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COMINAR Is A REAL ESTATE INVESTMENT TRUST THAT
OWNS AND MANAGES A PORTFOLIO OF 215 HIGH-QUALITY
PROPERTIES CONSISTING OF 38 OFFICE, 38 RETAIL
AND 139 INDUSTRIAL AND MIXED-USE BUILDINGS. THIS
PORTFOLIO COVERS A TOTAL LEASABLE AREA OF MORE
THAN 18.5 MILLION SQUARE FEET IN THE QUEBEC CITY,
MONTREAL AND OTTAWA REGIONS AND REPRESENTS
ASSETS OF MORE THAN $1.6 BILLION.
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FINANCIAL HIGHLIGHTS

(In thousands of dollars, except per unit amounts) 2008 2007
Operating revenues 235,341 181,870
Net operating income 140,469 109,619
Net income 25,034 29,241
Recurring distributable income @ 74,038 62,815
Recurring funds from operations @ 85,840 72,288
Recurring adjusted funds from operations @ 74,128 62,858
Distributions 64,737 55,454
Total assets 1,668,750 1,442,794
PER UNIT

Distributable income (basic) 1.63 1.52
Distributable income (FD) @ 1.59 1.48
Recurring funds from operations (FD) @ 1.80 1.68
Recurring adjusted funds from operations (FD) " @ 1.59 1.48
Distributions 1.417 1.301

(1) Certain financial measures are not in conformity with generally accepted accounting principles (GAAP). Refer to Management's Discussion and Analysis.

(2) Fully diluted.
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LISTED ON THE STOCK EXCHANGE (TSX) IN MAY 1998,
COMINAR ACHIEVED A SUSTAINED EXPANSION OF ITS
PROPERTY PORTFOLIO AND STRONG GROWTH IN THE DECADE
FROM 1998 TO 2008.

COMINAR IS NOW THE LARGEST OWNER OF COMMERCIAL
PROPERTIES IN QUEBEC, WITH SOLID FUNDAMENTALS AND
PROVEN EXPERTISE TO PURSUE ITS PROFITABLE GROWTH
IN THE FUTURE.




10 YEARS OF PROFITABLE GROWTH
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(1) At the REIT’s inception date.

Photo: 3400 Jean-Béraud Avenue, Laval
An office building with a leasable area of 156,270 square feet
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COMINAR'S 10™ ANNIVERSARY WAS
HIGHLIGHTED BY STRONG GROWTH
AND A SPECIAL HONOUR, AS COMINAR
EARNED THE KORN/FERRY
MAGAZINE COMMERCE AWARD
FOR THE BEST BOARD OF
DIRECTORS 2008/MEDIUM-
SIZED BUSINESS.




At the end of the REIT's first decade as a listed real estate
investment trust, we can rightly take pride in Cominar’s
expansion and sustained growth over the past 10 years. This
growth can be credited to the work of a strong, committed,
specialized and efficient team that spares no effort to take
up challenges, guided by a solid and entrepreneurial manage-
ment that places the interests of its unitholders, clients and
employees first in striving for excellence.

The REIT’s 10™ anniversary was highlighted by strong
growth and a special honour, as Cominar earned the
Korn/Ferry Magazine Commerce award for the Best Board
of Directors 2008/Medium-Sized Business. This award
showcases the great importance the REIT has always
attributed to the fundamental principles of corporate
governance: transparency, integrity and honesty — and
sound business practices.

These core values were deeply rooted in Cominar’s culture
by its founding family, who remain convinced that sound
corporate governance contributes to healthy growth of the
business and provides it an edge. Yet it must be pointed out
that without the solid ties between management and the
Board of Trustees, and without the true concern for commu-
nication prevailing within the REIT, these values would not
be as well understood and respected as they are. Hence, the
honour of this Corporate Governance Excellence Award is to
be shared by everyone at Cominar: trustees, management
and each team member.

Our Board of Trustees comprises nine members, inclu-
ding five independent trustees who serve on the various
committees — Audit, Compensation, Nominating and
Corporate Governance — and the Investment Committee
created in 2007. At our next Annual General Meeting, one
of the Trustees, Yvan Caron, will step down as a trustee
after serving on the Board with great distinction for
10 years. It was a pleasure for my colleagues and myself to
be associated with Mr. Caron, and we sincerely thank him
for his commitment and contribution to the success of the
REIT. Moreover, unitholders will be asked to vote on the
Board of Trustee’s proposal to elect Alban d’Amours as an
independent trustee.

Mr. d’Amours joined the Confédération des caisses
Desjardins du Québec in 1988 and successfully headed
the Desjardins Group as President and Chief Executive
Officer for eight years. Previously, he was Deputy Minister
of Revenue of Québec and, prior to that, taught for several
years at the University of Sherbrooke where he was
instrumental in setting up the Department of Economics
and the Institut de recherche et d’enseignement pour
les coopératives.

In concluding this message, | sincerely thank our unit-
holders for their continued support. | assure them that
Cominar’s Board of Trustees remains committed to serving
them based on the highest standards and to adopting
any measures needed to overcome the challenges of the
current economic and financial crisis.

1l !
Robert Després, 0.C., G.0.Q.
Chairman of the Board of Trustees
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COMINAR IS SOLIDLY POSITIONED
TO MEET THE CHALLENGES OF
2009, WITH THE SUPPORT OF A
COMPETENT AND SKILLED TEAM
AND THE SAME ENTREPRENEURIAL
SPIRIT AND DISCIPLINE WE HAVE
ALWAYS SHOWN.
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The year 2008 marked the 10™ anniversary of the REIT. It
was also our 10" consecutive year of increased revenues,
net operating income and distributions paid to unitholders,
and our 10" year of continued property portfolio expan-
sion. Despite the economic turbulence of 2008, which had
a severe impact on financial markets, the REIT achieved its
objectives and once again turned in a solid, well-balanced
performance. Operating revenues increased by 29%, net
operating income by 28%, recurring distributable income
by 18% and distributions by 17%, while occupancy rates
remained high and stable. In 2008, the REIT’s unit recorded
the third-best market performance of all Canadian real
estate investment trusts.

These 10 years of growth and expansion have provided
the REIT with the stability it needs to face challenging
conditions and meet commitments to unitholders. During
these times of turmoil and investor unease, unitholders
can rely on the security it offers through a combination of
strategic assets and complementary strengths.

A HIGH-QUALITY REAL ESTATE PORTFOLIO
GENERATING SUSTAINED GROWTH.

Since the REIT's inception, we have completed a series of
acquisitions and construction and development projects
that have increased the gross book value of our real estate
assets seven-fold, from $244.6 million to $1.8 billion, for the
215 properties now comprising the REIT's portfolio. These
acquisitions and developments have all contributed to the
360% increase in distributable income and 325% increase in
distributions compared with 1999. It is owing first to a
cautious expansion strategy that we have achieved this
growth, by means of a disciplined selection of acquisitions
and development projects based on strict criteria, mainly
the ratio of the cost and debt of a project to its short- and
long-term profitability.

After a record expansion year in 2007, we more than
doubled our $100 million annual investment target for
2008 by acquiring properties for $213.6 million that added
a leasable area of 1.2 million square feet to our portfolio.
Among these is the office tower located at 2001 McGill
College Avenue in Montréal.

During the year, we also completed development projects
of $10.8 million at a 9.8% capitalization rate. Currently
underway are planned developments representing a total
investment of $97.4 million and a leasable area of approxi-
mately 0.7 million square feet, at an estimated average
capitalization rate of 9.4%. Ongoing developments include
the final revitalization phase of Les Promenades Beauport
shopping centre in Québec City and the large retail and
office project on Laurier Boulevard, one of Québec City’s
major thoroughfares. The first phase of this construction,
a 17-storey tower covering nearly 0.4 million square feet,
is underway; regarding the second phase, we deemed it
prudent to postpone it indefinitely, in light of the current
economic climate.

DIVERSIFICATION OF THE PROPERTY PORTFOLIO
AND CLIENT BASE ALLOWING SOUND RISK
MANAGEMENT.

From the outset, our strategy of diversifying our acqui-
sitions and developments by sector and geographic
area has greatly contributed to the stability of operating
revenues and distributions paid to unitholders. In 2008, our
activities in the office, retail and industrial and mixed-use
sectors accounted for 42.2%, 20.0% and 37.8%, respectively,
of the year’s net operating income.

Over the past decade, we have expanded our presence
in three regions that enjoy an enviable economic
vitality: our portfolio continues to grow in the Québec
City region, where we are consolidating our leadership
position; we have established a solid presence in the
Montréal region, where we own 117 properties covering
more than 11.0 million square feet; and we have been
present in the Ottawa region since 2007.

Our high-quality acquisitions and developments in three
sectors and three geographic markets have also enabled
us to diversify our client base — which includes several
thousands of loyal tenants occupying an average of
6,900 square feet. Over the past five years, the average
occupancy rate of our properties has remained relatively
stable at around 95%, attesting to the satisfaction of our
clients. Moreover, our two largest clients — Public Works
Canada and Société immobiliere du Québec — account,
respectively, for 6.2% and 5.3% of our operating revenues
and hold several leases with staggered expiries. Considering
the current economic climate, it is important to point out
that 12% of our revenues are generated by our government
agency clientele, while less than 1% stems from manufac-
turing companies, most of which use the leased space for
warehousing and logistics purposes.
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MARKETS BENEFITING FROM A RESILIENT
ECONOMY, EVEN UNDER CHALLENGING
CONDITIONS, AND WHERE WE MAINTAIN SOLID
OCCUPANCY RATES.

Québec City is among the six most productive metropo-
litan areas in Canada. In fact, the Québec City region enjoys
good stability, thanks to an economy driven mainly by the
services industry and government agencies, and to a low
unemployment rate. In the office property sector, there is
a 3.3% vacancy rate, one of the lowest in the country, and
quality rentals are in high demand. In 2008, our property
portfolios in the Québec City and Ottawa regions together
generated more than 47% of our net operating income.
According to the Conference Board of Canada, Québec City
could experience GDP growth of 1.7% in 2009, confirming
this market’s sustained vitality.

In the Montréal region, which accounted for nearly 53%
of our net operating income in 2008, most of our office
buildings are located in the suburbs, which usually perform
better in an economic downturn. Furthermore, most of
our properties are industrial and mixed-use, which are, in
general, less affected by cyclical lows.

In 2008, our overall occupancy rate held steady at 94.6%,
the same as in 2007, and our leasing activities remained
stable in our three markets and three sectors, particularly
the office and retail sectors where, respectively, 77.4% and
96.1% of expiring leases were renewed - an excellent perfor-
mance. In 2009, only 14.0% of our leases will expire, mainly
for industrial and mixed-use properties, which is our most
stable sector.

INTEGRATED OPERATIONS MANAGEMENT
PROMOTING QUALITY CUSTOMER SERVICE AND
THE REIT'S PROFITABILITY.

A practice of integrated operations management is one
of the REIT’s greatest strengths. Managing our own assets
and properties not only means we are exempt from
property management fees, but we also have better day-
to-day control over our operations and operating costs and
are more able to prevent customer service deficiencies.
Ultimately, it is our clients who benefit from better service
conditions and who are loyal in return, as reflected by our
high retention rates — as well as our unitholders who receive
stable, growing distributions.

Our proactive and integrated operations management
allows us to generate one of the best operating profit
margins among all Canadian real estate investment trusts,
and we are in an ongoing process of improving our opera-
tions. That requires teamwork, excellent know-how and
high-quality performance - and we have these strong
fundamentals at Cominar. In 2008, our operating profit
margin stood at approximately 60%, within the average of
past years.

