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Management’s Discussion and Analysis of Results
of Operations and Financial Condition

PART |
BASIS OF PRESENTATION

Financial data included in this Management's Discussion and Analysis of Results of Operations and Financial
Condition (“MD&A") for the three months ended March 31, 2010 includes material information up to May 6, 2010.
Financial data provided has been prepared in accordance with Canadian Generally Accepted Accounting
Principles (“GAAP”), with non-GAAP measures such as funds from operations (“FFO”) and adjusted funds from
operations (“AFFO”) reconciled to appropriate GAAP measures.

This MD&A is intended to provide readers with an assessment of the performance of CREIT over the past three
months as well as its financial position and future prospects. The MD&A should be read in conjunction with the
Consolidated Financial Statements and appended notes, for the three months ended March 31, 2010, together
with the Consolidated Financial Statements and appended notes and MD&A for the year ended December 31,
2009.

All amounts in this MD&A are in thousands of Canadian dollars, except where otherwise stated.

FORWARD-LOOKING DISCLAIMER

Certain information in this MD&A may constitute “forward-looking” statements which involve known and unknown
risks, uncertainties and other factors, which may cause the actual results, performance or achievements of
CREIT, or industry results, to be materially different from any future results, performance or achievements
expressed or implied by such forward-looking statements. Forward-looking statements (which involve significant
risks and uncertainties and should not be read as guarantees of future performance or results) include statements
related to acquisitions, development activities, future maintenance and leasing expenditures, financing, the
availability of financing sources, income taxes and the expected accounting impact of adopting International
Financial Reporting Standards (“IFRS”) on January 1, 2011. Management believes that the expectations
reflected in forward-looking statements are based upon reasonable assumptions; however, Management can give
no assurance that actual results will be consistent with these forward-looking statements.

”ou

Without limiting the foregoing, the words “believe”, “expect”,
similar expressions identify forward-looking statements.

”oou

anticipate”, “should”, “may”, “intend”, “estimate” and

Factors that could cause actual results, performance, or achievements to differ materially from those expressed or
implied by forward-looking statements, include, but are not limited to, general economic conditions, the availability
of new competitive supply of commercial real estate which may become available either through construction or
sublease, CREIT’s ability to maintain occupancy and to timely lease or release space at current or anticipated
rents, tenant bankruptcies, tenant defaults, changes in interest rates, changes in operating costs, governmental
regulations and taxation, and the availability of financing.

Readers are cautioned that the foregoing list of factors that may affect future results is not exhaustive. When
relying on forward-looking statements to make decisions with respect to CREIT, investors and others should
carefully consider the foregoing factors and other uncertainties and potential events.

These forward-looking statements are made as of May 6, 2010 and CREIT assumes no obligation to update or
revise them to reflect new events or circumstances, except as required by law.
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NON-GAAP FINANCIAL MEASURES

Property net operating income (NOI), Earnings before interest, taxes, depreciation and amortization (EBITDA),
Funds from operations (FFO), Adjusted funds from operations (AFFO), Interest coverage ratio, Leverage ratio and
Indebtedness ratio are supplemental measures used by Management to track CREIT’s performance. Such
measures are not defined by Canadian Generally Accepted Accounting Principles (GAAP), and therefore should
not be construed as alternatives to net income or cash flow from operating activities calculated in accordance with
GAAP. Further, the supplemental measures used by Management may not be comparable to similar measures
presented by other real estate investment trusts or enterprises.

ADDITIONAL INFORMATION

Additional information relating to CREIT, including the Annual Information Form, Material Change Reports and all
other continuous disclosure documents required by the securities regulators, are filed on System for Electronic
Document Analysis and Retrieval (“SEDAR”) and can be accessed electronically at www.sedar.com and on
CREIT’s website at www.creit.ca.

REVIEW AND APPROVAL BY THE BOARD OF TRUSTEES

The Board of Trustees, upon the recommendation of its Audit Committee, approved the contents of this MD&A on
May 6, 2010.

PART Il

SUMMARY OF THE KEY PERFORMANCE INDICATORS
FOR THE THREE MONTHS ENDED MARCH 31, 2010

The key performance indicators by which Management measures CREIT’s performance are as follows (refer to
Non-GAAP Financial Measures above):

Funds from operations (FFO)® per Unit. FFO is an earnings measure developed for the public real estate
industry;

Adjusted funds from operations (AFFO)® per Unit. AFFO is defined by CREIT as a measure of operating
cash flow derived from the business;

Portfolio occupancy is presented in different fashions depending on the context, as an average portfolio
occupancy when discussing operating performance, or as a point-in-time reference when discussing
future lease expiries;

Weighted average cost of debt® is a point-in-time calculation which is useful in comparing interest rates
period over period or to the then current market parameters;

Interest coverage® is a measure of financial risk. The higher the interest coverage, the lower is the
financial risk, all else being equal;

(1) See page 23 for an explanation and reconciliation of FFO.

(2) See page 29 for an explanation and reconciliation of AFFO.

(3) See page 16 for the weighted average cost of debt.

(4) See page 34 for an explanation and calculation of interest coverage.
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Indebtedness ratio® is a compliance measure. As it is based on historical cost, it is a uniqgue measure for
each entity, and therefore is not a useful comparative measure between entities;

Leverage ratio® measures indebtedness to operating cash flow generated, and as such, is a good
method to monitor debt levels. The lower the leverage ratio, the higher the capacity for additional debt, all
else being equal; and

“Same-asset’” property net operating income, as defined by CREIT, is similar to the “same-store sales”
measure used in the retail business and is intended to measure the period-over-period performance with
the same assets, excluding new development, expansion or demolition, if any.

CREIT'’s primary business goal is to accumulate a portfolio of high-quality real estate assets and deliver the

benefits

of real estate ownership to Unitholders.

The benefits of real estate ownership for investors are:

a reliable monthly distribution;
tax deferral;
preservation of capital; and

growth in distributions and capital over time.

Key Performance Indicators for the three months end ed March 31, 2010 as compared to the same period

in 2009:
FFO PER UNIT Three months ended March 31
2010 2009 Change
$ 0.606 $ 0.606 $ — —%
AFFO PER UNIT Three months ended March 31
2010 2009 Change
$ 0.562 $ 0.550 $ 0.012 2%
PORTFOLIO OCCUPANCY PERCENTAGE Three months ended March 31
(AVERAGES FOR THE PERIOD) 2010 2009 Change
Retail 97.9 98.1 (0.2)
Industrial 94.3 97.4 3.1)
Office 93.5 93.2 0.3
Total portfolio 955 97.0 (1.5)
WEIGHTED AVERAGE COST OF DEBT Increase of 12 points in the cost of debt as at March 31, 2010 as
compared to March 31, 2009 due to a reduction in the use of
floating rate bank debt and a higher rate of interest on the bank
credit facility commencing May 1, 2009 (refer to page 16).
(5) See page 34 for an explanation and calculation of the indebtedness ratio.
(6) See page 26 for an explanation and calculation of the leverage ratio.
(7) See page 18 for the explanation of same asset.
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INTEREST COVERAGE RATIO Three months ended March 31

2010 2009
3.37 times 2.93 times
INDEBTEDNESS RATIO 51.4% as at March 31, 2010 as compared to 57.6% as at March 31,

2009, a decline of 6.2 percentage points.

LEVERAGE RATIO Three months ended March 31
2010 2009
5.5 times 6.3 times

PERCENTAGE CHANGE IN SAME -ASSET PROPERTY NET OPERATING INCOME

Three months ended March 31, 2010 over 2009

By asset class Accounting basis Cash basis
Retail —% —%
Industrial 3) (2)
Office 7 8
Total 1% 2%

Three months ended March 31, 2010 over 2009

By geography Accounting basis Cash basis
Atlantic 4% 4%
Quebec (2) 3)
Ontario 4 3
Prairies 16 24
Alberta (2) —
British Columbia 4 7
United States (18) (18)
Total 1% 2%
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PORTFOLIO MIX

1 1
PROPERTY NET OPERATING INCOME, ASSET CLASS MIX( ) PROPERTY NET OPERATING INCOME, GEOGRAPHIC MIX( )

Office — 24% Retail — 53% Alberta Prairies
35% 2%
Ontario
29%
British
Columbia Quebec
) 10% U.S. Atlantic 8%
Industrial — 23% 2% 14%

OUTLOOK

As the Canadian economy recovers from the global financial crisis, the Bank of Canada appears to be signaling a
willingness to increase the bank rate as early as June 2010 if required to curb inflation.®

Notwithstanding signs of a much improved Canadian economy, there are still risks present to a global economic
recovery. Management anticipates a slow recovery in commercial real estate. Although certain markets are
starting to see renewed tenant demand (notably Calgary and Edmonton industrial markets), improvements in the
commercial real estate sector will generally lag behind the economy. Management is of the view that the primary
source of growth in earnings for 2010 will be through new acquisition activities (referred to as external growth
sources) if and when transacted.®

There are two significant regulatory changes with which Management will continue to be involved in 2010 —
qualifying as a REIT pursuant to the SIFT rules (refer to Taxation on page 48) and transitioning to International
Financial Reporting Standards, or IFRS (refer to Future Accounting Policy Changes on page 38).

Qualifying REIT Process

CREIT is in the process of reorganizing its structure and certain operations to qualify as a REIT and is seeking a
ruling from the Canada Revenue Agency (CRA) in this regard. Such reorganization may impact certain of its
activities, including the mezzanine lending activities.

Management believes that CREIT will make the necessary changes to its structure in order to qualify for the REIT
Exception before December 31, 2010.?

Transition to International Financial Reporting Sta ndards (IFRS)

There are accounting policy choices available under IFRS which will result in large differences in the manner in
which certain items are presented in the financial statements. Public real estate entities will choose policies
appropriate to their organization and circumstances, and it is highly probable that the presentation of financial
information in the public real estate sector will not be uniform.

