesoenenes 30
DISCLOSURE CONTROLS AND PR@EDURES AND INTERNAL CONTROL OVER FINANCIAL REPORTING............ 31
OUTSTANDING SECURITIES DATA. ....oovvveeeeeeeeoeeeees woeeeesseeesessssessesssses weessesessessssessssssessesss woeseesossesessesessesseses o 31
ADDITIONAL INFORMATION .....cooovvvoooeeeeeeoeeeees wooessessssessessssese s seessssessssssessessssessssss soessessssassesssssssssssssns sevssess 31

InterRent REIT2022Q2Management As Di scussi 02



FORWARD-LOOKING STATEMENTS

This Management ' s Di scussion and Analysis (3MD&A}) of Unter Ren
REUTijt he o REWE}] 3 Trustij) -l oorkti anign staftermeartdsj within the mean

legislation. This document should be read in con j unction with materi al contained
consolidated financial statements for the year ended December 31, 2021,al ong with Unter Rent

publicly filed documents. Forward -l ooki ng st atements appear in thisokMP&ANI
generally include, but are not | imited to, st adtimaesand s wi t |

intentions, and similar statements concerning anticipated future events, results circumstances, performance or

expectations, includi ng but not limited to financial performance and equity or debt offerings, new markets for

growth, financial p osition, comparable multi -residential REITs and proposed acquisitions. Generally, these

forward -looking statements can be identified by the use of forward-l ooki ng terminology suc
Jexpect si or Jdoes not expectij ,| edijs, edxepsetdtmeadije,sj 3 b uid goerte;
Janticipates} or 3does not anticipatej, or J3bel ieptvtasi , or
certain actions, events or results 3may}j, I ddel dichi Eweuwljd

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 InterRent REIT to be materially
different from those expr essed or implied by such forward -looking statements, including but not limited to: the
duration and impact of the COVID -19 pandemic on the business , operations and financial condition of InterRent

REIT and itsresident s, as well as on the economyingenera |l , t he risks related to the ma
securities, the general risks associated with real property ownership and acquisition, that future accretive
acquisition opportunities will be identified and/or completed by InterRent REIT, risk manag ement, liquidity, debt

financing, credit risk, competition, general uninsured losses, interest rate fluctuations, environmental matters,

restrictio ns on redemptions of outstanding InterRent REIT securities, lack of availability of growth opportunities,

diversification, potential unitholder liability, potential conflicts of interest, the availability of sufficient cash flow,
fluctuationsincashdistr i but i ons, the mar ket price of Unter Rent REUTASs
financing, dilut ion, 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

di scussed in the sectiaon aegnmttiitelseggd aInRli sikns oarhde rUmsceect i ons of
and Analysis.
In addition, certain material assumptions are applied by the Trust i n making forward looking statements

including, without limitation, factors and assumptions regarding:

1 Overall national economic activity

Regional economic and demographic factors, such as employment rates and immigration trends
Inflationary/deflationary f actors

Long-, medium -, and short -term interest rates

Availability of financing

Housing starts

Housing afforda bility

Provincial government housing policies

1 Canadian Mortgage and Housing Corporation (CMHC) policies

=2 =4 =4 4 -4 -4 4

Although the forward -looking information co ntained herein is based upon what management believes are
reasonable assumptions, there can be no assurance t hat actual results will be consistent with these forward -
looking statements. InterRent REIT has attempted to identify important factors that could cause actual results
to differ materially from those contained in forward -looking statements, however there m ay be other factors
that cause results not to be as anticipated, estimated or intended. There can be no assurance that such
statements will prove t o be accurate, as actual results and future events could differ materially from those
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anticipated in such sta tements. Accordingly, readers should not place undue reliance on forward -looking
statements. InterRent REIT does not undertake to update any forwar d-looking statements that are incorporated
by reference herein, except in accordance with applicable securiti  es laws.

Certain statements included herein may be considered 3fin
laws, and such financial ou tlook may not be appropriate for purposes other than this MD&A.