DISCIPLINED FINANCIAL MANAGEMENT
PROVIDING US WITH THE FLEXIBILITY TO
SEIZE ATTRACTIVE EXPANSION OPPORTUNITIES
AND MAINTAIN STABLE DISTRIBUTIONS.

In order to seize the best expansion opportunities for the
REIT, we have always applied the fundamental principles of
sound operational and financial management. We stagger
our mortgages payable over several years in order to reduce
renewal-related risk, and we limit the use of financial
leverage so as to ensure the stability of distributions, even
in the most difficult economic times. Since our strong
expansion in 2007, our debt ratio has been slightly higher
than in the past, standing at 61.9%. Nevertheless, this
rate remains below the maximum of 65% allowed by our
Contract of Trust when convertible debentures are outstan-
ding. Our interest coverage ratio also remains conserva-
tive at 2.7 thanks to the operating revenues we achieved
in 2008.

Consequently, the REIT continues to enjoy a solid financial
position, which makes it much easier to refinance its debt.
We have already renewed or refinanced all mortgages
expiring in 2009, and we also renewed our operating credit
facility prior to maturity.

Cominar is solidly positioned to meet the challenges of
2009, with the support of a competent and skilled team
and the same entrepreneurial spirit and discipline we have
always shown. Building on the strength of our organization
and our financial stability, we are confident we will seize
and create further opportunities in 2009, while being
doubly prudent in the current economic context.

As mentioned previously, our portfolio is made up of high-
quality assets that enable us, year after year, to increase our
funds from operations and thereby ensure the stability of
distributions. To date, our growth strategy has allowed us to
weather cyclical lows and challenging conditions.



Considering our strong expansion in 2007 and 2008, we will
make it a priority to further consolidate and improve our
operational processes, without disregarding our portfolio’s
growth in 2009. We will pursue our ongoing projects and
will consider any new development and acquisition oppor-
tunities that meet our criteria of quality and profitability
over the short and long term.

In conclusion, the REIT will take the measures needed to
face the challenges of the current economic and financial
climate. It has the expertise, team, outstanding assets and
financial health to achieve another sound performance
in 2009.

We will continue to prove that we can meet the expectations
of our unitholders, whom we thank for their loyalty to
Cominar. We would also like to express our gratitude to all
our trustees for their advice and constant support, as well
as to all our team members who share the REIT's objectives
and ensure that we can successfully meet challenges.

ozl >

Michel Dallaire, P.Eng.
President and Chief Executive Officer
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COMINAR OWES ITS STABILITY
TO A COMBINATION OF STRONG
FUNDAMENTALS: THE QUALITY AND
DIVERSIFICATION OF ITS PROPERTY
PORTFOLIO IN THREE SECTORS AND
GEOGRAPHIC MARKETS BENEFITING
FROM A RESILIENT ECONOMY EVEN IN
DIFFICULT TIMES, A PRUDENT ACQUI-
SITION AND DEVELOPMENT STRATEGY,
INTEGRATED OPERATIONS MANAGEMENT
AND FINANCIAL MANAGEMENT DISCIPLINE.

Shopping Mall, Place de la Cité, Québec City
A 344,570-square-foot shopping centre
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COMINAR HAS ADDED ANOTHER
FLAGSHIP PROPERTY TO ITS
PORTFOLIO: THE CLASS A OFFICE
TOWER LOCATED AT 2001 MCGILL
COLLEGE AVENUE, IN THE HEART OF
THE MONTREAL BUSINESS DISTRICT,

ACQUIRED AT A COST OF $165 MILLION
IN 2008. THIS 24-STOREY TOWER COVERS
A LEASABLE AREA OF MORE THAN A
HALF-MILLION SQUARE FEET AND ITS
DIVERSIFIED TENANT BASE CONSISTS
OF FIRST-CLASS AND INTERNATIONAL
CORPORATIONS.

2001 McGill College, Montréal
An office building with a leasable area of 535,113 square feet
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OUR PROPERTIES:
A FEW STATISTICS

NUMBER OF BUILDINGS: 214

LEASABLE SPACE (SQ. FT.): 18.3 M

OCCUPANCY RATE: 94.6%

As at December 31, 2008

BREAKDOWN BREAKDOWN OF NET BREAKDOWN
OF LEASABLE AREA OPERATING INCOME OF LEASABLE AREA
BY SECTOR BY SECTOR BY REGION

Office
29.2%

Office
42.2%

Québec City

36.8%
Montréal

59.9%

Industrial
and Mixed-use
56.3%

Industrial

and Mixed-use Retail
37.8% & 20.0%

Ottawa
3.3%

As at December 31, 2008

Photo: Property forming part of 2001 McGill College, Montréal
Class A office building with a leasable area of 535,113 square feet
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OFFICE PROPERTY
SECTOR

NUMBER OF BUILDINGS: 37

LEASABLE SPACE (SQ. FT.): 9,326,142

OCCUPANCY RATE: 94.5%

As at December 31, 2008

OCCUPANCY RATE (%] BREAKDOWN OF NET
OPERATING INCOME
BY REGION

”. Ottawa
80 ... ..M. ... 13.1%
- . Québec City
R 30.9%
60 .. ..M. . . B .} . . §.
Montréal
40 ....................................................... 5600/0
200 ... ..M. N
O ..m.._..m._ M W M.

2004 2005 2006 2007 2008

Photo: Desjardins Securities, Cominar tower, Place de la Cité, Québec City
Class A office building with a leasable area of 698,730 square feet
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FFICE-PROPERTY.

Leasable Space Occupancy
As at December 31, 2008 (sq. ft.) Rate (%)
QUEBEC CITY AREA
4635 15t Avenue, Québec City 41,069 88.7
5055 Wilfrid-Hamel Blvd West, Québec City 28,021 100.0
5073-5075-5079 Wilfrid-Hamel Blvd West, Québec City 28,636 94.9
2014 Cyrille-Duquet St, Québec City 61,986 99.5
2200 Cyrille-Duquet St, Québec City 30,635 100.0
2590-2640 Laurier Blvd, Québec City (Place de la Cité) 698,730 99.9
455 Du Marais St, Québec City 60,933 100.0
3175 Chemin des Quatre-Bourgeois, Québec City 101,334 87.1
979 De Bourgogne Avenue, Québec City 66,363 100.0
150 René-Lévesque Blvd East, Québec City 234,058 97.4
1265 Charest Blvd West, Québec City 141,558 100.0
565-585 Charest Blvd East, Québec City 109,967 934
oAl 603,290
MONTREAL AREA
255 Crémazie Blvd East, Montréal 244,374 90.9
% 8500 Décarie Blvd, Montréal 175,060 100.0
g 3400 Jean-Béraud Avenue, Laval 156,270 100.0
2 201-211 Laurier Blvd East, Montréal 132,134 100.0
2 375 Sir-Wilfrid-Laurier Blvd, Mont-Saint-Hilaire 49,855 100.0
Z 325 Honorius-Charbonneau Blvd, Mont-Saint-Hilaire 19,259 100.0
S 1080 Beaver Hall Hill, Montréal 319,655 94.4
™ 4700 De la Savane St, Montréal 190,118 92.6
22 455 Fénelon Blvd, Dorval 95,656 69.2



Leasable Space

As at December 31, 2008 (sq. ft.)
9900 Cavendish Blvd, Montréal 84,636
9999 Cavendish Blvd, Montréal 51,100
9960-9970 Chemin de la Céte-de-Liesse, Montréal 24,728
1 Place Laval, Laval 123,870
2 Place Laval, Laval 102,592
3 Place Laval, Laval 186,842
4 Place Laval, Laval 140,380
3080 Le Carrefour Blvd, Laval 89,748
3090 Le Carrefour Blvd, Laval 73,052
3100 Le Carrefour Blvd, Laval 75,508
2525 Daniel-Johnson Blvd, Laval 109,797
1111 Dr.-Frederik-Philips Blvd, Montréal 102,744
3300 De la Cote-Vertu Blvd, Montréal 98,278
2001 McGill College Avenue, Montréal 535,113
Sub-total 3,180,769
OTTAWA AREA

550 De la Cité Blvd, Gatineau 320,742
480 De la Cité Blvd, Gatineau 45,528
400 Cooper St, Ottawa 175,813
Sub-total 542,083
TOTAL OFFICE PROPERTIES 5,326,142

All properties are wholly owned by Cominar.

9900 Cavendish Blvd
Montréal
An office building

with a leasable area of
84,636 square feet

Occupancy
Rate (%)

91.4
92.9
95.0
86.5
84.8
90.5
93.0
93.8
87.4
92.8
88.9
100.0
96.5
87.4

100.0
100.0
99.8
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RETAIL PROPERTY
SECTOR

NUMBER OF BUILDINGS: 38

LEASABLE SPACE (SQ. FT.): 2,685,867

OCCUPANCY RATE: 97.1%

As at December 31, 2008

OCCUPANCY RATE (%) BREAKDOWN OF NET
OPERATING INCOME
BY REGION
100 covvoeeeeeeceeeeeeeeeeeeeeeeeeeesesszessesceneeee s O (qereeees
S50 g56 Ay 960 A
so. @ .. B . K. . B. , .
Québec City
74.8%
60 .8 . .. .M. .. . ®. . . . ®§. . ®§... .
40 . MW...B. .. . . B .. . ». ... .®§. 2
Ottawa M;2nt1r;al
3.1% B ¢
VI T B e e .
o ..M. . . . . |

2004 2005 2006 2007 2008

Photo: Shopping centre Les Promenades Beauport, Québec City
A 440,316-square-foot shopping centre
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RETAIL PROPERTY
SECTOR

As at December 31, 2008

QUEBEC CITY AREA

3345 Du Carrefour St, Québec City

1367-1371 Chemin Sainte-Foy, Québec City

5600 De la Rive-Sud Blvd, Lévis

5 D'Orléans St, Québec City

1400 Saint-Jean-Baptiste Avenue, Québec City

245 Soumande St, Québec City (Halles Fleur de Lys)
2195 De la Rive-Sud Blvd, Saint-Romuald

2160 De la Rive-Sud Blvd, Saint-Romuald

2590-2640 Laurier Blvd, Québec City (Place de la Cité)
8500 Henri-Bourassa Blvd, Québec City (Carrefour Charlesbourg)
355 Du Marais St, Québec City

325 Du Marais St, Québec City

3323 Du Carrefour St, Québec City

550 Du Marais St, Québec City

3333 Du Carrefour St, Québec City (Les Promenades Beauport)
1295 Charest Blvd West, Québec City

50 Route du Président-Kennedy, Lévis (Place Lévis)
3319 Du Carrefour St, Québec City

329 Seigneuriale St, Québec City

1970 Chauveau Avenue, Québec City

1275 Charest Blvd West, Québec City

Sub-total

Leasable Space
(sq. ft.)