As outlined in Future Accounting Policy Changes on page 38, Management has elected under IFRS 1 to record
investment properties on its opening IFRS balance sheet at fair value as deemed cost and subsequently apply the

(1) Based upon property net operating income for the three months ended March 31, 2010, before trust and inter-segment eliminations.

(2) This information is considered a “forward-looking statement”. Refer to page 3 — “Forward-Looking Disclaimer” for more information.
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cost model. This will result in an increase in Unitholders’ Equity on the IFRS opening balance sheet when
compared to the December 31, 2009 balance sheet presented under GAAP. As a consequence of this
accounting treatment, CREIT’s indebtedness ratio is expected to be lower on the opening balance sheet under
IFRS than the indebtedness ratio on the previous closing balance sheet under GAAP and its permitted level of
indebtedness under the Declaration of Trust will increase meaningfully.®

While Management and the Board of Trustees have not proposed changes to the Declaration of Trust related to
CREIT's permitted levels of indebtedness, they feel it prudent to introduce some indebtedness guidelines to
supplement risk management associated with the use of leverage, as outlined in Debt Strategy on page 25.

SUMMARY OF SELECTED QUARTERLY INFORMATION

CREIT’s commercial real estate operations are generally not subject to seasonal influences, but are impacted by
economic events and cycles (local, national and international), which influence the demand for space. For
example, such factors as consumer spending or employment growth will impact commercial real estate. The
summary of quarterly results therefore is free from underlying seasonal variations® and reflects activities
occurring in the periods presented.

The quarterly information highlights fluctuating total assets over the eight quarters, and is reflective of the timing
of acquisitions, divestitures, development, mortgage investing, and leasing and maintenance expenditures.
Similarly, mortgage, debenture, and bank debt reflects financing activities relating to asset additions, debt
retirement from equity issuance, and ongoing financing activities for the existing portfolio.

Accordingly, gross revenues and FFO are reflective of changes in the underlying income-producing asset base
and changing leverage. These measures demonstrate sequential volatility from time to time, due to non-recurring
items, lease termination income, and expense reimbursement or recovery limitations for anchor tenants in the
retail portfolio.

(1) This information is considered a “forward-looking” statement. Refer to page 3 — “Forward-Looking Disclaimer” for more information.

(2) Many anchor or major tenants in retail properties have limitations or ceiling limits placed on the aggregate amount of recoveries or cost
reimbursements which they are obligated to pay regardless of the actual costs incurred by the landlord to operate and maintain the
property. For example, large snow removal costs late in the year may not be fully recovered from anchor or major tenants.
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($000s except per Unit amounts 2010 2009 2008
and Other Data) Q1 Q4 Q3@ Q2@ Q1@ Q4" Q3W Q20
Gross Revenues $ 85198 $ 82,914 $ 81061 $ 83085 $ 84,995 $ 84,933 $ 79599 $ 77,363
Income before gain on
disposition of property, foreign
currency translation (loss)
gain, income tax and
discontinued operations 24,999 21,854 21,275 21,208 19,663 20,180 20,395 19,868
Income before gain on
disposition of property, foreign
currency translation (loss)
gain, income tax and
discontinued operations/Unit $ 038 $ 033 $ 032 $ 032 $ 032 $ 033 $ 033 $ 033
Net Income 23,314 37,394 30,463 20,592 28,949 13,162 18,866 18,629
Net Income/Unit $ 035 $ 056 $ 046 $ 031 $ 047 $ 022 $ 031 $ 031
EBITDA 57,845 55,489 55,239 56,266 56,182 56,506 54,148 51,617
Interest coverage ratio (times) 3.37 3.11 3.06 3.02 2.93 2.96 2.99 3.09
Funds from operations 40,201 37,492 37,471 37,685 37,040 36,873 36,140 35,091
Funds from operations/Unit $ 061 $ 057 $ 057 $ 057 $ 061 $ 060 $ 059 $ 058
Adjusted funds from operations 37,316 30,383 31,663 33,055 33,635 29,707 29,083 30,681
Adjusted funds from
operations/Unit $ 056 $ 046 $ 048 $ 050 $ 055 $ 049 $ 048 $ 050
Cash Distributions/Unit $ 0345 $ 0343 $ 0340 $ 0340 $ 0340 $ 0340 $ 0340 $ 0.335
Total assets 2,152,014 2,158,935 2,197,984 2,215,975 2,192,559 2,195,638 2,219,711 2,029,880
Total mortgages, debenture,
notes payable, bank loans and
bank credit facility 1,233,754 1,242,723 1,295,277 1,322,824 1,388,810 1,403,916 1,428,207 1,239,571
OTHER DATA (at Quarter end)
Indebtedness ratio (%) 51.4 51.8 53.4 54.2 57.6 58.4 58.4 55.4
Leverage ratio (times) 5.5 5.8 6.0 6.0 6.3 6.3 6.0 5.8
Rentable sq. footage (in 000s):®
— Retail 7,037 6,972 6,800 6,791 6,793 6,789 6,764 6,030
— Industrial 8,047 8,047 8,417 8,483 8,482 8,482 8,482 8,099
— Office 2,951 2,952 2,950 3,024 3,024 3,092 3,075 3,075
— Total 18,035 17,971 18,167 18,298 18,299 18,363 18,321 17,204
Occupancy (%):@
— Retail 97.8 98.2 98.1 98.2 98.2 98.7 98.7 98.9
— Industrial 93.4 94.2 94.0 95.1 95.7 96.7 96.5 94.6
— Office 92.6 93.6 93.1 91.9 93.8 92.6 94.8 94.6
— Total 95.0 95.6 95.4 95.7 96.3 96.8 97.0 96.1

(1) Comparative figures are affected by changes in GAAP. The selected comparative information is as reported and has not been restated
for subsequent discontinued operations. FFO and FFO per Unit have been restated for changes in GAAP.

(2)  The selected comparative information is as reported and has not been restated for subsequent discontinued operations.
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Over the last eight quarters, CREIT's total assets have been fluctuating due to property acquisitions, property
dispositions, development activities and mortgage investing. Accordingly, gross revenues, income before gain on
disposition of properties, foreign currency translation (loss) gain, income tax, discontinued operations and FFO
are all reflective of a changing income-producing asset base. Also over this time period, portfolio occupancy
peaked during the third quarter of 2008 and has since declined, due to tenant failures and softening demand
during the recession. During the second quarter of 2009, CREIT issued $100.0 million of new equity (before
issue costs) and commenced de-levering the balance sheet. These activities resulted in earnings dilution on a
per unit basis.

PART Il

RESULTS OF OPERATIONS

TRENDS IN REVENUES
Total revenue for CREIT increased to $85.2 million for the three months ended March 31, 2010 from $83.9 million

for the same period in 2009.

CREIT generates revenue from the following four principal sources:

1. Property rental revenue, which includes rent paid by tenants for their leased premises, plus reimbursements
or recoveries from tenants for property operating costs and realty taxes (“recoveries”) relating to their leased
premises and the common property areas;

2. Interest income generated from mortgage investment activity and cash balances in CREIT’s bank accounts;

3. Fee income, which includes property management fees, leasing fees, and project management fees relating
to co-owned properties, and other miscellaneous fees. Fee income serves as a cash flow supplement to
enhance returns from co-owned assets. The generation of fee income is not viewed as a separate segment
of business activity; and

4. Lease termination income, which relates to payments received from tenants where CREIT agreed to cancel or
terminate their lease prior to the contractual expiry date.
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PROPERTY RENTAL REVENUE
Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Same-asset rental revenue $ 74,119 $ 74,068 $ 51 —%
Transactions 5,999 5,441 558 10
$ 80,118 $ 79,509 $ 609 1%

“Same asset” refers to those properties that were owned and operated by CREIT for the entire 15 months ended
March 31, 2010 where such properties had no new developments, redevelopments and expansions or demolition
occurring. CREIT’s definition of same asset may not be comparable to similar measures presented by other real
estate entities.

Revenues from acquisitions, dispositions (including discontinued operations relating to assets not yet disposed of,
if any) and transfers of properties under development and redevelopment and expansions (collectively,
“Transactions”) relating to 2010 and 2009, are excluded from CREIT’s definition of same asset. Assets included
in the Transactions category are summarized below:

2010 ACQUISITIONS
CREIT had no property acquisitions during the three months ended March 31, 2010.

2009 ACQUISITIONS
Acquisition Ownership
Date Square Cost Interest
Property Property Type Acquired  Footage™ ($ millions) Acquired
1. 5303 - 68 Avenue, Calgary, Alberta Retail 17-Dec-09 20,762 $ 67 100%
2. 194 Chain Lake Drive, Halifax, Nova Scotia Retail 21-Dec-09 112,423 11.4 100%
3. Certain retail properties forming part of South Retail/

Edmonton Common Shopping Centre, Development

Edmonton, Alberta land 30-Dec-09  30,063?% 39.1 50%
163,248 $ 57.2

2010 DISPOSITIONS

CREIT had no property dispositions during the three months ended March 31, 2010.

2009 DISPOSITIONS
Sales Ownership

Date Square Price Interest
Property Property Type Disposed  Footage™  ($ millions) Disposed
1. 1200 Burrard Street, Vancouver, British Columbia  Office 25-Mar-09 68,921 $ 192 100%
2. 110 Yonge Street, Toronto, Ontario Office 31-Jul-09 75,162 21.8 50%
3. 951 Denison Street, Markham, Ontario Industrial 30-Sep-09 66,350 6.0 100%
4. 45 West Wilmot Street, Richmond Hill, Ontario Industrial 01-Oct-09 189,004 151 100%
5. 90 Nolan Court, Markham, Ontario Industrial 01-Oct-09 124,927 8.9 100%
6. 705-725 Belfast Road, Ottawa, Ontario Industrial 15-Dec-09 56,451 4.6 100%

580,815 $ 75.6
2) Square footage amounts represent CREIT’s proportionate interest in the property.