INTERRENT REAL ESTATE INVESTMENT TRUST

InterRent Real Estate Unvest ment hBrodRtE th(ej UinTreu sRtejn)t iRSEUaFf uni |
ended real estate investment trust create d pursuant to a Declaration of Trust, dated October 10, 2006, and as

amended and restated on June 29, 2007, September 30, 2009, December 29, 2010, and May 21, 2019, under the

laws of the Province of Ontario. InterRent REIT was created to investinincome p roducing multi -family residential

properties within Canada initially through the acquisition of InterRent Int ernational Properties Inc. (the
JCorporationj}) and of the Silverstone Group by the way of
Business Corporations Act(Ontario), which was completed on December 7, 2006.

Unter Rent REUTAs sprarnecitpal prodyjiedcd i ves wunitholders (3Unit
monthly cash distributions, partially on a Canadian income tax  -deferred ba sis, and to increase the value of its

trust units (the 3Unitsi) t hr ou g h entiah raulti efdniilyerevenuey pegoduniregn a g e me
properties , the acquisition of additional, accretive properties , and delivering new supply through intensific  ation

and development .

DECLARATION OF TRUST

The investment policies of t h&mendedad Restated DeclardatibniofiTeust then t he
3JDOT} ) dat ed as,aodacdppnofthidbcumedtlsla®ailable on SEDAR (www.sedar.com).

At June 30, 2022 the Trust was in material compliance with all investment guidelines and operating policies
stipulated in the DOT.

ACCOUNTING POLICIES

Unter Rent REUTAs a cdesoribadininntg3 gb thel auditéd ecensotidated financial stat ements for
the year ended December 31, 2021, and note 2 of the condensed consolidated interim financial statement for
June 30, 2022.

In applying these policies, in certain cases it is necessary to use estimates, which management determines using
informatio n available to the Trust at the time. Management reviews key estimates on a quarterly basis to
determine their appropriateness and any change to these estimates is applied prospectively in compliance with

IFRS Significant estimates are made with respectt o the fair values of investment properties and the fair values
of financial instruments
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NON -GAAP MEASURES

Gross Rental Revenue, Net Operating Income, Same Property results, Repositioned Property results, Funds from
Operations, Adjusted Funds from Operations, Adjusted Cash Flows from Operations and EBITDA (or, in each
case, substantially similar terms) are measures sometimes used by Canadian real estate investment trusts as
indicators of financial performance, however they do not have standardized meanin gs prescribed by IFRS
(GAAP). These measures may differ from similar computations as reported by other real estate investment trusts

and, accordingly, may not be comparable to similarly termed measures reported by other such issuers.

Gross Rental Revenue is the total potential revenue from suite rentals before considering vacancy and rebates
and excludes other revenue from ancillary sources.

Net Operating UYUncome (3INOU};) is a key measure of operatin
includes all re ntal revenues generated at the property level, less related direct costs such as utilities, realty taxes,

insurance and on -site maintenance wages and salaries. As one of the factors that may be considered relevant

by readers, management believes tha t NOI is a useful supplemental measure that may assist prospective

investors in assessing the Trust.

Same property results are revenues, expenses and NOI from properties owned by the Trust throughout the
comparative periods, which removes the impact of  situations that result in the comparative period to be less
meaningful . Some examples include: acquisitions, dispositions , redevelopments or properties going through a
lease-up period .

Repositioned property results are revenues, expenses and NOI from propert ies owned by the Trust prior to
January 1, 2019.

Funds from OperaadAdojnuss t(eddrF FFQuiin)d s f r o m a@piramcialtmeasunes cdgmimdniyF O )
used by many Canadian real estate investment trusts which should not be considered as an alternative to net
income, cash flow from operations, or any other operating or liquidity measure prescribed under GAAP. The

Trust presents FFO and AFFO in accordance with the REALpac White Paper on Funds from Operations and
Adjusted Funds from Operations for IFRS dated February 2019. Management considers FFO and AFFO a useful
measure of recurring economic earnings.