20,305
5,491
8,100
5,792
104,848
89,407
6,225
72,843
344,570
313,235
37,375
78,869
4,054
16,649
440,316
27,905
222,198
3,090
3,792
2,400

63,222

1,870,686

Occupancy
Rate (%)

100.0
100.0
100.0
100.0
97.0
924
100.0
100.0
98.6
94.2
100.0
98.7
100.0
100.0
96.2
100.0
95.8
100.0
100.0
100.0
100.0



Promenades de Savoy
Mont-St-Hilaire

A 150,666-square-foot
retail property

Leasable Space Occupancy
As at December 31, 2008 (sq. ft.) Rate (%)
MONTREAL AREA
1479-1481-1483-1485 Saint-Bruno Blvd, Saint-Bruno 12,971 100.0
1465 Saint-Bruno Blvd, Saint-Bruno 26,093 100.0
1475 Saint-Bruno Blvd, Saint-Bruno 129,638 100.0
1495 Saint-Bruno Blvd, Saint-Bruno 34,808 100.0
800 Claude-Jutras Blvd, Saint-Bruno 30,352 100.0
239-245 Samson Blvd, Laval 40,622 96.4
2101-2137 Curé-Labelle Blvd, Laval 64,684 100.0
2760-2784 Jacques-Cartier Blvd East, Longueuil 24,400 86.1
2790-2794 Jacques-Cartier Blvd East, Longueuil 6,000 100.0
340-360 Sir-Wilfrid-Laurier Blvd, Mont-Saint-Hilaire 23,776 100.0
370-380 Sir-Wilfrid-Laurier Blvd, Mont-Saint-Hilaire 46,109 99.0
345 Honorius-Charbonneau Blvd and 365 Sir-Wilfrid-Laurier Blvd, Mont-Saint-Hilaire 71,516 96.4
377-383 Sir-Wilfrid-Laurier Blvd, Mont-Saint-Hilaire 9,265 100.0
933 Armand-Frappier Blvd, Sainte-Julie 13,968 100.0
Sub-total 534,202
OTTAWA AREA >
120 De I'Hopital Blvd, Gatineau 66,414 94.6 z
................................................................................................................................................................... S

.

TOTAL RETAIL PROPERTIES 2,471,302 97.1 %
All properties are wholly owned by Cominar. ;






INDUSTRIAL AND MIXED-USE
PROPERTY SECTOR

NUMBER OF BUILDINGS: 139

LEASABLE SPACE (SQ. FT.): 10,308,088

OCCUPANCY RATE: 94.1 %

As at December 31, 2008

OCCUPANCY RATE (%] BREAKDOWN OF NET
OPERATING INCOME
BY REGION

e T T e e
 Québec City
SR N N e . . . 34.6%
Montréal
65.4%
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0

2004 2005 2006 2007 2008
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Photo: 4451-4479 Laval Highway West, Laval
An industrial and mixed-use building with a leasable area of 116,298 square feet
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Leasable Space
(sq. ft.)

Occupancy
Rate (%)

QUEBEC CITY AREA

2383-2393 Watt Avenue, Québec City
2345-2349 Dalton Avenue, Québec City
830 Godin Avenue, Québec City

1165 Lomer-Gouin St, Québec City

320 Chemin de la Canardiére, Québec City
1990 Cyrille-Duquet St, Québec City
2006-2010 Lavoisier St, Québec City

2022 Lavoisier St, Québec City

2025 Lavoisier St, Québec City

2015 Lavoisier St, Québec City

280 Racine St, Québec City

5130 Rideau St, Québec City

2955 Kepler Avenue, Québec City

1515 Saint-Jean-Baptiste Avenue, Québec City
955 Saint-Jean-Baptiste Avenue, Québec City
2020 Cyrille-Duquet St, Québec City

2100 Cyrille-Duquet St, Québec City

2150 Cyrille-Duquet St, Québec City

2160 Cyrille-Duquet St, Québec City

2180 Cyrille-Duquet St, Québec City

100 Chabot St, Québec City

310 Métivier St, Québec City

454-456 Marconi Avenue, Québec City
1730-1790 Newton Avenue, Québec City
5000 Rideau St, Québec City

5125 Rideau St, Québec City

67,092
54,257
49,112
71,970
12,915
89,950
68,235
58,923
37,330

2,134
18,801
24,385
14,960
62,266
33,034
41,133
31,798
22,432
44,909
20,100
59,783
19,345
15,592
62,925

2,475
11,575

91.3
90.8
100.0
96.0
96.1
100.0
100.0
81.6
81.0
100.0
45.8
100.0
100.0
96.7
100.0
100.0
100.0
100.0
85.7
100.0
100.0
100.0
100.0
100.0
100.0
100.0
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4175 Sainte-Anne Blvd, Québec City

625 Des Canetons St, Québec City

4975 Rideau St, Québec City

2755 Dalton Avenue, Québec City

120 De New York St, St-Augustin-de-Desmaures
650 Godin Avenue, Québec City - 460 Desrochers St, Québec City
625 Godin Avenue, Québec City

579 Godin Avenue, Québec City

2700 Jean-Perrin St, Québec City

2181-2211 Léon-Harmel St, Québec City
1540 Cyrille-Duquet St, Québec City

445 Saint-Jean-Baptiste Avenue, Québec City
500 Saint-Jean-Baptiste Avenue, Québec City
5275 Wilfrid-Hamel Blvd, Québec City

1670 Semple St, Québec City

2500 Jean-Perrin St, Québec City

2600 Jean-Perrin St, Québec City

470 Godin Avenue, Québec City

765 Godin Avenue, Québec City

1041 Pierre-Bertrand Blvd, Québec City

989 Pierre-Bertrand Blvd, Québec City

955 Pierre-Bertrand Blvd, Québec City

1075 Des Basses-Terres St, Québec City

235 Fortin St, Québec City

275 Métivier St, Québec City

300 Métivier St, Québec City

1255 Des Artisans St, Québec City

Leasable Space
(sq. ft.)

38,841
19,981
32,840
23,853
34,030
188,638
60,430
22,057
129,579
71,809
9,425
91,795
87,360
29,989
89,293
75,347
48,814
22,532
15,350
118,611
38,695
47,654
48,025
26,006
38,919
28,708
42,427

4500-4536 Louis-B.-Mayer

Laval

of 46,740 square feet

Occupancy
Rate (%)

90.7
100.0
82.4
100.0
100.0
98.0
100.0
100.0
98.3
93.6
100.0
91.1
100.0
94.2
100.0
95.3
56.2
100.0
100.0
100.0
82.5
100.0
100.0
100.0
100.0
100.0
80.1
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INDUSTRIAL AND MIXED-USE
PROPERTY SECTOR

Leasable Space Occupancy
AsatDecember31, 2008 e SR Rate (%)
QUEBEC CITY AREA
275 St-Sacrement Avenue, Québec City 61,853 80.6
1775 Léon-Harmel St, Québec City 22,093 100.0
2600 Saint-Jean-Baptiste Avenue, Québec City 35,295 100.0
2800 Saint-Jean Baptiste Avenue, Québec City 101,569 98.0
3000 Saint-Jean Baptiste Avenue, Québec City 46,844 100.0
795 Craig St, Saint-Nicolas 23,041 100.0
820 Alphonse-Desrochers St, Saint-Nicolas 212,000 100.0
1870 Saint-Paul Blvd, Saguenay 132,846 100.0
Sub-total 3,113,980
MONTREAL AREA
8288 Pie-IX Blvd, Montréal 119,522 100.0
1415 32" Avenue, Montréal 71,503 100.0
1455 327 Avenue, Montréal 32,500 100.0
1475 327 Avenue, Montréal 91,599 89.4
3300 Jean-Baptiste-Deschamps Blvd, Montréal 19,393 100.0
9100 Du Parcours St, Montréal 122,602 100.0
10550 Parkway Blvd, Montréal 110,000 100.0
2105 Dagenais Blvd West, Laval 275,597 100.0
894-930 Bergar St, Laval 33,179 100.0
901-937 Michelin St, Laval 42,648 100.0
3370-3418 Industriel Blvd, Laval 55,331 100.0
3401-3421 Industriel Blvd, Laval 53,422 100.0
1405-1453 Bergar St, Laval 32,635 100.0
3424-3428 Francis-Hugues Avenue, Laval 16,114 100.0
1315 Gay-Lussac St, Boucherville 43,693 100.0
40 Chemin du Tremblay, Boucherville 142,805 100.0
620-650 Giffard St, Longueuil 52,748 87.6
677 Giffard St, Longueuil 47,431 67.9
784-818 Guimond Blvd, Longueuil 81,119 98.6
9101 Des Sciences Blvd, Montréal 72,402 100.0
1675 De Montarville Blvd, Boucherville 142,264 100.0
5250 Armand-Frappier St, Longueuil 59,460 100.0
1405-1455-1495 55t Avenue, Dorval 66,185 100.0
4500-4536 Louis-B.-Mayer St, Laval 46,740 100.0
2900-2976 J.-A.-Bombardier St, Laval 104,308 91.5
3025 J.-A.-Bombardier St, Laval 78,757 58.6
4451-4479 Laval Highway West, Laval 116,298 96.7
330 Avro Avenue, Pointe-Claire 101,222 100.0
19701 Clark-Graham Avenue, Baie-d'Urfé 162,000 100.0
940 Bergar St, Laval 15,000 100.0
11000 Parkway Blvd, Montréal 217,000 100.0
20 Hymus Blvd, Pointe-Claire 50,413 0.0
2156-2168 De la Province St, Longueuil 40,662 100.0
2170 De la Province St, Longueuil 22,615 100.0
715 Delage St, Longueuil 42,195 88.4
6445 Chemin de la Cote-de-Liesse, Montréal 49,546 100.0
19100-19180 Trans-Canada Highway, Baie-d'Urfé 25,564 753



Leasable Space Occupancy

AsatDecember31,2008 = et reeeereeeneeeen B E), Rate (%)
3600 Matte Blvd, Brossard 27,074 93.2
3650 Matte Blvd, Brossard 43,211 97.6
115 De Vaudreuil St, Longueuil 16,297 53.6
4148-4150, De Portland Blvd, Sherbrooke 68,000 100.0
3071-3075 Louis-A.-Amos St and 1922-1996 Onésime-Gagnon St, Montréal 164,206 67.0
1615-1805 55* Avenue, Dorval 158,310 90.9
3339-3403 Griffith St, Montréal 118,025 97.4
8100 Cavendish Blvd, Montréal 114,596 100.0
1949 Onésime-Gagnon St, Montréal 95,769 100.0
2260 32 Avenue and 3142-3190 Joseph-Dubreuil St, Montréal 92,429 85.7
2102-2150 32 Avenue, Montréal 77,361 100.0
2024-2080 32nd Avenue, Montréal 68,434 100.0
6320-6380 Chemin de la Cote-De-Liesse, Montréal 57,754 100.0
2025 De la Métropole St, Longueuil 206,523 98.8
1925-1975 Hymus Blvd, Dorval 105,411 92.8
80-140 Lindsay Avenue, Dorval 44,381 100.0
8411-8453 Chemin Dalton, Mont-Royal 31,520 100.0
8459-8497 Chemin Dalton, Mont-Royal 41,156 83.1
8545-8579 Chemin Dalton, Mont-Royal 38,423 100.0
8605-8639 Chemin Dalton, Mont-Royal 37,463 50.2
7527-7583 Henri-Bourassa Blvd, Montréal 138,915 61.2
8552-8648 Pie-IX Blvd, Montréal 146,541 84.6
8740-8878 Pie-IX Blvd, Montréal 164,496 100.0
7075 Place Robert-Joncas, Montréal 218,473 97.0
1225 Volta St, Boucherville 225,600 100.0
2000 Halpern St, Montréal 527,000 100.0
2105 23 Avenue, Montréal 318,960 100.0
1111 46th Avenue, Montréal 107,644 100.0
1200 55™ Avenue, Montréal 68,461 100.0
5055 Lévy St, Montréal 60,666 100.0
243 Hymus Blvd, Pointe-Claire 40,000 100.0
2555 Pitfield Blvd, Montréal 99,000 0.0
731-749 Meloche Avenue and 11450 chemin de la Cote-de-Liesse, Dorval 35,626 100.0
703-729 Meloche Avenue, Dorval 31,690 100.0
679-701 Meloche Avenue and 135-137 Lindsay St, Dorval 34,718 88.3
1730-1850 55* Avenue and 5435 Francois-Cusson St, Montréal 78,813 90.3
1520-1660 55™ Avenue and 5430 Fairway St, Montréal 79,179 95.3
1875 55" Avenue and 20-62 Lindsay St, Dorval 81,908 100.0
72 chemin du Tremblay, Boucherville 28,610 100.0
SOl 6O S
TOTAL INDUSTRIAL AND MIXED-USE PROPERTIES 10,063,095 94.0