2) The Trust acquired a 50% interest in the following components of South Edmonton Common Shopping Centre:
- Income producing property comprised of 60,126 square feet of leasable area;

- Property under development comprised of an approximately 130,000-square-foot building that is being retrofitted and is nearing
completion. Approximately 90,000 square feet of the building have been leased. Furthermore, this component of the acquisition
can also accommodate approximately 60,000 square feet of additional density; and

- 33 acres of development land.
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2010 AND 2009 REDEVELOPMENTS AND PROPERTIES EXPANDED

Ownership
Property Property Type Interest
Stockyards, Prince Albert, Saskatchewan Retail 50%
Pinetree Shopping Centre, Coquitlam, British Columbia Retail 100%
South Keys Shopping Centre, Ottawa, Ontario Retail 50%
First Maple Mall, Chatham, Ontario Retail 50%

INTEREST INCOME

Interest income for the three months ended March 31, 2010 decreased 3%, to $3.5 million from $3.6 million for
the same period in 2009. The decrease in interest income is mainly due to the repayment of the notes receivable
that occurred in November 2009. Interest income is summarized as follows:

Three months ended March 31

2010 2009 Change
($000s) (%) (%)
Mortgage interest income $ 3,368 $ 3,354 $ 14 —%
Bank interest 7 12 (5) (42)
Note receivable interest — 173 173) (100)
Other 132 67 65 97
$ 3,507 $ 3,606 ($ 99 (3%)

Other interest income includes interest amounts from a co-owner related to advances for development lands.

As a means to generate acquisition opportunities, CREIT has established a program with a group of strong real
estate developers whereby CREIT provides mezzanine financing and/or co-owner financing. Such financing
activities generally provide CREIT with an option or other rights to acquire at least a 50% interest in the developed
income property. Given the recent economic environment, this program was significantly less active in the past
15 months than it was in prior years and this trend is expected to continue in the foreseeable future.®

At March 31, 2010, CREIT had $166.3 million invested in mortgages receivable (which include mezzanine
mortgages receivable, co-owner financing, and vendor-take-back mortgages relating to certain property
dispositions) that earned interest at a weighted average rate of 8.24%, and which have a weighted average term
to maturity of 1.16 years. Approximately 71% of the mortgages receivable were loaned to a single private
company. CREIT has mitigated its credit risk to this private company by obtaining corporate guarantees and
registered mortgage charges, which are generally cross-collateralized, on twelve different commercial properties
(refer to page 46 for additional discussion on mortgages receivable). In addition, seven commercial properties for
which CREIT has not provided financing also serve as collateral for these obligations.

(1) This information is considered a “forward-looking statement” and is predicated on the current economic environment continuing to show
very low tenant demand for new space. Refer to page 3 — “Forward-Looking Disclaimer” for more information.
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FEE INCOME

Fee income is summarized in the table below:

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Property management fees $ 648 $ 620 $ 28 5%
Leasing fees 104 35 69 197
Other — 28 (28) (100)

$ 752 $ 683 $ 69 10%

LEASE TERMINATION INCOME

Lease termination income was $0.8 million for the three months ended March 31, 2010 as compared to
$0.1 million for the same period in 2009. Lease termination income is common in the real estate industry but
such income is not predictable and any period-over-period change is not indicative of a trend.

TRENDS IN EXPENSES

Many of CREIT’s expenses are recoverable from tenants according to their leases, with CREIT absorbing these
expenses to the extent of vacancies. These expense recoveries, which represent the recovery of property
operating expenses, realty taxes and other recoverable costs, are included in the Consolidated Statements of
Income as property rental revenue in the amount of $27.0 million for the three months ended March 31, 2010 as
compared to $27.4 million for the three months ended March 31, 2009.

PROPERTY OPERATING EXPENSES

Total property operating expenses are summarized in the table below:

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Same-asset property $ 10,625 $ 11,622 ($ 997) (9%)
Transactions 614 952 (338) (36)
$ 11,239 $ 12,574 ($ 1,335) (11%)

The decrease in same-asset property operating expenses for the three months ended March 31, 2010 over the
same period in 2009 is due to lower snow removal costs across the portfolio and lower utility expenses relating to
office properties in Quebec due to higher average winter temperatures in the current year as well as efficiencies
gained through capital investments (refer to Major Maintenance Costs — page 14).

REALTY TAXES
Realty tax expense is summarized in the table below:

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Same-asset property $ 12,920 $ 12,538 $ 382 3%
Transactions 1,319 1,231 88 7
$ 14,239 $ 13,769 $ 470 3%

CREIT — MD&A — THREE MONTHS ENDED MARCH 31, 2010 — Page 13



The increase in same-asset realty taxes for the three months ended March 31, 2010 over the same period in
2009 is attributed in part to increases in the Halifax properties as a result of the regional municipality replacing
business tax with an increased realty tax charge (this is a multi-year process), and increases in the Ontario
properties due to realty tax reassessments in certain municipalities. The remainder of the difference reflects only
inflationary type increases.

PROPERTY ADMINISTRATIVE EXPENSES

Property administrative expenses relate to personnel, premises and administrative costs of CREIT’s regional
property management offices and to personnel, premises and information systems in relation to the head office
support for CREIT’s nation-wide real estate operations. It is important to note that no portion of employee
compensation or overhead is capitalized to any asset.

Property administrative expenses decreased to $2.0 million for the three months ended March 31, 2010
compared to $2.4 million over the same period in 2009, due to the reversal of compensation accruals in the first
quarter of 2010 related to certain performance-based compensation targets for 2009 not being achieved.
Performance-based compensation awards are generally finalized in the first quarter of the subsequent year.

PROPERTY MANAGEMENT FEES

The Trust has entered into agreements with co-owners of certain properties, whereby the co-owner performs
some or all of the property management functions. Property management fees paid by CREIT increased to
$0.2 million for the three months ended March 31, 2010 from $0.1 million in the same period in 2009.

AMORTIZATION

Amortization of income properties includes amortization of buildings, leasehold properties, major maintenance
costs, tenant improvements and leasing costs on acquisition of property.

Buildings and Leasehold Properties

Amortization of buildings and leasehold properties is charged to income on a straight-line basis over the
estimated useful lives of the buildings or leasehold properties. Amortization expense is summarized in the table
below:

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Same-asset property $ 8,737 $ 8,811 $ 74 (1%)
Transactions 971 889 82 9
$ 9,708 $ 9,700 $ 8 —%

Same-asset property amortization expense for the three months ended March 31, 2010 declined as compared to
the same period in 2009 due to certain buildings becoming fully amortized.

Major Maintenance Costs

Major maintenance costs represent significant items of repair or replacement which are incurred and are
amortized on a straight-line basis over the expected useful life of such repair or replacement items. Examples of
items in this category include, but are not limited to, replacements or repairs to roofs and parking lots, elevator
refurbishment or replacement, and heating, ventilation and air conditioning equipment replacement. The majority
of the amortization of major maintenance costs is recovered from tenants pursuant to the terms of their leases.

For certain tenants, CREIT is unable to recover the amortization of the major maintenance costs because of
limitations contained in the leases with these tenants.
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Amortization of major maintenance costs increased to $1.3 million for the three months ended March 31, 2010
compared to $1.2 million for the three months ended March 31, 2009, due to spending that occurred in the past
15 months.

Tenant Improvements

Tenant improvement expenditures (including landlord’s work or base building improvements) remained constant
at $0.8 million for the three months ended March 31, 2010 compared to the same period in 2009.

Tenant improvements are amortized on a straight-line basis over their estimated useful lives.

Amortization of tenant improvements is summarized below:

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Same-asset property $ 1,286 $ 1559 ($ 273) (18%)
Transactions 18 52 (34) (65)
$ 1,304 $ 1,611 ($ 307) (19%)

The amortization of tenant improvements decreased to $1.3 million for the three months ended March 31, 2010
from $1.6 million for the three months ended March 31, 2009, due to a non-recurring adjustment of a prior period
tenant improvement, which resulted in lower amortization in the first quarter of 2010, and non-recurring
accelerated write-offs associated with lease terminations that occurred in 2009.

Leasing Costs and Intangible Assets on Acquisition of Properties

Amortization of leasing costs and intangible assets on acquisition of property, pursuant to the CICA Handbook
Sections 1581 — Business Combinations, and 3064 — Goodwill and Intangible Assets, and the Emerging Issue
Committee Abstract 140 of the CICA Handbook, for acquisitions of property after September 12, 2003, are
summarized in the table below:

Three months ended March 31

2010 2009 Change
($000s) $) (%)
Leasing costs on acquisition $ 1,527 $ 1679 ($ 152) (9%)
The value of in-place leases and tenant relationships on acquisition $ 1,080 $ 1,142 ($ 62) (5%)

Leasing Commissions

Leasing commission expenditures (brokerage fees paid to third party leasing agents and certain co-owners who
have leasing mandates for the co-owned properties) decreased to $0.2 million for the three months ended March
31, 2010 as compared to $0.5 million for the three months ended March 31, 2009. Leasing commissions are
amortized on a straight-line basis over the term of the corresponding lease.

Amortization of leasing commissions is summarized in the table below:

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Same-asset property $ 494 $ 585 ($ 91) (16%)
Transactions 11 36 (25) (69)
$ 505 $ 621 ($ 116) (19%)
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The amortization of leasing commissions decreased for the three months ended March 31, 2010 as compared to
the same period in 2009 due primarily to the accelerated write-off of leasing commissions resulting from a lease
termination at a suburban Toronto office property during 2009.

INTEREST EXPENSE

Interest expense decreased by 9% to $16.5 million for the three months ended March 31, 2010 from $18.2 million
over the same period in 2009. This period-over-period change is due to de-levering the balance sheet which
occurred during 2009.