Adjusted Cash FI ows f r &anaddgienal entincioahmseas(ré & ecbnOrpig cash flow based
on the operating cash flows of a business adj usted for specific items. The Trust presents ACFO in accordance
with the REALpac White Paper dated February 201 9. Management considers ACFO a useful measure of
sustainable cash flow.

Earnings Before Unterest, T ax e s EB DE)pAgalculatad as earnings roeforeAmo r t i
interest, taxes, depreciation, amortization , and other adjustments including gain/loss on sale and fair value
adjustments.

Readers are cautioned that Gross Rental Revenue, NOI, Same property , Repositioned property, FFO, AFO, ACFO
and EBITDA are not alternatives to measures under GAAP and should not, on their own, be construed as
indicators of the Trust's performance or cash flows, measures of liquidity or as measures of actual return on
Units of the Trust. These non -GAAP measures, as presented, should only be used in conjunction with the
consolidated financia | statements of the Trust.

As a result of the redeemable feature of the Trust Uni t s, t HJaits dre definéd/asa financial liability and
not considered an equit y instrument. Therefore , no denominator exists to calculate per unit calculations.
Consequently, all per unit calculations are considered non -GAAP measures. Management feels that certain per
unit calculations are an important method of measuring results fr om period to period and as such has
determined basic and diluted weighted average number  of units. Per unit calculations as computed by the Trust
may differ from similar computations as reported by other real estate investment trusts and, accordingly, may

not be comparable to other such issuers

InterRent REIT2022Q2Management As Di scussi a5



COVID-19 OVERVIEW, RISKAND UPDATE

On November28, 2021, CanadaAs first case of the Omicron coron
variantAs high infection rate qui c kptoyinceswihrCanadaldaoiengntiige st i ng
more cases of COVID-19 during the first 40 days of th e Omicron wave than during all of 2020. On

December 18, 2021, in response to the significant risks and uncertainties presented by the spread of the

Omicron variant in  Canada and globally, the Government of Canada announced further adjustments to travel

and border measures. However, the highly contagious nature of the variant meant that the Omicron wave

crested faster than previous ones. Many provinces hit peak communit  y transmission in mid -January 2022,

leading to the easing of restrictions sooner than in  previous waves in the three provinces in which the Trust

operates.

Overall, the drop in Canadian economic activity due to Omicron  -related restrictions was minimal, co mpared to
the Delta wave that proceeded it, and economic activity has picked up considera  bly as restrictions continue to
ease. According to Export Development Canada, the Canadian Economic Recovery Tracker (CERT) reading as of
July 22, 2022 sits flat with pre-pandemic levels. At the time of writing, province -wide restrictions in British
Columbia have been lifted and wearing masks in public indoor settings is not required. Ontario lifted most of

its public health measures on M arch 1, 2022, and removed the remaining masking requirements for select
indoor settings on June 12, 2022. In Quebec, many restrictions were phased out mid -March 2022 and public
health authorities removed the mask mandate for most public spaces on May 14, 2022.

The Trust is encouraged by the reopening progress and positive mom entum as demand returns to normalized

levels, however the recovery of demand appears slower in  Quebec. Though the improving health situation and

economic signals are encouraging, the full impact of the COVID -19 pandemic on the Trust remains unknown at

this time. As such, it is not possible to reliably estimate the length and severity of COVID  -19-related impacts on

the TrustAs financi al results and operations. As mbhelsway s,
remains the TrustAs top priority.

OPERATIONS UPDATE

1 Rental demand continued to strengthen through Q2 with average rent across the total portfolio for
June 2022 up 7.1% over June 2021. The strong demand has continued into the beginning of Q3.

i Total portfolio occupancy of 95.1% was only slightly below the 95.5% recorded in March of 2022. A small
decrease between Q1 and Q2 is in line with historical trends . This represents a 360 basis point increase
from June 2021 occupancy of 91.5%.