PROPERTIES UNDER DEVELOPMENT

Promenades Beauport, Québec City (renovation and expansion) (retail sector) 104,325
1990 5t St, Saint-Romuald (industrial and mixed-use sector) 50,000
2828 Laurier Blvd, Québec City " (office sector) —
Mégacentre Saint-Bruno — Phase |, Saint-Bruno (retail sector) 79,341
Mégacentre Saint-Bruno — Phase II, Saint-Bruno (retail sector) 30,899
2400 Trans-Canada Highway, Pointe-Claire (industrial and mixed-use sector) 194,993
TOTAL PROPERTIES UNDER DEVELOPMENT 459,558
TOTAL PROPERTY PORTFOLIO 18,320,097 94.6

(1) The first phase of this project will cover a leasable area of 396,000 square feet.
All properties are wholly owned by Cominar.
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MANAGEMENT'S DISCUSSION
AND ANALYSIS

The following Management’s Discussion and Analysis (“MD&A”") is provided to enable a reader to assess the results of
operations of Cominar Real Estate Investment Trust (“Cominar”, the “Trust” or the “REIT") for the year ended December
31, 2008, in comparison with the year ended December 31, 2007, as well as its financial position at that date and its
outlook. Dated March 16, 2009, this MD&A reflects all significant information available as of that date and should be
read in conjunction with the consolidated financial statements and accompanying notes included in this report. Unless
otherwise indicated, all amounts are in thousands of Canadian dollars, except for per unit and per square-foot amounts, and
are based on financial statements prepared in accordance with Canadian generally accepted accounting principles (“GAAP”).

Additional information about us, including our 2008 Annual Information Form, is available on our website at
www.cominar.com and on the Canadian Securities Administrators’ (“CSA”) website at www.sedar.com.

The Board of Trustees, under the recommendation of the Audit Committee, has approved the contents of this MD&A.
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CAUTION REGARDING FORWARD-LOOKING STATEMENTS

From time to time, we make written or oral forward-looking statements within the meaning of applicable Canadian
securities legislation. We may make such statements in this document and in other filings with Canadian regula-
tors, in reports to unitholders or in other communications. These forward-looking statements include, among others,
statements with respect to our medium-term and 2009 objectives, and strategies to achieve our objectives, as well
as statements with respect to our beliefs, outlooks, plans, objectives, expectations, anticipations, estimates and
intentions. The words “may”, “could”, “should”, “would”, “suspect”, “outlook”, “believe”, “plan”, “anticipate”, “estimate”,
“expect”, “intend”, “forecast”, “objective” and words and expressions of similar import are intended to identify forward-
looking statements.

By their very nature, forward-looking statements involve numerous factors and assumptions, and are subject to
inherent risks and uncertainties, both general and specific, which give rise to the possibility that predictions, forecasts,
projections and other forward-looking statements will not be achieved. We caution readers not to place undue reliance
on these statements as a number of important factors could cause our actual results to differ materially from the
expectations expressed in such forward-looking statements. These factors include business and economic conditions in
Canada and elsewhere in the world, the effects of competition in the markets where we operate, the impact of changes
in laws and regulations, including tax laws, successful execution of our strategy, our ability to complete and integrate
acquisitions successfully, our ability to attract and retain key employees and executives, the financial position of clients,
our ability to refinance our debts upon maturity and to lease vacant space, our ability to complete developments
according to our plans and to raise capital to finance our growth, as well as changes in interest rates.

We caution that the foregoing list of important factors that may affect future results is not exhaustive. When relying
on our forward-looking statements to make decisions with respect to Cominar, investors and others should carefully
consider the foregoing factors, as well as other factors and uncertainties.

Additional information about these factors can be found in the “Risks and Uncertainties” section of this MD&A.

NON-GAAP FINANCIAL MEASURES

We issue guidance on and report on certain non-GAAP measures, including “net operating income”, “distributable
income”, “funds from operations” and “adjusted funds from operations”, which we use to evaluate our performance.
Because non-GAAP measures do not have a standardized meaning and may differ from similar measures presented
by other issuers, securities regulations require that non-GAAP measures be clearly defined and qualified, reconciled
with their nearest GAAP measure and given no more prominence than the closest GAAP measure. You may find such
information in the sections dealing with each of these measures.



2008 HIGHLIGHTS

e INCREASE OF:
*29% IN OPERATING REVENUES
*28% IN NET OPERATING INCOME
*18% IN RECURRING DISTRIBUTABLE INCOME
*19% IN RECURRING FUNDS FROM OPERATIONS
*18% IN RECURRING ADJUSTED FUNDS FROM OPERATIONS
*17% IN DISTRIBUTIONS

e MAINTENANCE OF A STABLE OCCUPANCY RATE OF 94.6%

e RENEWAL RATES UP IN ALL THREE SECTORS OF ACTIVITY

e CONSERVATIVE INTEREST COVERAGE RATIO OF 2.68:1

e ACQUISITION OF PROPERTIES REPRESENTING CLOSE TO 1.2 MILLION SQUARE FEET
OF LEASABLE AREA AND A $213.6 MILLION INVESTMENT

e DEVELOPMENT PIPELINE AS AT DECEMBER 31, 2008 REPRESENTING
A TOTAL INVESTMENT OF $97.4 MILLION AND ADDING APPROXIMATELY 0.7 MILLION
SQUARE FEET OF LEASABLE AREA TO OUR PORTFOLIO

e KORN/FERRY - COMMERCE MAGAZINE AWARD FOR THE BEST BOARD OF DIRECTORS
IN 2008 IN THE MEDIUM-SIZED BUSINESS CATEGORY IN RECOGNITION OF THE
COMMITMENT OF OUR BOARD OF DIRECTORS TO ROBUST GOVERNANCE PRACTICES
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FINANCIAL AND OPERATIONAL HIGHLIGHTS

For the years ended December 31, 2008 2007 A%

FINANCIAL DATA

Operating revenues " 235,341 181,870 294
Net operating income )2 140,469 109,619 28.1
Same property net operating income growth @ 3.7% 3.0%

Net income 25,034 29,241 (14.4)
Distributable income @ 74,038 63,237 17.1
Recurring distributable income @ 74,038 62,815(3) 17.9
Recurring funds from operations® 85,840 72,288(3) 18.7
Recurring adjusted funds from operations ? 74,128 62,858(3) 17.9
Distributions 64,737 55,454 16.7
Debt ratio 61.9% 55.9%

Debt ratio (excluding convertible debentures) 50.6% 42.7%

Total assets 1,668,750 1,442,794 15.7
Market capitalization 734,552 923,563 (20.5)

PER UNIT FINANCIAL DATA

Net income (basic) 0.55 0.70 (21.4)
Distributable income (basic) @ 1.63 1.52 7.2
Recurring distributable income (FD) @ 1.59 1.48(3) 7.4
Recurring funds from operations (FD) @@ 1.80 1.68(3) 7.1
Recurring adjusted funds from operations (FD) @@ 1.59 1.48(3) 7.4
Distributions 1.417 1.301 8.9

OPERATIONAL DATA

Number of properties 214 208
Leasable area (in thousands of sq. ft.) 18,320 17,022
Occupancy rate 94.6% 94.7%

ACQUISITIONS/DEVELOPMENTS

Acquisitions

Number of properties 12 67
Leasable area (in thousands of sq. ft.) 1,187 6,817
Total investment 213,614 648,380
Weighted average capitalization rate 6.8% 7.0%

Completed developments

Number of properties 2 4
Leasable area (in thousands of sq. ft.) 107 218
Total investment 10,800 11,000
Weighted average capitalization rate 9.8% 9.9%

Ongoing developments

Number of properties 4 7
Estimated leasable area (in thousands of sq. ft.) 671 1,103
Forecast total investment 97,400 144,200
Forecast weighted average capitalization rate 9.4% 9.4%

(1) Certain 2007 figures have been reclassified as discontinued operations in conformity with GAAP.

(2) Non-GAAP financial measure. See relevant sections for definition and reconciliation to closest GAAP measure.

(3) Excluding non-recurring interest income of $0.4 million realized during the second quarter of 2007 in connection with a public offering of subscription receipts.
(4) Fully diluted.



GENERAL BUSINESS OVERVIEW

Cominar Real Estate Investment Trust is the largest owner of commercial properties in the Province of Québec. As
at March 16, 2009, we owned and managed a high-quality portfolio of 215 properties including 38 office buildings,
38 retail buildings and 139 industrial and mixed-use buildings covering more than 18.5 million square feet in the
Québec City, Montréal and Ottawa areas.

Since its inception in 1998, Cominar has made a series of acquisitions and completed many construction and property
development projects. Consequently, the gross carrying value of our real estate assets has increased more than
sevenfold since 1998, rising from $244.6 million to over $1.8 billion as at December 31, 2008.

Our asset and property management is entirely internalized and we are a fully integrated, self-managed real estate
investment trust. Thus, we are not bound to a third party by management contracts or property management fees.
This mode of operation reduces the potential for conflict between the interests of management and the Trust, while
ensuring that the interests of management and employees are aligned with those of unitholders. The result is an
improved financial performance for Cominar.

OBJECTIVES AND STRATEGY

OBJECTIVES

Cominar’s primary objectives are to provide its unitholders with growing cash distributions, payable monthly, and to
increase and maximize unit value through proactive management and the growth of its property portfolio.

STRATEGY

To continue to ensure the growth of distributions and to increase return on investment for unitholders, Cominar strives
to manage growth, operational risk and debt in a flexible and prudent manner. The key strategic axes for reaching these
objectives are:

« Acquisition as well as construction, redevelopment and expansion of properties offering a high potential for return

To increase the leasable area in its property portfolio, Cominar continues to seek acquisition, construction and
development opportunities in the Québec City, Montréal and Ottawa areas. The key criterion in evaluating any
acquisition or development continues to be the ratio between the acquisition or development price, the related
debt and the anticipated profitability of the project in question over the short- and long-term. Cominar maintains
a conservative growth strategy, based on a very strict selection of properties to be acquired and the construction
and development of quality properties in locations in great demand with clients.

» Diversification of our property portfolio

This strategic axis includes the following elements:

[a] Sector diversification has been an integral part of our strategy from the beginning and consists in maintaining the
right balance in our property portfolio among three sectors of activity: office buildings, retail properties and
industrial and mixed-use properties. By diversifying its activities among three types of properties, Cominar reduces
the risk associated with any given sector. This diversification contributes to steady revenue and income growth;
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[b] Geographic diversification — While consolidating its leading position in the Québec City area, Cominar has from
the outset established a major presence in the Montréal area where it owns, as at March 16, 2009, 117 properties
representing a leasable area of close to 11.1 million square feet. In addition, in 2007, Cominar acquired its first
properties in the Ottawa region. As with sector diversification, geographic diversification gives Cominar the ability
to better mitigate the risks associated with the real estate business;

—
(g
—

Client diversification — Cominar serves an extensive and diverse client base operating in many sectors of activity.
Clients occupy an average area of 6,900 square feet. This diversification allows for the maintenance of foreseeable
cash flows.

« Proactive property management emphasizing the growth of occupancy rates and net leasing income

Commercial real estate is a dynamic investment that requires active and experienced management. With its
integrated management, Cominar exercises rigorous, preventive and cost-effective control over its operations.
Expanding our property portfolio enables us to achieve economies of scale and synergies. We thereby ensure
delivery of efficient, cost-effective services to our clients. The result is increased client satisfaction and high
occupancy and retention rates.