Key Performance Indicator — Weighted Average Costo  f Debt
At March 31, 2010 and March 31, 2009, CREIT’s weighted average cost of debt was as follows:

As at March 31

2010 2009 Change
Mortgage debt and debentures 5.53% 5.49% (0.04%)
Bank loan (floating or variable rate) 1.66 2.03 0.37
Bank credit facility (floating or variable rate) 3.32 1.74 (1.58)
Total weighted average cost of debt 5.30% 5.18% (0.12%)

The total weighted average cost of debt has increased in 2010 over 2009 due to a lower use of floating rate bank
debt in the debt structure (refer to debt structure on page 25), and a higher rate on the bank credit facility for the
term which commenced May 1, 2009.

CREIT has the flexibility under its bank credit facility to request bank prime loan rate advances, LIBOR-based
advances for its U.S. dollar denominated borrowings, or Bankers' Acceptance-based advances. Currently,
Bankers’ Acceptance-based advances, which have a minimum maturity of 30 days, are a less costly means of
borrowing under the bank credit facility.

GENERAL AND ADMINISTRATIVE EXPENSES

General and administrative expenses have increased to $0.7 million for the three months ended March 31, 2010
as compared to $0.6 million over the same period in 2009. This increase was due to legal fees incurred in efforts
to qualify for the REIT exception (refer to Taxation on page 48). General and administrative expenses are
expected to increase for the remainder of 2010 due to professional assistance required with the convergence with
IFRS.

INCOME FROM EQUITY INVESTMENT IN REAL ESTATE

CREIT acquired an effective 50% interest in Dartmouth Crossing Shopping Centre on August 15, 2007.
Management has determined that Dartmouth Crossing is a variable interest entity of which its partner is the
primary beneficiary, given the partner's ongoing obligations and exposures associated with the continuing
development. As a result, CREIT has equity-accounted for its investment, and it is anticipated to be accounted
for in this manner until the development is substantially completed.

For the three months ended March 31, 2010, CREIT recorded income from its equity investment in Dartmouth
Crossing of $0.1 million as compared to a loss of $0.7 million during the three months ended March 31, 2009.
The 2009 loss was due to the write-off of leasing costs on acquisition of properties and intangible assets
associated with the bankruptcy of Linens N'Things.
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FOREIGN CURRENCY TRANSLATION GAINS AND LOSSES

Foreign currency translation gains and losses related to CREIT's U.S. net investment are recognized in Other
Comprehensive Income in the Consolidated Financial Statements. All other foreign currency translation gains
and losses are recognized in Net Income in the Consolidated Financial Statements.

Foreign currency translation losses have increased to $0.8 million for the three months ended March 31, 2010
compared to $0.1 million for the same period in 2009 due to foreign exchange translation of intercompany
activities between the Canadian and U.S. operations that do not form part of the net investment in the U.S.
subsidiary, and resulting from a stronger Canadian dollar during the three months ended March 31, 2010.

DISCONTINUED OPERATIONS

CREIT had no property dispositions during the three months ended March 31, 2010. On March 25, 2009, the
Trust disposed of its 100% interest in 1200 Burrard Street, Vancouver, British Columbia. The resulting net gain of
$11.3 million and the property operating results are presented as discontinued operations for the comparative
three-month period in 2009 to comply with the disclosure requirements of CICA Handbook Section 3475 —
Disposal of Long-Lived Assets and Discontinued Operations.

INCOME TAX EXPENSE

Current Tax Expense

Current tax expense for the year is calculated by applying a combined U.S. federal and lllinois tax rate of
approximately 39% to the estimated taxable income of the U.S. subsidiary.

Future Tax Expense

CREIT accounts for future income tax assets or liabilities resulting from its U.S. subsidiary’s deductible or taxable
temporary differences, pursuant to CICA Handbook Section 3465 — Income Taxes.

As a result of the application of the SIFT Rules, CREIT has reflected future income taxes and a liability with
respect to temporary differences of the Trust in accordance with CICA Handbook Section 3465. The temporary
differences of the Trust are reflected as a future income tax liability at an average tax rate of 25.8%. The liability
would be reversed at a future date under GAAP if CREIT qualifies for the REIT Exception.

As future income taxes is a non-cash item, the recognition of the liability has no effect on cash flows, distributions
or operating activities.

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Current Income Tax:

At US federal & lllinois State statutory rates $ 46 $ 208 ($ 162) (78%)
Current Income Tax $ 46 $ 208 ($ 162) (78%)
Future Income Tax:

At Canadian statutory rates $ 760 $ 1634 ($ 874) (53%)

At US federal & lllinois state statutory rates 44 36 8 22
Future Income Tax 804 1,670 (866) (52)
Income Tax Expense $ 850 $ 1,878 ($1,028) (55%)

The lower future income tax expense at Canadian statutory rates for the three months ended March 31, 2010 as
compared to the same period in 2009 is due to changing tax rates.
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SEGMENTED INFORMATION, CONTINUING OPERATIONS

CREIT invests in three commercial real estate asset classes for strategic reasons. Refer to Note 27, Segmented
Financial Information for Continuing Operations of the Consolidated Financial Statements for the three months
ended March 31, 2010. Management measures the performance of CREIT's commercial real estate assets on
the basis of property net operating income and, in particular, same-asset property net operating income, which
isolates Management'’s success at dealing with certain key performance factors.

For internal costing and reporting purposes, at the time of new property acquisitions, Management establishes a
“market” property management fee, and imputes the property management fee to property operations. These
imputed management fees are reflected as an expense in the analysis which follows, and are eliminated for the
Consolidated Financial Statements (refer to inter-segment elimination included in Note 27 to the Consolidated
Financial Statements).

RETAIL SECTOR

Three months ended March 31, 2010 Three months ended March 31, 2009

($000s) Same-Asset Transactions Total Same-Asset  Transactions Total
Rental revenue $ 32,919 $ 7,374 $ 40,293 $ 33,054 $ 5,964 $ 39,018
Straight-line rental revenue

and amortization of value of

above- and below-market

leases 523 88 611 529 79 608
Property rental revenue 33,442 7,462 40,904 33,583 6,043 39,626
Property operating expenses 3,278 712 3,990 3,807 705 4,512
Realty taxes 6,090 1,496 7,586 5,837 1,163 7,000
Property management fees 973 169 1,142 957 140 1,097
Amortization of major

maintenance costs 308 29 337 263 25 288
Property net operating income $ 22,793 $ 5,056 $ 27,849 $ 22,719 $ 4,010 $ 26,729

Property net operating income in the retail sector increased 4% to $27.8 million for the three months ended March
31, 2010 from $26.7 million for the same period in 2009. This increase is due primarily to acquisition activities
which were transacted in December 2009.

Key Performance Indicator — Same-Asset Property Net ~ Operating Income

On a same-asset basis, property net operating income increased marginally (increased marginally when
excluding straight-line rental recognition and amortization of above- and below-market leases) to $22.8 million for
the three months ended March 31, 2010 compared to $22.7 million over the same period in 2009. Average
portfolio occupancy declined 10 basis points to 98.0% for the three months ended March 31, 2010 as compared
to 98.1% in the same period in 2009.

Same-asset performance on an accounting basis (including straight-line rental revenue recognition and above-
and below-market rent amortization) highlights period-over-period differences occurring due to changes in
occupancy, rental rate increases or decreases on leasing activities, ancillary revenues, such as percentage rent
or parking revenues, and property expenses.

The impacts of any contractual rental increases embedded in the underlying lease agreements and/or the expiry
of rent-free periods are highlighted by excluding straight-line rental recognition and above- and below-market rent
amortization from the same-asset performance (referred to as the “cash basis”).
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Same-asset performance per occupied square foot isolates period-over-period variances due to changes in
occupancy from changes in rental rates on new leasing activities and inefficiencies or “drag” from expense
recoveries or reimbursements from tenants due to “caps” or limitations in leases.

On a same-asset basis, for the three months ended March 31, 2010, property net operating income per occupied
square foot was $16.21 as compared to $16.14 over the same period in 2009.

This increase was due to the combination of higher snow removal costs during the three months ended March 31,
2009, resulting in certain national tenants reaching “caps” or ceilings on their contributions to common area
maintenance costs and higher non-recurring bad debt expenses recorded in the first quarter of 2009 relating to
the bankruptcy of Petcetera, a tenant at various properties.

This increase was offset by a reallocation of parking revenue for a mixed-use property in British Columbia from
the retail component to the office component that commenced in the second quarter of 2009. This reallocation
decreased property operating income by $0.1 million ($0.08 per occupied square foot).

INDUSTRIAL SECTOR

Three months ended March 31, 2010 Three months ended March 31, 2009

($000s) Same-Asset  Transactions Total Same-Asset  Transactions Total
Rental revenue $ 17,696 $ — $ 17,696 $ 18,194 $ — $ 18,194
Straight-line rental revenue

and amortization of value of

above- and below-market

leases 313 — 313 457 — 457
Property rental revenue 18,009 — 18,009 18,651 — 18,651
Property operating expenses 2,128 — 2,128 2,461 — 2,461
Realty taxes 2,876 — 2,876 2,788 — 2,788
Property management fees 586 — 586 602 — 602
Amortization of major

maintenance costs 297 — 297 287 — 287
Property net operating income $ 12,122 $ — $ 12,122 $ 12,513 $ — $ 12,513

Key Performance Indicator- Same-Asset Property Net ~ Operating Income

On a same-asset basis, property net operating income decreased 3% on an accounting basis (decreased 2% on
a cash basis) to $12.1 million for the three months ended March 31, 2010 as compared to the same period in
2009 due to lower occupancy in the sector during 2010. Average portfolio occupancy decreased by 310 basis
points to 94.3% during the three months ended March 31, 2010 as compared to 97.4% for the same period in
20009.