1 Incentive granting has continued to trend down from its peak in ~ September 2021 . Due to the nature of
the accounting recognition where incentives are amortized over time, Q2 2022 was 15% lower than
Q1 2022.

1 Rent collection during the six months ended June 30, 2022 is trendin g in line with that of previous
months. The Trust will continue to monitor rent collections and work compassionately with residents as
the impact s of the pande mic and inflation continue

1 The Trust continues to invest in its portfolio  as a driver of future organic growth , spending $35.8 million
during the quarter of which $10.7 million was spent on improvements for non -repositioned properties

$11.5 million on properties under development, $13.6 million on the repositioned portfolio
($10.9 million on value -enhancing initiatives and $2.7 million on sustaining and maintaining  existing
spaces).
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OVERVIEW
BUSINESS OVERVIEW AND STRATEGY

InterRent REIT is a growth-oriented real estate investment trust engaged in increasing Unitholder value and

creating a growin g and sustainable distribution through the acquisition  , development, and ownership of multi -

residential properties. The REIT generaes revenues, cash flows and earnings from rental operations and from

the sale of revenue producing properties. InterRent REI TAs | argest and most consistent
rental operations, which involves leasing individual suites to resident s for lease terms generally ranging from

month -to-month to twelve -months.

InterRent's strategy is to expand its portfolio primari  ly within markets that have exhibited stable market
vacancies, sufficient suites available to attain the critical mass necessary to implement an efficient portfolio
management structure and, offer opportunities for accretive acquisitions.

InterRent's prima ry objectives are to use the proven industry experience of the Trustees, Management and
Operational Team to: (i) grow both funds fr om operations per Unit and net asset value per Unit through
investments in a diversified portfolio of multi  -residential prope rties; (ii) provide Unitholders with sustainable
and growing cash distributions, payable monthly; and (iii) maintain a conservative payout ratio and balance
sheet.

In the first six months of 2022, the Trust purchased a 50% ownership in two properties comprised of 57 suites
in Vancouver for $ 12.8 million, and a 50% ownership in a property in Qu ebec consisting of 254 suites for
$54.6 million .

During the year we have added key positions and people to the organization that we believe have both the
experience a nd ability necessary to execut e on our growth strategy in the years to come.

As at June 30, 2022, the Trust has 100% ownership interest in 11,965 suites and a 50% financial interestin 1,214
suites of which: a) 11,040 are included in same property suites, or 87.8% of the overall portfolio ; and, b) 8,950
are included in repositioned property suites, or 71.2% of the overall portfolio . With the current immigration
targets there will be an increased demand for housing ~ while supply issues in the market are pers isting. The Trust
is working with various levels of government to try and create policies to encourage more supply and currently
has 4,094 suites under development with the potential for further intensification at various sites within its
portfolio .
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OUTLOOK

a) Management remains committed to growing the REIT in a strategic and structured manner , although timing
may be impacted by the current pandemic as well as the current economic environment , however, future
growth is still anticipated to come from:

a) continuing to source properties in our core markets that allow us to build scale within these areas
and apply our repositioning experience and expertise in a manner that continues to provide long
term accre tion for our Unitholders;

b) continuously looking for new ways and opportunities to drive existing revenues, create new revenue
streams and reduce operating costs within our portfolio;

c) re-deploying capital from areas where management believes that propertie s have reached their
economic peak or that the area  will not allow the REIT to reach the desired level of scale;

d) developing purpose -built rental on existing sites that have the ability to add more density; and

e) participating in joint ventures for mixed -use sites where the REIT can add value through its
experience and expertise in owning and operating multi ~ -family rentals.

b) The REIT is continuing to make progress on its four active developments as well as the evaluation of other
intensification opportunities  within the portfolio. For more information on our 0 ngoing projects, see
JProperties Under Devel opmentj

i Liquidity Update:

1 The T r u scurrkrg credit facilities total $ 223.0 million of available credit. There is approximately
$10.0 million drawn on these fac ilities as at June 30, 2022.