« Prudent financial management

Debt management continues to be a decisive factor in growth and stability for a real estate investment trust.
Cominar maintains its debt ratio below the maximum authorized by its Contract of Trust and at a level we deem
prudent. We believe that this disciplined policy contributes to the stability of future distributions and to the prudent
growth of the Trust. We also take a conservative approach to managing the distributions ratio, which we regard as
another key factor in the stability of future distributions. This approach allows us greater financial flexibility for our
capital expenditures and for the implementation of our leasing programs. Furthermore, we opted for early renewal
of our credit facility, whose renewal date is now June 30, 2010, while all mortgages maturing in 2009 have been renewed.

PERFORMANCE INDICATORS

Cominar measures the success of its strategy using a number of performance indicators:

OPERATIONAL PERFORMANCE

Client satisfaction is defined as client perception and judgment of service received and their loyalty with respect
to Cominar. Two indicators are used to measure client satisfaction: occupancy rate and retention rate; the latter is
calculated as the leasable area of renewed leases divided by the leasable area of leases that expired during the year.
These indicators also provide an overview of the economic well-being of the regions in which Cominar owns properties.

FINANCIAL PERFORMANCE
To measure its financial performance, Cominar uses the following key indicators:

- Same property net operating income, which provides an indication of the operating profitability of the existing
portfolio, i.e. Cominar’s ability to increase revenues and reduce costs, and thereby generate added value for its unitholders;

« Net operating income (“NOI”) margin, which provides an indication of the operating profitability of the portfolio;

«  (Recurring) distributable income per unit, which represents a benchmark for investors to judge the stability of distributions;



«  (Recurring) funds from operations per unit, which represents a standard real estate benchmark to measure an
entity’s performance, excluding amortization calculated using historical costs from net income established in
accordance with GAAP;

«  (Recurring) adjusted funds from operations per unit, represented by funds from operations net of the normalized
investments needed to maintain the portfolio’s production capacity, which constitutes a meaningful measure of
Cominar’s ability to generate cash flows; and

- Debt ratio, which is used to assess the financial balance essential to the smooth running of an organization.

Definitions and other information regarding these performance indicators are provided in the relevant sections.

PERFORMANCE ANALYSIS

RESULTS OF OPERATIONS

The following table summarizes our results of operations for the periods ended December 31, 2008 and 2007, and
should be read in conjunction with the consolidated financial statements and accompanying notes presented in this
Annual Report. It should be noted that certain amounts for fiscal 2007 have been reclassified as discontinued operations
in conformity with GAAP.

...................................................................................................................................................................

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Operating revenues 62,356 53,219 17.2 235,341 181,870 29.4
Operating expenses 23,786 20,886 13.9 94,872 72,251 313
Net operating income 38,570 32,333 193 : 140,469 109,619 28.1
Interest on borrowings 14,434 11,388 26.7 50,798 35,591 42.7
Depreciation of income properties 14,176 12,097 172 51,833 35,470 46.1
Amortization of deferred leasing costs 2,019 1,796 124 8,231 6,952 18.4
Amortization of other assets 105 35 — 330 196 68.4
Trust administrative expenses 1,206 770 566 4,186 2,954 41.7
Other revenues 69 86 (19.8) 289 394  (26.6)
Unusual item ® — — — — 422 —
Net income from continuing operations 6,699 6,333 5.8 25,380 29,272 (13.3)
Net income (loss) from discontinued operations (376) 26 — (346) (31) —
N 6323 | 63%9 (08 . 25034 | 29041 (144)
Net income per unit (basic) 0.14 0.14 — 0.55 0.70  (21.4)
Net income per unit (diluted) 0.14 0.14 — 0.55 0.69 (20.3)

.......................................................................................................................... I R R R R R R T T R T Ry

(1) During the second quarter of 2007, Cominar realized non-recurring interest income of $0.4 million from a public offering of subscription receipts issued in May 2007
and converted into units in June 2007, in connection with the closing of the acquisition of the Alexis Nihon properties.
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FINANCIAL POSITION

The following table summarizes our assets and liabilities as well as unitholders’ equity as at December 31, 2008 and
2007, and should be read in conjunction with the financial statements and accompanying notes presented in this
Annual Report.

As at December 31, 2008 2007 AS
ASSETS

Income properties (amortized cost) 1,506,531 1,323,095 183,436
Properties under development and land held for future development 93,802 61,280 32,522
Other assets 68,417 58,419 9,998
T 1668750 1442794 205956
LIABILITIES

Mortgages payable 730,711 619,755 110,956
Convertible debentures 203,723 203,852 (129)
Bank indebtedness 186,987 35,321 151,666
Other liabilities 34,987 42,170 (7,183)
................................................................................................................. 1156408 | 901,098 255310
UNITHOLDERS’ EQUITY 512,342 541,696 (29,354)
Total 1,668,750 1,442,794 225,956

PERFORMANCE INDICATORS

The following table summarizes our performance indicators for the periods ended December 31, 2008 and 2007.
A detailed analysis of each of these performance indicators is provided on the page indicated:

Performance Indicators

Quarter : Cumulative
For the periods ended December 31, Page 2008 2007 A% 2008 2007 A%
Same property net operating income 44 20,872 19,836 5.2 82,174 79,228 3.7
Recurring distributable income per unit (FD)® 48 0.42 0.39 77 ¢ 1.59 1.480 7.4
Recurring funds from operations per unit (FD)®@ 50 0.48 043 116 1.80 1.68M 7.1
Recurring adjusted funds from operations per unit (FD)? 52 0.42 0.39 7.7 1.59 1.480 7.4
NOI margin 44 i 59.7% 60.3%
Debt ratio 55 i 61.9% 55.9%
Occupancy rate 60 i 94.6% 94.7%

(1) Excluding non-recurring interest income of $0.4 million realized during the second quarter of 2007 in connection with a public offering of subscription
receipts.

(2) Fully diluted.



RESULTS OF OPERATIONS
OVERALL ANALYSIS

OPERATING REVENUES

We achieved excellent revenues during fiscal 2008. The 29.4% increase in operating revenues is due mainly to the
contribution of office, industrial and mixed-use property acquisitions and to developments completed in 2007 and 2008.

Operating Revenues

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Same property portfolio @ 33,091 32,062 3.2 136,116 131,757 33
Acquisitions and developments 29,265 21,157 383 1 99,225 50,113 98.0
Total operating revenues 62,356 53,219 172 ¢ 235,341 181,870 29.4

(1) The same property portfolio includes all properties owned by Cominar as at December 31, 2006, except those taken into account in the calculation of net income
from discontinued operations, and does not include the benefits of acquisitions and developments completed and integrated in 2007 and 2008.

For fiscal 2008, our same property portfolio operating revenues increased 3.3% over fiscal 2007. This organic growth is
due to rent increases provided for under existing leases, as well as lease renewal at higher rates and the execution of
new leases. It reflects the high quality of our properties and the sustained rental growth in our markets.

OPERATING EXPENSES

Operating expenses increased by 31.3% during fiscal 2008 over fiscal 2007. This variation reflects the increase in the
portfolio’s size as a result of acquisitions and developments completed in 2007 and 2008.

Operating Expenses

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Same property portfolio ™ 12,219 12,226 — 53,942 52,529 2.7
Acquisitions and developments 11,567 8,660 336 ¢ 40,930 19,722 —
Total operating expenses 23,786 20,886 139 94,872 72,251 313

NET OPERATING INCOME

Although net operating income is not a financial measure defined by GAAP, it is widely used in the real estate industry
to assess operating performance. We define it as operating income before interest on borrowings, depreciation of
income properties, amortization of deferred leasing costs and other assets, Trust administrative expenses, other
revenues and unusual items. This definition may differ from that of other issuers and, therefore, Cominar’s NOI may not
be comparable to similar measures presented by such other issuers.
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Net Operating Income

Quarter : Cumulative

For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Same property portfolio @ 20,872 19,836 52 82,174 79,228 3.7
Acquisitions and developments 17,698 12,497 416 58,295 30,391 91.8
Total NOI 38,570 32,333 193 140,469 109,619 28.1
NOI margin :

Same property portfolio 63.1% 61.9% 60.4% 60.1%

Overall portfolio 61.9% 60.8% i 59.7% 60.3%

NOI was up 28.1% in fiscal 2008 from fiscal 2007, while our NOI margin stood at 59.7% of operating revenues, which is
comparable to our average over the past few years.

Same property NOI (financial performance indicator) grew by 5.2% in the fourth quarter of 2008 and by 3.7% during the
year ended December 31, 2008. At 60.4%, same property NOI margin for fiscal 2008 held essentially steady over 2007.

Cominar’s management considers the analysis of same property NOI particularly important since this measure provides
an indication of our ability to grow our revenues through an increase in occupancy and rental rates, and to contain our
operating expenses.

INTEREST ON BORROWINGS

For 2008, total interest on borrowings increased by 42.7% compared with 2007, primarily due to the different financing
agreements entered into or assumed in connection with the settlement of recent acquisitions. It represented 21.6% of
operating revenues as at December 31, 2008, which compares favourably with our peers. By comparison, it represented
19.6% as at December 31, 2007. As at December 31, 2008, the weighted average contractual interest rate of our long-
term debt stood at 5.63%, down 16 basis points from December 31, 2007.

The following table indicates the source of interest on borrowings presented in our financial statements for the periods
indicated:

Interest on Borrowings

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Mortgages and bank indebtedness 11,946 9,324 28.1 40,800 32,878 24.1
Convertible debentures 3,098 2,933 56 ¢ 12,456 6,303 97.6
Amortization of borrowing costs 400 295 35.6 1,543 735 —
Accretion of liability component of convertible debentures 9 9 — i 37 9 —
Amortization of fair value adjustments on assumed mortgages payable (32) (53)  (39.6) ! (127) (52) —
Less: Capitalized interest (977) (1,090) (10.4) (3,811) (2,922) 304
Less: Interest related to discontinued operations (10) (30) (66.7) : (100) (1,360) —
Total interest on borrowings 14,434 11,388 26.7 i 50,798 35,591 42.7



DEPRECIATION OF INCOME PROPERTIES

During fiscal 2008, depreciation expense of income properties increased by 46.1% over 2007. It should be noted that
since September 2003, the Canadian Institute of Chartered Accountants (“CICA”) requires that the purchase price of
an income property be allocated between tangible assets comprising the land and the building, and intangible assets
such as operating leases and client relationships. These intangible assets are amortized on a straight-line basis over the
terms of related leases. The resulting amortization is therefore accelerated relative to the depreciation of properties
held for a number of years. The depreciation attributable to income properties acquired or completed during the
2007 and 2008 fiscal years represented more than twice that of the same property portfolio, or 68.0% of the total
depreciation expense of income properties for the year ended December 31, 2008.

Depreciation of Income Properties

Quarter : Cumulative

For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Same property portfolio 4,195 3,997 5.0 16,566 16,476 0.5
Acquisitions and developments 9,981 8,100 232 ¢ 35,267 18,994 85.7
Total depreciation of income properties 14,176 12,097 172 51,833 35,470 46.1
Depreciation of Income Properties

................................................................................................. o uarterCumuIatlve
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Amortization of tangible assets 8,386 6,956 20.6 30,440 22,774 337
Amortization of intangible assets 5,790 5141 126 ¢ 21,393 12,696 68.5
Total depreciation of income properties 14,176 12,097 172 51,833 35,470 46.1

TRUST ADMINISTRATIVE EXPENSES

Administrative expenses increased by 41.7% to $4.2 million as at December 31, 2008. This is due mainly to an increase
in human resources arising from acquisitions and developments of close to $880 million completed over the past two
fiscal years. In addition, the granting of new options in 2008 generated an additional expense of $442. Despite this
increase, the Trust's administrative expenses represented only 1.8% operating revenues in 2008, up slightly compared
with 1.6% in 2007.