Property net operating income per occupied square foot on a same-asset basis remained constant at $6.39 for
the three-month periods ended March 31, 2010 and 2009.
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OFFICE SECTOR

Three months ended March 31, 2010 Three months ended March 31, 2009

($000s) Same-Asset  Transactions @ Total Same-Asset  Transactions™ Total
Rental revenue $ 22,688 $ 785 $ 23,473 $ 21,712 $ 1,584 $ 23,296
Straight-line rental revenue

and amortization of value of

above- and below-market

leases (15) 26 11 122 (70) 52
Property rental revenue 22,673 811 23,484 21,834 1,514 23,348
Property operating expenses 5,184 190 5,374 5,323 446 5,769
Realty taxes 3,956 185 4,141 3,912 384 4,296
Property management fees 768 24 792 726 46 772
Amortization of major

maintenance costs 724 15 739 615 32 647
Property net operating income $ 12,041 $ 397 $ 12,438 $ 11,258 $ 606 $ 11,864
2) As Segmented Information includes only continuing operations, Transactions include dispositions where CREIT retains an

ownership interest, as well as acquisitions. Discontinued operations are excluded from the analysis.

Total office property net operating income for the three months ended March 31, 2010 increased 5% to
$12.4 million from $11.9 million over the same period in 2009. This period-over-period increase is due to positive
same-asset performance.

Key Performance Indicator - Same-Asset Property Net ~ Operating Income

On a same-asset basis, property net operating income for the three months ended March 31, 2010 increased by
7% on an accounting basis (increased 8% on a cash basis) to $12.0 million as compared to $11.3 million for the
same period in 2009. The increase is due to higher rental rates achieved on leasing activities and higher
occupancy. Average occupancy increased 30 basis points to 93.4% for the three months ended March 31, 2010
as compared to 93.1% for the same period in 2009. During the second quarter of 2009, there was a reallocation
of parking revenues from the retail component to the office component at a mixed-use property in British
Colombia that also contributed to this increase. The reallocation of the parking-related revenue increased same-
asset property net operating income by $0.1 million in aggregate ($0.18 per occupied square foot).

On a same-asset basis, property net operating income per occupied square foot for the three months ended
March 31, 2010 increased by 6% to $17.80 compared to $16.73 over the same period in 2009. The increase is
explained above.

SAME-ASSET PERFORMANCE SUMMARY

PROPERTY NET OPERATING INCOME, ACCOUNTING BASIS

Three months ended March 31

2010 2009 Change
($000s) ($) (%)
Retail $ 22,793 $ 22,719 $ 74 —%
Industrial 12,122 12,513 (391) ?3)
Office 12,041 11,258 783 7
Total $ 46,956 $ 46,490 $ 466 1%
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PROPERTY NET OPERATING INCOME, CASH BASIS

Three months ended March 31

2010 2009 Change
($000s) (%) (%)
Retall $ 22,270 $ 22,190 % 80 —%
Industrial 11,809 12,056 (247) )
Office 12,056 11,136 920 8
Total $ 46,135 $ 45382 $ 753 2%

AVERAGE OCCUPANCY PERCENTAGE

Three months ended March 31

2010 2009 Change
(%) (%)
Retall 98.0% 98.1% (0.1%)
Industrial 94.3 97.4 3.1)
Office 93.4 93.1 0.3
Total 95.4% 96.9% (1.5%)

PROPERTY NET OPERATING INCOME PER OCCUPIED SQUARE FOOT, ACCOUNTING BAsIS

Three months ended March 31

2010 2009 Change

(%)

Retail $ 16.21 $ 16.14 —%
Industrial 6.39 6.39 —
Office 17.80 16.73 6
Average $ 11.80 $ 1151 3%

SAME-ASSET GEOGRAPHIC PERFORMANCE SUMMARY
CREIT’s overall investment strategy also incorporates geographic diversification.

Atlantic

CREIT’s same-asset property net operating income from the Atlantic portfolio increased 4% on an accounting and
cash basis for the three months ended March 31, 2010 over the same period in 2009. The period-over-period
increase is due to higher occupancy in the industrial sector and higher rental rates achieved on leasing activities
in the office sector in 2010.

Quebec

Same-asset property net operating income from Quebec declined 2% on an accounting basis (declined 3% on a
cash basis) for the three months ended March 31, 2010 compared to the same period in 2009. The quarter-over-
guarter decline was due to lower occupancy in the industrial sector offset by higher occupancy in the retail sector.

Ontario

CREIT's same-asset property net operating income from the Ontario portfolio increased 4% on an accounting
basis (increased 3% on a cash basis) for the three months ended March 31, 2010 when compared to the same
period in 2009. The increase is due to higher rental rates achieved on leasing activities and higher occupancy in
2010 in both the retail and office sectors. Lower snow removal costs in 2010 where certain national tenants did
not reach “caps” or ceilings on contributions to common area maintenance costs in the retail sector such as
occurred in the first quarter of 2009, also contributed to the period-over-period improvement.
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Prairies

CREIT’s same-asset property net operating income from the Prairies increased 16% on an accounting basis
(increased 24% on a cash basis) for the three months ended March 31, 2010 over the same period in 2009. This
increase is due primarily to a non-recurring insurance claim reimbursement recorded in the first quarter of 2010.

Alberta

CREIT’s same-asset property net operating income from the Alberta portfolio declined 1% on an accounting basis
(remained constant on a cash basis) for the three months ended March 31, 2010 when compared to the same
period in 2009. The decline in performance is due to lower occupancy in the retail and industrial sectors offset by
higher occupancy and higher rental rates achieved on leasing activities in the office sector in the first quarter of
2010 as compared to the first quarter of 2009.

British Columbia

CREIT’s British Columbia same-asset property net operating income increased 4% on an accounting basis
(increased 7% on a cash basis) for the three months ended March 31, 2010 when compared to the same period
in 2009. The increase is due to higher leasing rates achieved on leasing transactions during the three months
ended March 31, 2010 in the retail and office sectors, and lower snow removal costs in the first quarter of 2010
when compared to the first quarter of 2009.

United States

CREIT’s United States investment consists of one retail property. In U.S. dollars, the same-asset net operating
income in U.S. dollars declined 2% on both an accounting and cash basis for the three months ended March 31,
2010 when compared to the same period in 2009 due to higher intercompany management fees charged for the
three months ended March 31, 2010. This intercompany management fee is eliminated upon consolidation of the
financial results.

PROPERTY NET OPERATING INCOME, ACCOUNTING BASIS

Three months ended March 31

2010 2009 Change

Average Average Average

($000s) occupancy ($000s) occupancy ($000s) (%)  occupancy

Atlantic $ 5,576 96.1% $ 5,370 95.8% $ 206 4% 0.3%
Quebec 4,277 85.5 4,384 91.1 (207) 2) (5.6)
Ontario 13,351 97.7 12,868 97.1 483 4 0.6
Prairies 434 92.4 374 93.9 60 16 (2.5)
Alberta 17,883 95.4 18,010 98.3 (227) 1) (2.9)
British Columbia 4,404 98.4 4,230 98.6 174 4 (0.2)
United States ) 1,031 100.0 1,254 100.0 (223) (18) —

Total $ 46,956 95.4% $ 46,490 96.9% $ 466 1% (1.5%)

2) In U.S. dollars, the United States same-asset performance was:
$ 993 100.0% $ 1,012 100.0% ($ 19 (2%) —%
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PROPERTY NET OPERATING INCOME, CASH BASIS

Three months ended March 31

2010 2009 Change

($000s) $) (%)
Atlantic $ 5,461 $ 5234 $ 227 4%
Quebec 4,114 4,220 (106) )
Ontario 13,298 12,880 418 3
Prairies 450 363 87 24
Alberta 17,418 17,360 58 —
British Columbia 4,370 4,078 292 7
United States ) 1,024 1,247 (223) (18)
Total $ 46,135 $ 45,382 $ 753 2%
1) In U.S. dollars, the United States same-asset performance was:

$ 986 $ 1,005 $ 19 (2%)

FUNDS FROM OPERATIONS

FFO is a non-GAAP financial measure which should not be considered as an alternative to net income, cash flow
from operations, or any other operating or liquidity measure prescribed under GAAP. CREIT presents FFO in
accordance with the Real Property Association of Canada (REALpac) White Paper on Funds from Operations.
Although FFO is an industry measure with a seemingly common meaning, accounting policies adopted by entities
can cause entities to report different results.

The use of FFO, combined with the required GAAP presentations, has been included for the purpose of improving
the understanding of the operating results of CREIT.

As FFO excludes the amortization of income properties, amortization of leasing commissions, future income tax
and gains and losses from property dispositions, it provides an operating performance measure that, when
compared period over period, reflects the impact on operations of trends in occupancy levels, rental rates,
operating costs and realty taxes, acquisition activities and interest costs, and provides a perspective of the
financial performance that is not immediately apparent from net income determined in accordance with GAAP.
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FFO is calculated as follows:

Three months ended March 31
($000s except per Unit amounts) 2010 2009 Change
Net income for the period $ 23,314 $ 28,949 ($ 5,635)

ApD (DEDUCT):

Amortization:
Buildings and leasehold properties 9,708 9,700 8
Major maintenance costs 1,305 1,157 148
Tenant improvements 1,304 1,611 (307)
Leasing costs on acquisition of properties 1,527 1,679 (152)
Leasing commissions 505 621 (116)
Intangibles on acquisition of properties 1,080 1,142 (62)
From equity investment in real estate 654 1,386 (732)
Future income tax expense 804 1,670 (866)
Adjustments resulting from discontinued operations — (10,874) 10,874
Funds from operations (FFO) $ 40,201 $ 37,041 $ 3,160
Diluted weighted average number of Units 66,342 61,156 5,186
FFO per weighted average Unit $ 0.606 $ 0.606 $ —
Cash distributions per Unit $ 0.345 $ 0.340 $ 0.005
Distributions paid as a percent of FFO 56.9% 56.1%

Key Performance Indicator - Funds from Operations p  er Unit

FFO per Unit has remained constant at $0.606 for the three-month periods ended March 31, 2010 and 2009. The
dilutive effect of the equity issue that occurred in April 2009, combined with property dispositions transacted
during 2009, had a negative impact on FFO per Unit. Offsetting this dilution were positive same-asset property
net operating income performance, reversals of performance-based compensation accruals during the first
quarter of 2010 relating to individual performance targets set for the year 2009, property acquisitions transacted in
December 2009 and a decline in interest expense due to de-levering of the balance sheet throughout 2009.