1 At June 30, 2022, the Trust had approximately $149.7 million in unencumbered properties that do
not have mortgages nor provide security for any credit facilities.

91 During the quarter, the Trust closed on three new  mortgages totaling an additional $71.0 million,
renewed three mo rtgages totaling $54.6 million, and closed on six  up-financings totaling
$161.6 million (maturing loans totaled $50.5 million).

1 Subsequent to the end of the quarter  the Trust ha s:

i. up-financed one property with an additional  $9.2 million mortgage ,
ii. closed on three up-financings totaling $25.9 million (maturing loans totaled $8.2 million),
iii. renewed three mortgages totaling $ 97.0 million , and
iv. submitted for CMHC financing a further $64.6 million of 2022 maturing loans for which the
REIT has already entered int o forward rate locks .

1 With a debt -to-GBV ratio of 37.3%, the REIT has significant liquidity available through both CMHC
insured and conventional mortgage  financing to finance future capital programs, development
opportunities and acquisitions.
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Q2 PERFORMANCE HIGHLIGHTS

The following table presents a summary of Unter Rent As op
June 30, 2022 compared to the same period in  2021:

Selected Consolidated Information 3 Months 3 Months

dn $000As, except per Unit an Ended Ended Change
and other non -financial data June 30, 2022 June 30, 2021

Total suites 12,573@ 11,850® +6.1%
Average rent per suite ( June) $ 1,433 $ 1,339 +7.1%
Occupancy rate (June) 95.1% 91.5% +360 bps
Operating revenues $ 52,831 $ 44,966 +17.5%
Net operating income (NOI) $ 33,635 $ 28,765 +16.9%
NOI % 63.7% 64.0% -30 bps
Same Property average rent per suite ( June) $ 1,416 $ 1,334 +6.2%
Same Property occupancy rate ( June) 95.6% 92.2% +340 bps
Same Property operating rev enues $ 46,698 $ 42,660 +9.5%
Same Property NOI $ 29,772 $ 27,333 +8.9%
Same Property NOI % 63.8% 64.1% -30 bps
Net Income $ 77,607 $ 61,066 +27.1%
Funds from Operations (FFO) $ 18,880 $ 17,766 +6.3%
FFO per weighted average unit - diluted $ 0.131 $ 0.124 +5.6%
Adjusted Funds from Operations (AFFO) $ 16,262 $ 15,672 +3.8%
AFFO perweighted average unit - diluted $ 0.113 $ 0.110 +2.7%
Distributions per unit $ 0.0855 $ 0.0814 +5.0%
Adjusted Cash Flow from Operations (ACFO) $ 16,648 $ 17,738 -6.1%
Debt-to-GBV 37.3% 34.4% +290 bps
Interest coverage (rolling 12 months) 3.19x 3.53x -0.34x
Debt service coverage (rolling 12 months) 1.82x 1.90x -0.08x

@ Represents 11,965 (2021 z 11,520) suites fully owned by the REITand 1,214 (2021 z 659) suites owned 50% by the REIT.
9 Overall Portfolio:

a) Operating revenue for the quarter rose by $ 7.9 million to $ 52.8 million, an i ncrease of 17.5% over
Q2 2021.

b) Average monthly rent per suite increased to $1,433 (June 2022) from $1,339 (June 2021), an increase of
7.1%.

c) Occupancy for June 2022 was 95.1%, a decrease of 40 basis points from March 2022 and an increase of
360 basis points when compared to June 2021.

d) NOI for the quarter was $ 33.6 million, an increase of $ 4.9 million, or 16.9%, over Q2 2021. NOI margin
for the quarter was 63.7%, down 30 basis points over Q2 2021.