DISCONTINUED OPERATIONS

In accordance with CICA Handbook Section 3475, the results of discontinued operations must be reclassified as a
distinct component of net income for the fiscal year in which the sale of these operations took place, as well as for the
previous year presented for comparative purposes. Consequently, net income related to a property expropriated in
September 2007 (as described under “Contingency”) and to a retail property sold in 2008, is presented under net loss
from discontinued operations.

NET INCOME

Despite strong results since the beginning of 2008 and growth in all of Cominar’s key performance indicators, net
income for the year ended December 31, 2008 was down 14.4% compared with 2007. The decline in net income
in fiscal 2008 arose primarily from a significant increase in depreciation expense of income properties acquired or
developed in 2007 and 2008. The depreciation expense is based on the assumption that the value of properties declines
over time. The impact of this assumption has been magnified by the application of the new rule explained above under
“Depreciation of Income Properties”. In reality, property values tend to evolve in step with prevailing real estate
market conditions. For the quarter ended December 31, 2008, the Trust reported $6.3 million in net income which was
unchanged from the corresponding quarter of 2007.
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Net Income

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Net income 6,323 6,359 (0.6) 25,034 29,241 (14.4)
Net income per unit (basic) 0.14 0.14 — 0.55 0.70 (21.4)
Net income per unit (diluted) 0.14 0.14 — 1 0.55 0.69 (20.3)

CONTINGENCY

An expropriation process was initiated in June 2006 by the Centre hospitalier de I'Université de Montréal (CHUM) for
the property located at 300 Viger Street in Montréal, Québec. The expropriation procedure is currently at the definitive
indemnity setting stage. A property transfer notice was served on Cominar on August 27, 2007, with an effective date
of September 1, 2007, and the Québec Administrative Court awarded Cominar, on September 10, 2007, a provisional
indemnity pursuant to applicable legislation. The provisional indemnity amounts to $30 million which was received
during 2007. The definitive indemnity will be set by the Québec Administrative Court or settled between the parties
in the coming year. At this stage, it is impossible to estimate or assess the amount of the definitive indemnity and,
consequently, Cominar has recognized no gain or loss in connection with this expropriation.

SEGMENTED ANALYSIS

Cominar’s activities encompass three categories of real estate properties located in the Greater Québec City, Montréal
and Ottawa areas. The following tables show the contributions of these properties to NOI, by sector of activity and
geographic location, for the periods ended December 31, 2008 and 2007. Variations are attributable primarily to
acquisitions completed in 2007 and 2008.

SEGMENTED INFORMATION BY SECTOR OF ACTIVITY

Net Operating Income

...................................................................................................................................................................

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Sector of activity :
Office 17,268 13,781 253 59,257 43,132 374
Retail 7,386 6,623 1.5 ¢ 28,062 25,725 9.1
Industrial and mixed-use 13,916 11,929 16.7 53,150 40,762 30.4
Total NOI 38,570 32,333 193 1 140,469 109,619  28.1

...................................................................................................................................................................

Office Sector

In 2008, NOI from office properties was up 37.4% compared with 2007, mainly due to a 7.2% increase in renewal rates
and acquisitions completed in 2007 and 2008.

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Operating revenues 30,233 24,435 23.7 104,884 75,098 39.7
Operating expenses 12,965 10,654 217 ¢ 45,627 31,966 42.7
NOI - Office 17,268 13,781 253 59,257 43,132 37.4




Retail Sector

Retail sector NOI rose 9.1% in 2008 over 2007, fuelled by a 1.1% increase in occupancy rate and a 9.8% increase in
renewal rates.

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Operating revenues 11,765 11,101 6.0 47,435 44,100 7.6
Operating expenses 4,379 4,478 19,373 18,375 5.4

NOI - Retail 7,386 6,623

NOI margin - Retail 62.8% 59.7%

28,062 25,725 9.1

Industrial and Mixed-Use Sector
The industrial and mixed-use sector also turned in a very strong performance in 2008, with a 30.4% increase in NOI, due
mainly to acquisitions completed in 2008 and 2007.

Quarter : Cumulative

For the periods ended December 31, 2008 2007 A% : 2008 2007 A%
Operating revenues 20,357 17,682 15.1 83,022 62,672 325
Operating expenses 6,441 5,753 120 29,872 21,910 363
NOI - Industrial and mixed-use 13,916 11,929 16.7 53,150 40,762 304
NOI margin - Industrial and mixed-use 68.4% 67.5% ] 64.0% 65.0%
SEGMENTED INFORMATION BY GEOGRAPHIC LOCATION
The following table shows NOI growth in our three geographic markets.
Net Operating Income
.................................................................................................... Guarter ™ e
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Region ]

Québec City 15,128 13,507 12.0 57,703 53,057 8.8

Montréal 21,278 16,900 25.9 74,152 51,486 440

Ottawa 2,164 1,926 124 8,614 5076  69.7
Total NOI 38,570 32,333 193 ¢ 140,469 109,619  28.1
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DISTRIBUTABLE INCOME AND DISTRIBUTIONS

Although the concept of “distributable income” (“DI”) is not a financial measure defined under GAAP, it is a measure
widely used by investors in the field of income trusts. We consider DI an excellent tool for assessing the Trust’s
performance. Given its historical nature, DI per unit is also a useful benchmark enabling investors to evaluate the
stability of distributions.

Recurring RDI per unit for fiscal 2008 was up 7.9%, while our annual distribution amounted to $1.417 per unit, up 8.9%.

The following table presents the calculation of DI in accordance with the terms of the Contract of Trust as well as its
reconciliation with net income calculated in accordance with GAAP:

Distributable Income

Quarter : Cumulative

For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Net income (GAAP) 6,323 6,359 (0.6) 25,034 29,241 (14.4)
+ Depreciation of income properties 14,180 12,104 172 ¢ 51,871 36,132 43.6
- Amortization of below-market leases (192) (72) — (576) (250) —
+ Compensation expense related to unit option plan 175 48 — 652 217 —
+ Accretion of liability component of convertible debentures 9 9 — 37 9 —
- Deferred leasing costs (1,090) (510) — ¢ (3,221) (2,060) 56.4
- Amortization of fair value adjustments on assumed mortgages payable (32) (52)  (38.5) (127) (52) —
+ Loss on disposal of an income property 368 — — 368 — —
DI 19,741 17,886 104 74,038 63,237 17.1
Unusual item ® — — — i — (422) —
Recurring DI 19,741 17,886 104 i 74,038 62,815 17.9
DISTRIBUTIONS TO UNITHOLDERS 16,774 16,230 34 64,737 55,454 16.7
Distributions reinvested under the distribution reinvestment plan (880) (612) 438 i (2,933) (1,950) 50.4
Cash distributions 15,894 15,618 1.8 i 61,804 53,504 15.5
Per unit information: :

DI (basic) 0.43 0.40 7.5 1.63 1.52 7.2
Recurring DI (basic) 0.43 0.40 75 i 1.63 1.51 7.9
Recurring DI (FD) @ 0.42 0.39 77 ¢ 1.59 1.48 74
DISTRIBUTIONS PER UNIT 0.365 0.358 2.0 1.417 1.301 8.9
DI payout ratio 84.9% 89.5% 86.9% 85.6%
Recurring DI payout ratio 84.9% 89.5% : 86.9% 86.2%

(1) During the second quarter of 2007, Cominar realized non-recurring interest income of $0.4 million from a public offering of subscription receipts issued in
May 2007 and converted into units in June 2007, in connection with the closing of the acquisition of the Alexis Nihon properties.

(2) Fully diluted.

Recurring DI per unit for the year ended December 31, 2008 stood at $1.63, up 7.9% over fiscal 2007, due mainly to the
immediate impact of acquisitions and developments completed since the beginning of 2007 and to the 3.7% increase
in same property NOI. Per unit distributions amounted to $1.417 in 2008, up 8.9% over 2007, while the DI payout ratio
stood at 86.9% compared with 85.6% for the previous year.

Recurring DI was $0.42 per fully diluted unit in the fourth quarter of 2008, compared with $0.39 in the fourth quarter of
2007, an increase of 7.7%.



Track Record of DI per Unit
(Financial Performance Indicator)

For the years ended December 31, 2008 2007 2006 2005 2004
DI per unit (basic) 1.63 1.52 1.40 1.37 1.35
Recurring DI per unit (FD) @ 1.59 1.48 1.36 1.31 1.30

Cominar’s recurring DI per unit, established in accordance with its Contract of Trust, is in our opinion a useful tool for
assessing the Trust’s operating performance because it highlights per unit cash flows that are distributable to unitholders.
Furthermore, given its historical nature, it is also a useful benchmark for determining the stability of distributions.

On July 6, 2007, the Canadian Securities Administrators (“CSA”) issued an amended version of National Policy 41-201 -
Income Trusts and Other Indirect Offerings, which includes guidelines on distributable cash.

Under amended National Policy 41-201, the Trust is required to reconcile distributable income (a non-GAAP measure)
with cash flows from operating activities as shown in the financial statements.

The following table presents this reconciliation:

Quarter : Cumulative
For the periods ended December 31, 2008 2007 2008 2007
Cash flows from operating activities (GAAP) 33,647 25,500 85,924 84,406
- Deferred rentals (1,090) (5100 i (3,221) (2,060)
- Amortization of deferred leasing costs (2,020) (1,785) (8,243) (6,965)
- Amortization of deferred financing costs and other assets (514) (476) L (2,197) (1,302)
- Change in non-cash operating working capital items (10,282) (4,843) 1,775 (10,842)
DI 19,741 17,886 : 74,038 63,237

Deferred rentals result from straight-line accounting for rent increases set forth in leases. As Cominar does not collect
these amounts during the period, they are deducted from net income in the calculation of DI.

Although amortization of deferred leasing costs, deferred financing costs and other assets are non-cash items, Cominar
deducts them in the calculation of DI, as this amortization expense must be excluded from cash flows available for
distribution to unitholders.

As non-cash working capital items tend to fluctuate over time, Cominar believes they should not affect distributions to
unitholders and therefore does not consider them in the calculation of DI.

In accordance with CSA guidelines, Cominar also provides the following table to allow readers to assess the source of
cash distributions and how they relate to net income:

Quarter : Cumulative
For the periods ended December 31, 2008 2007 2006 2008 2007 2006
Cash flows from operating activities 33,647 25,500 18,304 85,924 84,406 51,413
Net income 6,323 6,359 10,447 25,034 29,241 34,075

Distributions to unitholders 16,774 16,230 11,655 64,737 55,454 42,724
Cash flows from operating activities in excess of :
distributions to unitholders 16,873 9270 6,649 21,187 28,952 8,689
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For the fiscal year ending December 31, 2009, Cominar expects its cash flows from operating activities will suffice to
finance distributions to unitholders, as has been the case for every fiscal year since the inception of the REIT.

Cominar considers that the comparison of distributions with net income is not indicative of its capacity to pay sustained
distributions to unitholders. The difference between distributions, calculated on the basis of DI, and net income, is
primarily attributable to non-cash items, as shown in the reconciliation between net income and DI.