FFO is a widely accepted supplemental measure of financial performance for real estate entities; however, it does
not represent amounts available for capital programs, debt service obligations, commitments or uncertainties.
FFO should not be interpreted as an indicator of cash generated from operating activities and is not indicative of
cash available to fund operating expenditures, or for the payment of cash distributions. FFO is simply one
measure of operating performance.
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PART IV
LIQUIDITY AND FINANCIAL CONDITION

LIQUIDITY AND CAPITAL RESOURCES

Cash flow generated from operating the property portfolio represents the primary source of liquidity to service
debt and to fund planned maintenance expenditures, leasing costs and distributions to Unitholders (other sources
being interest and fee income as well as cash on hand).

Cash flow from operations is dependent upon occupancy levels of properties achieved, rental rates, collection of
rents, efficiencies built into leases, efficiencies in operations, the costs involved to lease or renew rental space
and planned maintenance expenditures, as well as other factors.

Part of CREIT's Operating Plan involves maintaining debt levels of up to 60% of total adjusted assets.
Accordingly, CREIT does not generally repay maturing debt from cash flow, but rather with proceeds from
refinancing such debt or financing unencumbered properties, and raises new equity by issuing units or “recycles”
equity through property dispositions to finance investment activities.

DEBT STRATEGY

CREIT’s debt strategy involves the use of three forms of debt: conventional property-specific secured mortgages,
unsecured debentures, and secured, floating rate bank financing. Management’'s objectives are to access the
lowest cost of debt with the most flexible terms, to have a debt maturity schedule (for fixed term debt) spread
evenly over a ten-year time horizon so as to manage interest rate risk, and to be in a position to finance CREIT up
to its indebtedness limitation.

By its Declaration of Trust, CREIT is limited to an overall indebtedness ratio of 60% of total adjusted assets (total
assets plus the accumulated amortization of leasing costs and intangible assets less the accumulated
amortization of intangible liabilities, all as incurred on the acquisition of properties, plus accumulated amortization
of buildings and leasehold properties). The term “total adjusted assets” essentially reflects real property
investments at historical cost. This debt limitation is in relation to the assets of the Trust in aggregate. There are
no individual property debt limitations or constraints imposed by the Declaration of Trust.

Management and the Board of Trustees consider many factors in the use of debt. They recognize the benefits of
supplementing the restriction of indebtedness, as outlined in the Declaration of Trust, with debt incurrence
guidelines contained in the Operating Plan, which was adopted and approved by the Board of Trustees on March
24, 2010.

With input from certain debt rating agencies, specialists dealing with debt securities and legal counsel,
Management and the Board of Trustees believe the guidelines to be an appropriate mechanism to monitor some
of the risks associated with the level of total leverage.

CREIT has adopted interest coverage guidelines which are consistent with the interest coverage covenant
contained in the Trust Indenture for the Trust’'s unsecured debentures. The Interest coverage guideline provides
an indication of the ability to service or pay the interest charge relating to the underlying debt.

CREIT has also adopted a leverage guideline which measures and limits leverage as a ratio (the weighted
average indebtedness to a measure of cash flow generated by the Trust). The leverage ratio guideline
supplements the asset-based indebtedness restriction (which does not account for cash flow) contained in the
Declaration of Trust.
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The guidelines are as follows:

(@)

(b)

Interest Coverage Ratio

Interest coverage ratios have been generally used by debt rating agencies to test an entity’s ability to service
its debt. Generally speaking, the higher the ratio is, the lower the risk of default on debt.

CREIT will generally operate its affairs and manage its capital structure so that CREIT’s interest coverage
ratio is above 1.65 times (meaning EBITDA/total interest incurred), consistent with the interest coverage ratio
covenant in the Trust indenture for the Trust’s unsecured debentures (refer to calculation of interest coverage
ratio on page 35).

EBITDA is a generally accepted proxy for operating cash flow and represents earnings before interest
expense, income tax expense, depreciation and amortization expense plus losses on disposition of property
less gains on disposition of property, and excluding non-recurring items, such as asset impairment or
unrealized gains/losses that may occur under IFRS.

Leverage Ratio

The leverage ratio measures indebtedness to operating cash flow generated and as such, is a good measure
to monitor debt levels.

CREIT will generally operate its affairs and manage its capital structure so that CREIT’s weighted average
aggregate amount of indebtedness to EBITDA ratio is less than 8.0 times.

Debt and EBITDA are not susceptible to immediate changes in market values and are not prone to subjective
assessments surrounding asset valuation parameters.

EBITDA is a non-GAAP financial measure which should not be considered as an alternative to net income,
cash flow from operations or any other operating or liquidity measure prescribed under GAAP.

Key Performance Indicator — Leverage Ratio

($000s) For the three months ended March 31
2010 2009
Weighted average:
Bank loan $ 69,969 $ 130,371
Bank credit facility 8,441 12,111
Debentures payable 24,870 24,830
Mortgages payable 1,131,913 1,215,354
Adjustments for equity investment in real estate 42,070 41,998
Weighted average aggregate amount of indebtedness ( A) $ 1,277,263 $ 1,424,664
EBITDA for the three months ended March 31 annualiz  ed (B)® $ 231,380 $ 224,728
Leverage ratio (A)/(B) 5.5 times 6.3 times
Capital Management Guideline Less than 8.0 times

@

Refer to EBITDA calculation on page 35.
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($000s) For the twelve months ended March 31

2010 2009
Weighted average:
Bank loan $ 70,578 $ 110,786
Bank credit facility 2,938 46,774
Debentures payable 24,855 29,129
Mortgages payable 1,176,133 1,131,250
Adjustments for equity investment in real estate 42,034 19,114
Weighted average aggregate amount of indebtedness ( A) $ 1,316,538 $ 1,337,053
EBITDA (B) $ 224,839 $ 218,455
Leverage ratio (A)/(B) 5.9 times 6.1 times
Capital Management Guideline Less than 8.0 times
CREIT’s debt structure is as follows:
2010 2009
Debt structure as at March 31 ($000s) (%) ($000s) (%)
Conventional secured mortgages $1,129,477 91% $ 1,227,334 89%
Unsecured debentures 24,876 2 24,837 2
Variable floating rate secured bank loan 69,987 6 109,343 8
Variable floating rate bank credit facility 9,414 1 11,730 1
$ 1,233,754 100% $ 1,373,244 100%

Management has historically utilized floating or variable rate debt at between 10% and 20% of CREIT'’s debt
structure for the purpose of interest rate risk management and for the flexibility it offers in the execution of
investment transactions. CREIT's variable floating rate debt is below the above-noted target due to the
repayment of a variable floating rate bank loan with the cash received from the equity issue that occurred in April
20009.

In economic environments where the yield curve is steepening, Management typically will be at the high end of
this range on CREIT’s floating rate bank facility. Conversely, as the yield curve flattens, Management will look to
reduce CREIT's exposure to floating rate debt by moving more debt towards long-term mortgages and/or
debentures. The execution of this strategy is highly dependent upon the timing of investment transactions, debt
maturities, capital market activities, and the availability of debt from various sources, as well as Management’s
view from time to time on the future direction of interest rates.”

MORTGAGE AND DEBENTURE REPAYMENT SUMMARY

Management attempts to stagger the maturity of CREIT's fixed rate debt with the objective of achieving even
annual maturities over a 10-year time horizon.

The time period over which Management is spreading the debt maturities implies a target average term to
maturity of approximately five years. This strategy reduces CREIT’s exposure to interest rate fluctuations in any
one period. From time to time, CREIT will assume existing debt upon the acquisition of income property and the
maturity of such debt may not fit within the overall target debt maturity profile of CREIT. Further, as was the case
for financing activities transacted throughout 2009, the duration of mortgage debt available in the market place
may not be ideal for CREIT's debt maturity profile. Realignment towards the target profile will occur upon the
refinancing of these mortgages and with the return of normal functioning credit markets.

(1) This information is considered a “forward-looking” statement. Refer to page 3 — “Forward-Looking Disclaimer” for more information.

CREIT — MD&A — THREE MONTHS ENDED MARCH 31, 2010 — Page 27



The following table outlines CREIT’s mortgage and debenture maturity schedule as at March 31, 2010, together
with the weighted average effective interest rate on the debt.

The weighted average cost of fixed term debt (mortgages and debentures) increased by 4 basis points to 5.53%
as at March 31, 2010 from 5.49% as at March 31, 2009, and the weighted average term to maturity has declined
to 4.63 years as at March 31, 2010 from 5.16 years as at March 31, 2009.

Mortgages Weighted
Amortized Premium Average
principal  Payment on on Debt Total % of Total Effective
Maturity Debentures™ payment Maturity Assumed Principal Principal Interest Rate
Year ($000s) ($000s) ($000s) ($000s) ($000s) (%) (%)
2010 % 30) $ 21,439 $ 61,387 $ 518 $ 83314 7% 6.00%
2011 (39) 26,862 120,006 547 147,376 13 5.80
2012 (39) 25,114 106,915 450 132,440 11 5.68
2013 24,984 22,574 100,907 447 148,912 13 5.58
2014 — 18,689 182,808 419 201,916 17 5.20
2015 — 14,255 144,192 396 158,843 14 5.32
2016 — 10,348 99,745 325 110,418 9 551
2017 — 7,553 94,311 114 101,978 9 5.54
2018 — 2,962 44,786 96 47,844 4 5.72
2019 — 1,644 5,411 93 7,148 1 5.96
2020 — 1,439 4,252 93 5,784 1 5.36
Thereafter — 3,760 4,447 173 8,380 1 5.57
$ 24,876 $ 156,639 $ 969,167 $ 3,671  $1,154,353 100% 5.53%

(1) Negative numbers result from the application of CICA Handbook Section 3855 — Financial Instruments — Recognition and
Measurement, effective January 1, 2007. Financing costs are capitalized to the related liability and are measured at amortized
cost using the effective interest method.