1 Same Property Portfolio:

a) Operating revenue for the quarter increased by $4.0 million to $ 46.7 million, a n increase of 9.5%, over
Q2 2021.

b) Average monthly rent per suite for the  same property portfolio increased to  $1,416 (June 2022) from
$1,334 (June 2021), an increase of 6.2%.

c) Occupancy for June 2022 was 95.6%, a decrease of 80 basis points when compared to March 2022 but
an increase of 340 basis points when compared to  June 2021.

d) NOI for the quarter was $ 29.8 million, a n increase of $2.4 million, or 8.9%, over Q2 2021. Same property
NOI margin for the quarter was 63.8%, down 30 basis points over Q2 2021.
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1 Repositioned properties had an average monthly rent per suite of $1,447, occupancy of 96.0% for June 2022
and an NOI margin for the quarter of  65.0%.

1 Net income for the quarter was $77.6 million, an increase of $16.5 million compared to Q2 2021. This
difference was due primarily to the fair value gain on financial liabilities which was $31.2 million in Q2 2022,
versus a loss of $16.0 millionin Q22021due t o movements i n the RiiséDy\the
fair value gain on investment properties ~ which was $27.8 million in Q2 2022 against $59.5 million in Q2 2021.
Also contributing was an increase in net operating income of $4.9 million offset by a $2.9 million increase in
financing costs and a $1.0 million increase in administrative costs.

FFO for the quarter increased by $1.1 million, or 6.3%, to $18.9 million compared to Q2 2021.

FFO per Unit for the quarter increased by 5.6% to $0.131 per Unit compared to $0.124 per Unit for Q2 2021.
AFFO for the quarter increased by $0.6 million, or 3.8%, to $16.3 million compared to Q2 2021.

AFFO per Unit for the quarter increased by 2.7%to $0.113 per Unit compared to $0.110 per Unit for Q2 2021.
ACFOdecreased by $1.1 million , or 6.1%, to $16.6 million compared to Q2 2021.

=A =2 =2 =2 =4 =4

Debt-to-GBV at quarter end was 37.3%, an increase of 29 0 and 90 basis points compared to June 2021 and
March 2022, respectively .

PORTFOLIO SUMMARY

The Trust started the year with 12,426 suites. During the three months ended June 30, 2022, the Trust purchased

a 50% ownership stake in a 254 suite property in Brossard, Qu ébec, and added one suite to an existing propert y
in the Greater Toronto & Hamilton Area . At June 30, 2022, the Trust owned 12,573 suites. Management
continuously reviews the markets that the REIT operates in to determine if the po rtfolio mix remains suitable.

Management believes that there are significa nt opportunities within the portfolio for organic rent growth , to
reduce operating costs, and to further streamline operations. At June 30, 2022, 87.8% of the portfolio was same
prop erty suites and 71.2% of the portfolio was repositioned property suites. We are actively seeking
opportunities within our target markets , as well as evaluating other gateway cities in Canada, in order to
continue to build our acquisition pipeline and grow the REIT in a fiscally prudent manner. The following chart
shows our suite mixbyregion. Unt er Rent As focus on r ecycl markgts of the Greatet

uni t

and

Toronto & Hamiltgn ANraga onhGTHKApPpI t al Region (3NCRj ) ,erGreat
3

Vancouver Ar ea
markets.

O Suites By Region at  June 30, 2022

=i Total Portfolio Same Property
Suites % of Portfolio Suites % of Portfolio

Greater Toronto & Hamilton Area 4,142 31.3% 3,568 32.3%
National Capital Region 2,960 22.5% 2,955 26.8%
Other Ontario 2,002 15.2% 1,730 15.7%
Greater Montreal Area 3,210 @ 24.4% 2,787 25.2%
Greater Vancouver Area 866 6.6% - -
Total 13,180 100.0% 11,040 100.0%

@ Represents total suites of which the REIT owns a 100% interest in 4,04 8 suites and a 50% interest in 94 suites.
@ Represents total suites of which the REIT owns a 100% interest in 2,956 suites and a 50% interest in 254 suites.
© Represents total suites of which the REIT owns a 50% interest .