FUNDS FROM OPERATIONS

Although the concept of funds from operations (“FFO”) is not a financial measure defined under GAAP, it is widely used
in the field of real estate investment trusts. The Real Property Association of Canada (“REALpac”) defines this measure
as net income (calculated in accordance with GAAP) before depreciation of income properties, amortization of deferred
leasing costs and amortization of non-recoverable capital expenditures, as well as realized gains (or impairment
provisions and losses) from sales of depreciable real properties and extraordinary items. FFO should not be substituted
for net income or cash flows from operating activities established in accordance with GAAP in measuring our
performance. While our method of calculating FFO is in compliance with REALpac recommendations, it may differ from
that applied by other issuers and, therefore, may not be useful for comparison with other issuers.

We consider FFO a meaningful additional measure of operating performance, since it excludes the assumption that
the value of real estate assets diminishes predictably over time and discounts certain items included in net income,
established in accordance with GAAP, that are not necessarily indicative of our operating performance (for example,
gains or losses from the sale of real estate assets).

The following table presents a reconciliation of net income, as determined in accordance with GAAP, and FFO for the
periods ended December 31, 2008 and 2007:

Funds from Operations

Quarter : Cumulative
For the periods ended December 31, 2008 2007 A% 2008 2007 A%
Net income (GAAP) 6,323 6,359 (0.6) 25,034 29,241 144
+ Depreciation of income properties 14,180 12,104 17.2 51,871 36,132 43.6
+ Amortization of deferred leasing costs 2,020 1,785 13.2 8,243 6,965 18.3
+ Amortization of non-recoverable capital expenditures 9 148 — 324 372 (12.9)
+ Loss on disposal of an income property 368 — — 368 — —
FFO 22,900 20,396 123 ¢ 85,840 72,710 18.1
Unusual item ® — — — — (422) —
Recurring FFO 22,900 20,396 123 ¢ 85,840 72,288 18.7

Per unit information: :
Recurring FFO (basic) 0.50 0.45 1.1 1.89 1.74 8.6
Recurring FFO (FD) @ 0.48 043 116 1.80 1.68 7.1

...................................................................................................................................................................

(1) During the second quarter of 2007, Cominar realized non-recurring interest income of $0.4 million from a public offering of subscription receipts issued in May 2007
and converted into units in June 2007, in connection with the closing of the acquisition of the Alexis Nihon properties.
(2) Fully diluted.

Amortization of non-recoverable capital expenditures was added to net income since Cominar includes this expense in the
operating expenses of its income properties.

In 2008, FFO increased due to acquisitions and developments completed during 2007 and 2008, and organic growth. Recur-
ring FFO per unit grew 8.6% for the year; on a fully diluted basis, it increased by 7.1% over the previous year.

Recurring FFO rose 11.6% to $0.48 per unit on a fully diluted basis in the fourth quarter of 2008.



Track Record of Funds from Operations per Unit
(Financial Performance Indicators)

For the years ended December 31, 2008 2007 2006 2005
FFO per unit (basic) 1.89 1.75 1.63 1.59
Recurring FFO per unit (FD) " 1.80 1.68 1.57 1.50

ADJUSTED FUNDS FROM OPERATIONS

The concept of adjusted funds from operations (“AFFQ”) is fast becoming a key financial measure in the field of real
estate investment trusts. AFFO, an additional measure to assess Cominar’s financial performance as well as its ability to
maintain and increase distributions over the long term, corresponds to FFO less the normalized investments needed to
maintain its real estate portfolio’s production capacity.

The AFFO measure is not defined under GAAP and should not be substituted for net income or cash flows from
operating activities established in accordance with GAAP in measuring our performance. Our method of calculating
AFFO may differ from the methods used by other trusts and, therefore, may not be useful for comparison.

In presenting AFFO, Cominar provides the financial community with a measure of its capacity to generate normalized
cash flows from the operation of its real estate portfolio. Cominar therefore adjusts FFO for additional items not
affecting cash and deducts the normalized investments needed to maintain its production capacity.

As of the first quarter of 2008, Cominar’s management decided to deduct the amortization of deferred leasing costs and
the amortization of non-recoverable capital expenditures expensed during the period, rather than deducting outlays
during the period, when calculating AFFO.

Initiatives to increase the occupancy rate of the Alexis Nihon REIT properties acquired in 2007 required Cominar to
make a significant investment totalling $8.6 million that, presented on a cash basis, would not enable an investor
to adequately assess the cash flows that will be generated by these investments, other than over the lease terms. In
addition, the development projects generate significant leasing costs during the property enhancement period. In 2008,
Cominar incurred over $2.3 million in leasing costs for completed developments. The remaining $6.6 million of the
aggregate $17.5 million in leasing cost incurred in 2008 was attributable to the same property portfolio.

Cominar considers the amortization of leasing costs expensed during a period to be a realistic estimate of the expenses
a REIT must continually incur to maintain its ability to generate leasing income. Since such amortization represents the
spreading over the lease term of amounts incurred irregularly over time (lease maturities, occupancy rates, etc.), there is
a better correlation between FFO and the investments required to generate such funds.

Non-recoverable capital expenditures, which also represent major investments made by Cominar as part of its program
to maintain its real estate portfolio’s ability to generate leasing income, are not transferable to tenants pursuant to
specific lease terms. These expenditures are usually incurred in summer and fall. Cominar regards the amortization of
such expenditures over the useful lives of the assets as an adequate representation of the ongoing investments needed
to maintain properties in good operating condition.

In Cominar’s view, the various items added to interest expense, including the amortization of transaction costs, are
indicative of amounts that must be periodically expended to maintain its borrowing capacity. Accordingly, no
adjustment is required.

Prior-period AFFO has been restated accordingly.
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The following table presents a reconciliation of FFO and AFFO for the periods ended December 31, 2008 and 2007:

Adjusted Funds from Operations

Quarter Cumulative

For the periods ended December 31, 2008 2007 A% 2008 2007 A%
FFO 22,900 20,396 123 85,840 72,710  18.1

+ Compensation expense related to unit option plan 175 48 — 652 217 —
- Deferred rentals (1,090) (510) — (3,221) (2,060) 56.4
— Amortization of below-market leases (192) (72) — (576) (250) —
- Amortization of deferred leasing costs (2,020) (1,785) 13.2 (8,243) (6,965) 18.3

- Amortization of non-recoverable capital expenditures (9) (148) — (324) (372)  (12.9)

AFFO 17,764 17,929 10.2 74,128 63,280 17.1

Unusual item ™ — — — — (422) —
Reurting AFFO 17764 1792 102 174128 | 62858 179
Per unit information:

Recurring AFFO per unit (basic) 0.43 0.40 7.5 1.63 1.51 7.9
Recurring AFFO (FD) @ 0.42 0.39 7.7 1.59 1.48 7.4

(1) During the second quarter of 2007, Cominar realized non-recurring interest income of $0.4 million from a public offering of subscription receipts issued in
May 2007 and converted into units in June 2007, in connection with the closing of the acquisition of the Alexis Nihon properties.

(2)

Fully diluted.

Recurring AFFO per fully diluted unit reached $1.59 in fiscal 2008, an increase of 7.4% over fiscal 2007. It rose 7.7% to
$0.42 per unit in the fourth quarter of 2008.

The following table presents AFFO per unit for the Trust’s last three fiscal years:

Track Record of Adjusted Funds from Operations per Unit

(Financial Performance Indicators)

For the years ended December 31, 2008 2007 2006
AFFO per unit (basic) 1.63 1.52 1.40
Recurring AFFO per unit (FD) ™ 1.59 1.48 1.36



LIQUIDITY AND CAPITAL RESOURCES

LONG-TERM DEBT

The following table presents Cominar’s debt balances as at December 31, 2008, including mortgages payable and
convertible debentures, by year of maturity and weighted average contractual interest rates:

Long-term Debt

Weighted

Balance of convertible ~ Balance of mortgages  average contractual

Maturity debentures ($) payable ($) interest rate (%)
2009 52,603 5.57
2010 51,924 5.25
2011 7,024 7.69
2012 20,516 7.03
2013 169,831 5.30
2014 213,135 41,272 591
2015 13,873 5.13
2016 e —
2017 130,389 538
2018 97,044 5.72
2019 16,844 6.66
2020 — —
2021 96,711 555
2022 34,262 535
Total 213,135 732,293 5.63

As at December 31, 2008, the weighted average contractual interest rate of our long-term debt stood at 5.63%, down
16 basis points from December 31, 2007.

MORTGAGES PAYABLE

As at December 31, 2008, mortgages payable amounted to $732.3 million, up $112 million from $620.1 million as at
December 31, 2007. As at December 31, 2008, the weighted average contractual interest rate of mortgages payable was
5.58%, down 20 basis points from 5.78% as at December 31, 2007.

Cominar has staggered mortgage maturity dates over a number of years to reduce the risks related to renewal. As at
December 31, 2008, the residual average term of mortgages payable was 7.1 years.

The following table presents the changes in mortgages payable in 2008:

Mortgages Payable

Weighted average
For the year ended December 31, 2008 $  contractual interest rate (%)
Balances of mortgages payable, beginning of year 620.1 5.78
Mortgages payable contracted or assumed 260.0 5.39
Repayments of balances at maturity (131.7) 6.09
Monthly repayments of principal (16.1)
Balances of mortgages payable, end of year 7323 5.58
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In 2008, Cominar contracted or assumed $260.0 million in mortgages payable bearing interest at a weighted average
contractual rate of 5.39%. The Trust repaid $131.7 million in outstanding mortgages payable at maturity bearing
interest at a weighted average contractual rate of 6.09%, using its credit facilities and the proceeds from new mortgage
borrowings. These financing transactions are detailed as follows:

« March 28, 2008 - $30.0 million 10-year mortgage financing with a Canadian financial institution, bearing interest
at a 5.36% contractual rate. Net proceeds were used to repay outstanding credit facilities.

+ May 31, 2008 - $21.8 million mortgage financing with a Canadian financial institution, bearing interest at 5.75%,
maturing in 2018 and secured by a first immovable hypothec on income properties.

« June 20, 2008 - $60.0 million mortgage financing with a Canadian financial institution, bearing interest at the
prime rate, which may be fixed at any time at Cominar’s option, at the lender’s cost of funds plus 1.25%. In July 2008,
Cominar fixed the rate at 4.97% for one year. This debt matures in 2013 and is secured by an immovable hypothec
on income properties.

- October 30, 2008 - $97.2 million mortgage financing with a Canadian insurance company, bearing interest at 5.4%,
maturing in 2013 and secured by an immovable hypothec on a specific income property.

- October 31, 2008 - $17.0 million mortgage financing with a Canadian financial institution, bearing interest at
6.68%, maturing in 2018 and secured by an immovable hypothec on specific income properties.

- November 19, 2008 - $6.0 million mortgage financing with a Canadian financial institution, bearing interest at
4.22%, maturing in 2013 and secured by an immovable hypothec on specific properties; and

- December 18, 2008 - $26.8 million mortgage financing with a Canadian financial institution, bearing interest at
5.39%, maturing in 2010 and secured by an immovable hypothec on a specific income property.

The following table shows mortgage repayments for the coming years as at December 31, 2008:

Mortgage Repayments

For the year ending Repayment Balance % of
December 31, of principal at maturity Total total
2009 16,900 52,341 69,241 9.5
2010 17,309 49,769 67,078 9.2
2011 17,261 5,855 23,116 3.2
2012 17,291 16,380 33,671 4.6
2013 15,977 149,499 165,476 22.6
2014 12,598 32,209 44,807 6.1
2015 11,991 11,073 23,064 3.1
2016 12,319 — 12,319 1.7
2017 11,408 109,423 120,831 16.5
2018 9,776 55,990 65,766 9.0
2019 3,988 4141 8,129 1.1
2020 3,987 — 3,987 0.5
2021 2,396 67,963 70,359 9.6
2022 262 24,187 24,449 33
Total 153,463 578,830 732,293 100.0

As at the date of this MD&A, Cominar has renewed or refinanced all of its mortgages loans maturing in 2009.