Part of CREIT’s debt strategy involves having a sufficient amount of term debt maturing each year, so that
Management is in a position to attempt to upward refinance the principal amount of such maturing debt (current
market parameters are in the range of 65%- 70% of the appraised market value of the underlying property asset)
in order to fund the periodic amortized principal payments due on the portfolio mortgage debt in that particular
year. The success of this strategy is dependent upon debt market parameters existing at the time, as well as the
particular features and quality of the underlying assets being financed in the year. If the strategy is unsuccessful,
the amortized principal repayments would be funded from operating cash flows, drawing on the bank credit
facility, financing unencumbered properties or by issuing new equity.
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Weighted Average Effective Interest Rate on Expirin g Term Debt (mortgages & debentures) by Year

% of Total Principal Interest Rate
20% -+ 6.50%
15% -+ 6.00%
0,
10% + -+ 5.50% % of Total
Principal
—o— Weighted
5% + + 5.00% Average
Effective Interest
Rate
0% + + + } } } } } } } } 4.50%
2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Thereafter
Maturity
Debt Repayment Schedule
($000s) 2010 2011 2012 2013 2014 2015  Thereafter
Periodic amortized principal payments $ 21,439 $ 26,862 $ 25114 $ 22574 $ 18689 $ 14255 $ 27,706
Mortgages due on maturity 61,387 120,006 106,915 100,907 182,808 144,192 252,952
Debenture due on maturity (30) (39) (39) 24,984 — — —
Bank loan due on maturity 69,987 — — — — — —
Bank credit facility 9,414 — — — — — —

$162,197  $ 146,829 $ 131,990 $ 148,465 $201,497 $158,447  $ 280,658

The bank loan was used to finance an acquisition that occurred in 2008. It is a non-revolving facility that carries
an interest rate of Bankers’ Acceptance plus 125 basis points and matures on May 15, 2010. CREIT is finalizing
the terms and conditions for placing permanent mortgage financing (approximately $79.9 million of new mortgage
financing) on currently unencumbered assets (10-year term) to provide the cash required for the repayment of the
bank loan.

CREIT had a floating rate bank credit facility limited to $20.0 million which matured on April 30, 2010. At March
31, 2010, $9.4 million was drawn. The credit facility has been renewed for a further one-year term.

Assuming an economic environment in the future that is subsequently similar to the current environment,
Management does not anticipate problems in financing CREIT’s properties, as the debts come due.®

ADJUSTED FUNDS FROM OPERATIONS

Commercial real estate is a capital-intensive business, and not all capital expenditures will result in higher
earnings. Many expenditures merely preserve the existing rental stream. During the life cycle of a commercial
real estate asset, many of the component parts of the property (for example, roof, heating, ventilating and air
conditioning equipment, parking lot, facade, chillers and elevators, to name a few) will require replacement or
major repair. Management views these activities as being fundamental to the operations of a real estate

(1) This information is considered a “forward-looking” statement. Refer to page 3 — “Forward-Looking Disclaimer” for more information.
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enterprise and deems these activities as “productive capacity maintenance”. The replacement or major repair of
component parts are reflected as an investing activity on the Consolidated Statements of Cash Flow.

Management views leasing activities (which result in the expenditure of funds on leasing commissions and tenant
improvements) and capital repair or replacements to be fundamental to the operating activities of a real estate
enterprise as a productive capacity maintenance cash requirement and not a discretionary investment.

Management is of the view that AFFO is an effective measure of the cash generated from operations, after
providing for operating capital requirements which are referred to as “productive capacity maintenance
expenditures”.

In calculating AFFO, CREIT adjusts FFO for costs incurred relating to leasing (leasing commissions and tenant
improvements), major maintenance costs, straight-line rent in excess of contractual rent paid by tenants (a
receivable), and non-cash foreign currency translation gains and losses. Working capital changes, viewed as
short-term cash requirements or surpluses, are deemed financing activities pursuant to the methodology, and are
not considered when calculating AFFO.

AFFO is a non-GAAP financial measure and AFFO as presented herein may not be comparable to similar
measures presented by other real estate investment trusts or real estate enterprises.

Three months ended March 31

($000s) 2010 2009 Change
FFO (see page 23) $ 40,201 $ 37,041 $ 3,160
ADD/(DEDUCT):
Amortization of the value of above- and below-market leases (339) (360) 21
Productive Capacity Maintenance Expenditures:
Additions to leasing commissions (159) (453) 294
Additions to tenant improvements (827) (823) (4)
Major maintenance costs incurred (1,729) (976) (753)
Other Adjustments:
Straight-line rent in excess of contractual rent (544) (722) 178
Foreign currency translation loss 835 137 698
Adjustment for income from equity investment in real estate (122) (53) (69)
Adjustments resulting from discontinued operations — (156) 156
AFFO $ 37,316 $ 33,635 $ 3,681
AFFO per weighted average Unit $ 0.562 $ 0.550 $ 0.012
Cash distributions per Unit $ 0.345 $ 0.340 $ 0.005
Distributions paid as a percent of AFFO 61.4% 61.8%

Key Performance Indicator — Adjusted Funds From Ope  rations per Unit

AFFO per Unit was $0.562 for the three months ended March 31, 2010 as compared to $0.550 over the same
period in 2009.

Cash distributions paid, as a percentage of AFFO per Unit, were 61.4% for the three months ended March 31,
2010 and 61.8% for the same period in 2009.

Leasing costs and operating capital expenditures (referred to as major maintenance costs) can vary from period
to period, at times dramatically, depending upon the lease expiry profile and the capital expenditure plan that
exists in any period. As a result, AFFO can experience volatility when comparing period-over-period results.
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In July 2007, the CICA’'s Canadian Performance Reporting Board (CPRB) published an interpretative release
entitled Standardized Distributable Cash in Income Trusts and Other Flow Through Entities. Also in July 2007,
the Canadian Securities Administrators (CSA) issued National Policy 41-201 Income Trusts and Other Indirect
Offerings. Both publications deal with disclosure standards surrounding the concept of Distributable Cash or
Distributable Income, amongst other things.

CREIT does not use such terminology in its disclosure documents and its cash distribution policy is not based
upon any similar methodology.

AFFO is subject to varying methods of computation, yet it is a common term used in the analysis of commercial
real estate equities. In certain ways AFFO is similar to the CPRB’s concept of Distributable Cash. The primary
differences are that AFFO does not consider changes in working capital and AFFO includes the cash flow from
discontinued operations. Both the CPRB and the CSA require a reconciliation from the GAAP term Cash Flow
from Operating Activities to Distributable Cash or any other such measure which may resemble cash available for
distribution. Due to the similarities, CREIT has provided a reconciliation from Cash Flow from Operating Activities
to AFFO.

The starting point in the reconciliation, being Cash Flow From Operations, is impacted by certain accounting
policies. Accounting policies can determine whether an activity is classified as an operating activity or an
investment activity. CREIT’s definition of AFFO and the CPRB’s definition of Distributable Cash both overcome
this limitation with Cash Flow from Operations, by providing for productive capacity maintenance expenditures
regardless of where such expenditures may appear on the Statement of Cash Flow.

A reconciliation of the GAAP term “Net inflow related to total operating activities” or Cash Flow From Operations
(refer to the Consolidated Statements of Cash Flow for the three months ended March 31, 2010 and 2009) to
AFFO is as follows:

Three months ended March 31

($000s) 2010 2009 Change
Net inflow (outflow) related to total operating activities $ 38,926 $ 34,520 $ 4,406
Working capital items
Changes in tenant receivables, net of allowances for doubtful accounts 2,656 1,030 1,626
Changes in other non-cash operating items (2,278) (278) (2,000)
Changes in non-cash interest (18) (496) 478
Other adjustments
Major Maintenance costs incurred (1,729) (976) (753)
Additions to tenant improvements (827) (823) 4)
Changes in inflow/outflow from discontinued operations — 9) 9
Changes in inflow/outflow from equity investment in real estate 586 667 (81)
AFFO $ 37,316 $ 33,635 $ 3,681
AFFO $ 37,316 $ 33,635 $ 3,681
Cash distributions before distribution reinvestment (22,893) (20,791) (2,102)
Excess of AFFO over cash distributions — cash retained $ 14,423 $ 12,844 $ 1,579

PRODUCTIVE CAPACITY

CREIT’s commercial real estate portfolio comprises 158 properties, of which 66 are retail, 75 are industrial and 17
are office buildings. Productive capacity is defined as the square footage of leasable area owned by CREIT, both
in aggregate and as segregated by the three asset classes. In assessing the effectiveness of productive capacity,
Management considers occupancy and same-asset property net operating income per occupied square foot.

CREIT — MD&A — THREE MONTHS ENDED MARCH 31, 2010 — Page 31



PRODUCTIVE CAPACITY MAINTENANCE

Maintaining and improving the productive capacity of existing real estate assets requires significant on-going
capital expenditures. CREIT categorizes its productive capacity maintenance expenditures as leasing
commissions, tenant improvements and major maintenance costs.

LEASING COSTS

The square footage of total leasing activity increased 15% for the three months ended March 31, 2010 as
compared to the same period in 2009.

Three months ended March 31

(000s of square feet) 2010 2009 Change
Retail 70 143 (73)
Industrial 518 315 203
Office 102 140 (38)
Total 690 598 92

Average leasing costs (includes leasing commissions and tenant improvements) per square foot for the three
months ended March 31, 2010 and 2009 are as indicated below:

Three months ended March 31

Leasing cost per square foot leased 2010 2009 Change
Retail $ 2.05 $ 2.49 $ 0.44
Industrial 0.56 1.76 1.20
Office 5.40 3.33 (2.07)
Total $ 1.43 $ 2.30 $ 0.87
Three months ended 159-months™
Leasing cost per square foot leased March 31, 2010 average cost Change
Retail $ 2.05 $ 6.88 $ 4.83
Industrial 0.56 1.76 1.20
Office 5.40 8.86 3.46
Average $ 1.43 $ 4.04 $ 261

(1) 159-month average covers the historical time frame over which Management has collected and retained this information.