Qrv dpproxim latalp 85% e § u lUtne & r Rent As suites being
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O Acquisitions

The Trust completed the following investment property transaction during the second quarter:
30-Jun-2022 8405 Place St-Charles Brossard GMA Residential 254 $ 109,250,000
Q22022 Acquisiton at the TrustAs 50% financial interest $ 54,625,000

O Properties Under Development

Development activity is another important way that the REIT surfaces value through accretive growth and
contributes to housing supply . InterRent's development strategy is consistent  with its broader goals: to expand
its portfolio within its primary markets. Development opportunities are regularly reviewed by Management, and

are selectively undertaken ba sed on the expected contribution of  the property to the REIT's portfolio.

The REIT currently has four ongoing development projects that, when complete, will provide an additional 4,094
suites and over 570,000 square feet of commercial and retail space. Thi s includes one project involving th e
adaptive reuse of obsolete office stock, providing an opportunity to divert waste, recycle materials, and revitalize

an underused building structure.

473 Albert Street Ottawa 158 - 100.0% Q4 2022 4.30%
Richmond & Churchil Ottawa 180 18,650 100.0% Q4 2025 4.20-4.70%
_ _ 1,506 (Phases 1-2) 20,081 (Phases 1-2) ) Q2 2028 4.65-5.15%
Burlington GO Lands Burlington 989 (Phases 34) 19,779 (Phases 3-4) 25.0% (Phases 1-2)  (Phases 1-2)
900 Albert Street Ottawa 1,241 511,608 47.5%® TBD TBD

Transfers into the operating portfolio occur when the property is operating in the manner intended by
Management. Generally this occurs upon completion of construction, as well as the receipt of all necessary
permits.

473 Albert Street
Construction at the project is fully underway to convert the existing office building to a residential rental building.
All major long lead items have been tendered and awarded, and the construction costs are approximately 95%

contracted. The REIT has finalized the property b randing and began marketing and pre -leasing activities in late
Q2 2022 to prepare for partial occupancy commencing late Q3 2022.

Richmond & Churchill

The zoning bylaw amendment fo r the property has been successfully approved by the City of Ottawa to allow
for a 9-storey mixed -use building, as well as an additional rooftop amenity level. The rezoning allows the REIT to
develop 180 residential suites and 18,650 sq ft of commercial sp  ace on the site. The site plan application was
formally approved February 202 2 and the draft Site Plan agreement was received June 2022. The REIT is working
through design development, in preparation of future construction drawings and building permit appl ications.

Burlington GO Lands

In Q2 2022, a settlement was reached with the City of Burlington regarding the Phase 1 site plan application,
subject to conditions ultimately granted at the Ontario Land Tribunal. Fulfillment of the conditions and building
permit submission is anticipated in Q4 of 2022. The REIT is finalizing wor king drawings in anticipation of
construction in 2023. The full site plan contemplates 2,515 residential suites with 39,860 sq ft of commercial
space. Phase 1 will include 775 units across 2 point towers on a 4 storey podium along with 9,304 sq ft of reta |l
space.
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900 Albert Street

The site plan application was approved by Ottawa City Council in July 2020 and the final site plan agreement is
currently ongoing. The approved site plan a pplication allows for 1,241 residential suites, 423,764 sq ft of office
space, and 87,844 sq ft of retail space. The REIT continues to work with its partners and external consultants to
develop detailed design plans in order to deliver an offering that ref lects not only the current needs of the
market but also incorporates conc epts and technologies to ensure its continued relevance as rental housing
needs continue to evolve. On June 23, 2022, the National Capital Commission in charge of developing a large
parcel of vacant land near the site announced the signing of a memorandum  of understanding toward the
development of a n NHL hockey arena and major events centre.