CONVERTIBLE DEBENTURES

As at December 31, 2008, we had three series of convertible debentures outstanding totalling $213.1 million. These
debentures bear interest at contractual rates ranging from 5.70% to 6.30% per annum and mature in 2014. As at
year-end, these debentures had a weighted average contractual interest rate of 5.82% per annum.

BANK INDEBTEDNESS

In June 2008, Cominar replaced its three existing operating and acquisition credit facilities, which provided for
a maximum amount of $180 million, with a new facility having a maximum amount of $218 million. This facility is
renewable annually and bears interest at 0.25% above prime or at 1.5% above bankers’ acceptance rates. It is secured
by a movable and immovable hypothec on specific assets. It is provided by a syndicate of lenders, and management
has reason to believe that it will remain available in the future. On September 30, 2008, this credit facility was raised
to a maximum of $255.0 million. As at December 31, 2008, bank indebtedness totalled $187.0 million. As a result, as at
December 31, 2008, Cominar had $61.0 million in borrowing capacity under the terms of its available credit facilities.

As at the date hereof, Cominar proceeded with the early renewal of its $255.0 million operating and acquisition credit
facility. The maturity date of June 30, 2009 was extended to June 30, 2010. This credit facility bears interest at 2.0%
above prime rate or at 3.0% above bankers” acceptance rates.

As at the date of this MD&A, Cominar has renewed or refinanced all of its mortgages loans maturing in 2009.

DEBT RATIO

The following table presents debt ratios as at December 31, 2008 and December 31, 2007:

Debt to Gross Carrying Value Ratio

As at December 31, 2008 2007
Mortgages payable 730,711 619,755
Convertible debentures 203,723 203,852
Bank indebtedness 186,987 35,321
Total debt 1,121,421 858,928
Portfolio gross carrying value 1,812,346 1,535,478
Overall debt ratio @ 61.9% 55.9%
Debt ratio (excluding convertible debentures) 50.6% 42.7%
Borrowing capacity — 65% of gross carrying value © 162,000 397,000
Borrowing capacity — 60% of gross carrying value ©) — 156,000

(1) The overall debt ratio is equal to total bank indebtedness, mortgages payable and convertible debentures divided by the gross carrying value of the property
portfolio (total assets plus accumulated depreciation of income properties).

(2) This ratio is not defined by GAAP and may differ from similar measures presented by other entities.

(3) Pursuant to its Contract of Trust, Cominar’s maximum debt ratio is 60% of gross carrying value (65% if convertible debentures are outstanding).

Debt Ratio Track Record
(Financial Performance Indicators)

For the years ended December 31, 2008 2007 2006 2005 2004
Overall debt ratio 61.9% 55.9% 45.4% 49.0% 49.3%
Debt ratio (excluding convertible debentures) 50.6% 42.7% 40.5% 36.3% 35.7%
Maximum borrowing capacity under the Contract of Trust 162,000 397,000 305,000 211,000 195,000
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As at December 31, 2008, Cominar maintained a debt ratio of 61.9%, which is less than the maximum debt ratio of
65.0% under its Contract of Trust where convertible debentures are outstanding, and which provides it with the ability
to borrow up to an additional $162 million to fund future acquisitions and developments. While Cominar’s debt ratio
is currently above its target of 58% including the debentures, its interest coverage ratio of 2.68:1 ranks competitively
among its peers due to the value added since the Trust’s inception and its exceptional cash flow generating ability. This
situation garners it access to debt markets even under difficult market conditions, as experienced throughout most of
2008 and currently forecast for 2009.

In addition, Cominar’s management considers that given its current financial position, the Trust will be able to fully fund
its scheduled development initiatives in 2009.

The following table presents the interest coverage ratio as at December 31, 2008 and December 31, 2007:

Interest Coverage Ratio

As at December 31, 2008 2007
Net income 25,034 29,241
+ Net loss from discontinued operations 346 31
- Unusual item — (422)
- Other revenues (289) (394)
+ Interest on borrowings 50,798 35,591
+ Depreciation of income properties 51,833 35,470
+ Amortization of deferred leasing costs 8,231 6,952
+ Amortization of other assets 330 196
EBITDA® 136,283 106,665
s e T e s
Interest coverage ratio @® 2.68 3.00

(1) EBITDA is earnings before interest, income taxes, depreciation and amortization.
(2) The interest coverage ratio is equal to EBITDA (non-GAAP measure) divided by interest expense.

(3) This is a non-GAAP measure and may differ from similar measures presented by other entities.

The interest coverage ratio is used to assess Cominar’s ability to pay interest on its debt using its operating revenues.
As at December 31, 2008, the interest coverage ratio remained solid at 2.68:1, although down slightly from 3.00:1 as at
December 31, 2007.

UNIT REPURCHASE PROGRAM

On March 6, 2008, Cominar announced that the Toronto Stock Exchange had approved its unit repurchase program,
authorizing it to repurchase up to 2,265,278 of the 45,305,565 units issued and outstanding as at February 25, 2008
(representing 5% of Cominar’s issued and outstanding units at that date). Cominar will thus have the opportunity to
repurchase units in the open market on the Toronto Stock Exchange, from time to time, over the 12-month period
beginning March 10, 2008 and ending on March 9, 2009. Cominar deems this program an appropriate use of its funds.
As a result of these repurchases, the number of units outstanding will be reduced and the proportionate interest
of all remaining unitholders in the unitholders’ equity of Cominar will be increased rateably. All units purchased
under the unit repurchase program will be cancelled. As at December 31, 2008, no units had been repurchased under
this program.

OFF-BALANCE SHEET ARRANGEMENTS AND CONTRACTUAL COMMITMENTS

Cominar does not have any off-balance sheet arrangements that have or are likely to have an impact on its operating
results or its financial position, particularly on its cash flows and sources of financing.



The Trust has no significant contractual commitments other than those arising from its long-term debt and the
payments due under emphyteutic leases for land held for income properties, as described in further detail in the notes
to the consolidated financial statements.

During the year ended December 31, 2008, Cominar complied with all of its loan commitments and was not in default
on any covenant as at the balance sheet date.

PROPERTY PORTFOLIO

The following table presents information about our property portfolio:

As at December 31, 2008 2007
Income properties (at cost) 1,650,127 1,415,779
Properties under development and land held for future development 93,802 61,280
Other assets 68,417 58,419
Portfolio gross carrying value 1,812,346 1,535,478
R At Diacamber 1, 77T S S0
Number of properties 214 208
Leasable area (in thousands of sq. ft.) 18,320 17,022

Number of properties Leasable
As at March 16, 2009 area (sq. ft.)
Office 38 5,553,402
Retail 38 2,685,867
Industrial and mixed-use 139 10,308,088
Total 215 18,547,357
Summary by Geographic Location
............................................................................................................. Number s .p.r.b.bé.r.t.ié.s..................Lé.és.é.b.l.é.
As at March 16, 2009 area (sq. ft.)
Québec City 94 6,742,281
Montréal 117 11,196,579
Ottawa 4 608,497
Total 215 18,547,357

ACQUISITION AND DEVELOPMENT PROGRAM

Over the years, Cominar has achieved much of its growth through high-quality acquisitions based on strict selection
criteria in its three sectors of activity. However, the commercial and industrial real estate market is evolving, and we
have adjusted our expansion strategy accordingly to optimize our return on investment. In light of the conditions that
have prevailed in our three sectors in recent years, specifically the great demand for quality income properties, and
a lack of office rental space in the Québec City region, we are intensifying our expansion through construction and
development projects that represent strong value-added potential and hence, drawing on our specialized resources
and 40-year expertise in real estate development.
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ACQUISITIONS

In 2008, we completed property acquisitions totalling nearly 1.2 million square feet of space for a $213.6 million
investment, which were as follows.

On February 29, 2008, Cominar acquired the remaining interest in seven industrial and mixed-use properties located
in Montréal that were previously jointly owned. As a result of this transaction, Cominar is now the sole owner of these
income properties. The purchase price amounted to $18.6 million, including transaction fees.

On May 12, 2008, Cominar acquired two industrial properties with a leasable area of 344,846 square feet, for a consideration
of $23.0 million and at a 9.7% average capitalization rate. These properties, located in Lévis and Saguenay, are fully
occupied under long-term leases. The properties are excellent constructions, very well located and leased to solidly
established businesses.

On May 29, 2008, Cominar acquired a 14,600 square-foot retail property in Ste-Julie for $3.1 million at an 8.8% capitalization
rate. The property is 100% leased.

On October 1, 2008, Cominar acquired the 24-storey Class “A” office tower located at 2001 McGill College in Montréal
for a total consideration of $165 million. The property is located on the east side of McGill College Avenue at the
corner of Sherbrooke Street West, a well-known business address in the core of Montréal’s business district. This
office tour, consisting of 528,532 square-foot of leasable area, is connected to four-storey historic greystones along
Sherbrooke Street. Its current occupancy rate is 87.4%. The property’s highly diversified roster, consisting of over
24 tenants, comprises many investment grade and international corporations. The largest tenant occupies approximately
13% of the property’s leasable area. The average remaining lease term exceeds six years. Cominar had been actively
looking to acquire an office property in Montréal to substitute for its office property located at 300 Viger in Montréal
since the CHUM initiated an expropriation process in June 2006. With its 6.3% capitalization rate, this acquisition is
immediately accretive and should be measured taking into account the expropriation indemnity that Cominar expects
to receive from the CHUM.

On November 3, 2008, Cominar acquired a 68,000 square-foot industrial and mixed-use property located at
4148-4150 de Portland Blvd. in Sherbrooke, Québec, for a cash consideration of $4 million. The capitalization rate for
this transaction is 10.0%. The property is 100% leased.

Detailed information about these property acquisitions is included in the following table:

Sector of Closing Leasable Purchase Capitalization
Income property City activity " date area (sq. ft.) price ($) rate (%)
1875 55" Avenue Dorval I 02/08(2) 40,939 18,564 6.8
1520-1660 55™ Avenue Montréal I 02/08(2) 39,511 — —
1730-1850 55 Avenue Montréal I 02/08(2) 39,511 — —
1200 55 Avenue Montréal | 02/08(2) 34,231 — —
731-749 Meloche Avenue Dorval | 02/08(2) 26,675 — —
679-701 Meloche Avenue Dorval | 02/08(2) 26,069 — —
703-729 Meloche Avenue Dorval | 02/08(2) 23,780 — —
1870 St-Paul Blvd. Saguenay | 05/08(3) 132,846 23,000 9.7
820 Alphonse-Desrochers St. Lévis | 05/08(3) 212,000 — —
933 Armand-Frappier Blvd. Ste-Julie R 05/08 14,600 3,050 8.8
2001 McGill College Ave. Montréal 0 10/08 528,532 165,000 6.3
4148-4150 de Portland Blvd. Sherbrooke I 11/08 68,000 4,000 10.0
Total/Weighted average capitalization rate 1,186,694 213614 6.8

(1) I = Industrial and mixed-use, R = Retail, O = Office.
(2) These seven properties were acquired pursuant to a single transaction.
(3) These two properties were acquired pursuant to a single transaction.



DISPOSAL

On October 31, 2008, Cominar sold a 23,129 square foot retail property located in Drummondville for $2.0 million
following the exercise by the tenant of its purchase option.

DEVELOPMENT PROGRAM

Completed Developments

In the second quarter, Cominar completed construction of an industrial and mixed-use property in Boucherville, in the
Greater Montréal Area. This $5.5 million property has a leasable area of 28,600 square feet. Its capitalization rate is 9.8%.
This proper