ANALYSIS OF OPERATING RESULTS

3 Months Ended 3 Months Ended 6 Months Ended 6 Months Ended
dn $ O00O0ASs June 30, 2022 June 30, 2021 June 30, 2022 June 30, 2021
Gross rental revenue $ 53,251 $ 46,957 $ 105,742 $ 91,919
Less: vacancy & rebates (3,795) (4,968) (7,688) (9,722)
Other revenue 3,375 2,977 6,640 5,820
Operating revenues $ 52,831 $ 44,966 $ 104,694 $ 88,017
Expenses
Property operating costs 9,361 17.7% 7,641 17.0% 16,952 16.2% 14,283 16.2%
Property taxes 5,979 11.3% 5,355 11.9% 11,928 11.4% 10,752 12.2%
Utilities 3,856 7.3% 3,205 7.1% 9,820 9.4% 7,729 8.8%
Operating expenses $ 19,196 36.3% $ 16,201 360% | $ 38,700 37.0% $ 32,764 37.2%
Net operating income $ 33,635 $ 28,765 $ 65,994 $ 55,253
Net operating margin 63.7% 64.0% 63.0% 62.8%

REVENUE

Gross rental revenue for the

three months ended June 30, 2022 increased 13.4% to $53.3 million compared to

$47.0 million for the three months ended June 30, 2021. Operating revenue for the quarter was up $7.9 million
to $52.8 million, or 17.5% compared to Q2 2021. The Trust owned , on a weighted average b asis, 12,447 suites
for the three months ended Q2 2022 as compared to 11,683 throughout Q2 2021, an increase of 764 suites over
the peri od. On a weighted average suite basis, operating revenue f or 2022 increased by 6.4% over 2021.

The average monthly rent across the portfolio for June 2022 increased to $1,433 per suite from $1,339
(June 2021), an increase of 7.1% and fro m $1,404 (March 2022), an increase of 2.1%. On a same property basis,
the average rent increased by $ 82 per suite to $1,416 (or up 6.2%) over June 2021 and by $25 per suite (or up
1.8%) over March 2022. Management expects to continue to grow rent organically, as well as continuing to drive
other ancillary revenue streams such as pa rking, laundry, locker rentals, and cable and tel ecom revenue share
agreements .
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O Average Rent By Region ®

Eemion Total Portfolio Same Property
June 2022 June 2021 Change June 2022 June 2021 Change

Greater Toronto & Hamilton Area $1,523 $1,423 +7.0% $1,513 $1,415 +7.0%
National Capital Region ) $1,495 $1,422 +5.1% $1,494 $1,424 +5.0%
Other Ontario $1,390 $1,285 +8.1% $1,406 $1,306 +7.7%
Greater Montreal Area $1,250 $1,153 +8.4% $1,216 $1,153 +5.5%
Greater Vancouver Area $1,693 $1,569 +7.9% - - -
Total $1,433 $1,339 +7.1% $1,416 $1,334 +6.2%

@ Excludes extended stay suites .

With the significant gains in employment rates and the return to normal operations in most regions, market

rents have return ed to the levels seen pre -pandemic. The REIT estimates the average market rent al gap on the
total portfolio to be approximately 2 7%; which is just slightly below pre -pandemic levels. The REIT is continuing
to carefully monitor the demand in the market and will adjust rents based on ba lancing short -term occupancy
against long term rental revenue growth.

Portfolio Occupancy

As part of the ongoing effort to balance organic revenue growth and occupancy levels , the vacancy rate on an
annual basis is expected to be in the 4% range once a pro perty is repositioned . Going forward, management
believes that minor variations in economic vacancy  will continue to occur fr om one quarter to another given the
seasonal nature of rental activity. The rental growth objectives are being achieved as a direct result of:

1. ensuring that properties are safe, secure and well maintained;

2. ensuring suites are properly repaired and maintained before being rented to new residents;

3. tailoring marketing to the specific features, location and demographics of each individu al property; and,
4

ensuring that operations are running as efficiently and cost effectively as possible t o ensure the well -
being of residents and resident enjoyment of their homes.

This is part of the TrustAs r eposi tes, dowdropgratisgtcosts and grgatet o ma x
safe, quality communities for our residents, extending the useful | ife of buildings that would otherwise be

heading for demolition, and thereby creating  value for all stakeholders . Management intends to continue to

purs ue this strategy both within the existing portfolio and as it looks to add new properties within targete d

regions.

2400 New Street,
Burlington, ON
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