There is a large degree of variance in leasing cost expenditures from transaction to transaction, which is
dependent upon the asset type and the prevailing market conditions. The need for demising walls, the repair or
replacement of heating, ventilating and air conditioning equipment, other base building requirements, new leasing
activity versus lease renewals, the type of asset, the tenant quality, local market conditions relating to the cost of
labour and materials, and the duration of the lease are all contributing factors to the cost of a lease transaction.
Further, there is often a delay between the lease commencement and the payment of leasing costs due to the
timing of the installation of the tenant improvements and the required inspections and certifications.

MAJOR MAINTENANCE COSTS

Many of the repair and maintenance items incurred by CREIT are recovered from tenants pursuant to the terms of
their leases, either in the year such expenditures are incurred or, in the case of a major item of repair,
maintenance or replacement, on a straight-line basis over the expected useful life together with an imputed rate of
interest. From time to time, CREIT is unable to recover these costs from certain properties and certain tenants as
a result of language in the leases with these tenants which limits the recovery of expenses.
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Expenditures on items of major repair or replacement, which have a useful life beyond the current period, are
summarized as follows:
Three months ended March 31

($000s) 2010 2009 Change
Building exterior $ 225 $ 504 ($ 279
Building interior 1,400 420 980
Plumbing 31 — 31
HVAC/chiller 71 50 21
Signage, other 2 2 —
Total $1,729 $ 976 $ 753

Building exterior expenditures primarily include items related to roof repairs or replacement and parking lot repair
or replacement.

Building interior expenditures primarily include corridor and lobby upgrades, and washroom renovations in
CREIT’s office properties.

Plumbing includes major replacements of plumbing fixtures.

HVAC/chiller expenditures primarily include costs for repair, replacement or refurbishment of heating, ventilating
and air conditioning equipment.

Signage, other includes repairs or replacements to interior and exterior signage and miscellaneous expenditures.

Management has developed capital plans for CREIT’s properties. The expectation is that, by incurring such
expenditures, other property operating expense categories in many cases are reduced.

SUMMARY PRODUCTIVE CAPACITY MAINTENANCE
Three months ended March 31

($000s) 2010 2009 Change
Leasing costs:
Leasing commissions $ 159 $ 453 ($ 294)
Tenant improvements 827 823 4
Major maintenance cost 1,729 976 753
Productive Capacity Maintenance $ 2,715 $ 2,252 $ 463

CASH DISTRIBUTIONS

CREIT’s primary business goal is to accumulate a portfolio of high quality real estate assets, and then deliver the
benefits of such real estate ownership to Unitholders.

The primary benefit to Unitholders is a reliable and, over time, increasing cash distribution.

In determining the amount of the monthly cash distributions paid to Unitholders, the Board of Trustees of CREIT
applies discretionary judgment to forward-looking cash flow information, including forecasts and budgets.

Net income prepared in accordance with GAAP recognizes certain revenues and expenses at time intervals that
do not match the receipt of or the payment of cash. Therefore, in applying judgment, the Board of Trustees
considers AFFO, which is the cash generated from and the cash required for operating activities when
establishing cash distributions to Unitholders, as well as other factors.
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INDEBTEDNESS

Key Performance Indicator — Indebtedness Ratio

CREIT’s indebtedness ratio declined 620 basis points to 51.4% at March 31, 2010 as compared to 57.6% at
March 31, 2009.

As at March 31

($000s) 2010 2009 Change
Total assets $ 2,152,014 $2,192,559 ($ 40,545)
Accumulated amortization of:

Buildings and leasehold properties 250,393 220,498 29,895

Leasing costs on acquisition of properties 18,261 13,536 4,725

Intangibles on acquisition of properties 11,676 10,141 1,535
Adjustments for equity investment in real estate 50,110 47,991 2,119
Total adjusted assets $ 2,482,454 $ 2,484,725 $ 2,271)
Bank loans $ 69,987 $ 109,343 ($ 39,356)
Bank credit facility 9,414 11,730 (2,316)
Notes payable — 15,566 (15,566)
Debentures payable 24,876 24,837 39
Mortgages payable 1,129,477 1,227,334 (97,857)
Adjustments for equity investment in real estate 42,085 41,992 93
Total indebtedness $ 1,275,839 $ 1,430,802 ($ 154,963)
Indebtedness ratio 51.4% 57.6% (6.2%)

Under its Declaration of Trust, CREIT is limited to an indebtedness level of 60% of total adjusted assets. Total
adjusted assets essentially reflects the historical cost of the real estate assets. As at March 31, 2010, CREIT had
the ability to acquire an additional $548.2 million of new assets, financed entirely with debt under the debt
limitations.

The calculation of the indebtedness ratio includes the Trust's proportionate share of a real estate investment that
is presented as an equity investment in the Consolidated Financial Statements.

INTEREST COVERAGE

Interest coverage ratios have been generally used by debt rating agencies to test an entity’s ability to service its
debt. Generally speaking, the higher the ratio is, the lower the risk of default on debt.

Key Performance Indicator — Interest Coverage Ratio

Pursuant to the terms of its bank credit facility, CREIT has an ongoing covenant to maintain a ratio of EBITDA to
interest expense of not less than 2.00 to 1. CREIT’s interest coverage ratio for the three months ended March 31,
2010 was 3.37 times. For the renewed bank credit facilities commencing May 1, 2010 this interest coverage ratio
has been changed to 1.65 times to be consistent with the interest coverage ratio covenant contained in the Trust
Indenture for CREIT’s unsecured debentures.
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($000s) Three months ended March 31

Interest Coverage Ratio 2010 2009
Net income $ 23,314 $ 28,949
Add (subtract):
Income tax expense 850 1,878
Foreign currency translation loss 835 137
Interest expense 16,502 18,233
Amortization of:
Income properties 13,844 14,147
Leasing commissions 505 621
Intangible assets on acquisition of properties 1,080 1,142
Value of above- and below-market leases (339) (360)
Adjustments for discontinued operations — (10,533)
Adjustments for income from equity investment in real estate 1,254 1,968
EBITDA (A) $ 57,845 $ 56,182
Interest expense $ 16,502 $ 18,233
Interest capitalized to properties under development 51 —
Adjustments for discontinued operations —_ 341
Adjustments for income from equity investment in real estate 600 583
Total interest incurred (B) $ 17,153 $ 19,157
Interest coverage (A)/(B) 3.37 times 2.93 times
Capital Management Requirement Greater than 2.00 times

Over the last 15 months, CREIT'’s total assets have declined due primarily to property dispositions exceeding
acquisition activities. Regardless, EBITDA has increased 3% for the three months ended March 31, 2010 when
compared to the same period in 2009 due in part to positive same-asset property net operating income
performance and lease termination income.

Over the past 15 months, CREIT's level of indebtedness has declined substantially due to the delevering actions
subsequent to the equity issuance completed in April 2009. Interest incurred has declined by 10% for the three
months ended March 31, 2010 over the three months ended March 31, 2009. Therefore, CREIT's interest
coverage ratio for the first quarter of 2010 has strengthened as compared to the first quarter of 2009. CREIT’s
interest coverage ratio is significantly above the ratio of 2.00 times coverage (by approximately $23.5 million in
aggregate for the three months ended March 31, 2010, or $94.2 million annualized).

COMMITMENTS

CREIT’s current estimated commitments for the development of expansion lands (intensification projects), costs
to complete development projects, and further mortgage advances under the mortgage lending program total
$2.6 million.

CREIT has sufficient liquidity to fund these future commitments due to a conservative use of leverage on the
balance sheet (meaning CREIT has under-levered and unencumbered assets which could be financed if required)
in addition to meaningful operating cash flow retained in the business.”

CREIT’s future commitments, and the estimated timing, are outlined in the schedule below:

(1) This statement is considered a “forward-looking statement” and is based upon the current economic environment and lending patterns
remaining the same as those existing at the time of writing. Refer to page 3 — “Forward-Looking Disclaimer” for more information.
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($000s) 2010 Thereafter Total

Retail intensification $ 1,509 $ — $ 1,509
Future advances under mortgages receivable 1,100 — 1,100
$ 2,609 $ — $ 2,609

In addition, CREIT has contingent commitments related to its equity investment in real estate (Dartmouth
Crossing Shopping Centre) in the amount of approximately $51.5 million in the event certain development
milestones are met.

RETAIL INTENSIFICATION

The following 50% co-owned properties are currently being expanded or are committed to expansion:
London North Shopping Centre, located in London, Ontario.
Carrefour de la Rive-Sud, located in Boucherville, Quebec.
Cornerstone Camrose, located in Camrose, Alberta.

FUTURE ADVANCES UNDER MORTGAGES RECEIVABLE

CREIT anticipates advancing an additional $1.1 million under existing loan arrangements.

EQuUITY ISSUE

Units issued and their weighted average prices for the three months ended March 31, 2010 and March 31, 2009
are summarized as follows:

Three months ended March 31, 2010 Three months ended March 31, 2009

Units Price Units Price

Distribution Reinvestment Plan 94,439 $ 26.41 87,526 $ 20.64
Unit Purchase Plan 2,740 27.97 1,617 20.62
Employee Unit Purchase Plan 4,227 $ 27.56 5,251 $ 21.68

The closing price of CREIT’s units on the Toronto Stock Exchange (“TSX") on March 31, 2010 was $27.65 per
Unit.

PART V
CRITICAL ACCOUNTING ESTIMATES

CREIT’s significant accounting policies are described in Note 2 to the Consolidated Financial Statements.
Management believes the policies that are most subject to estimation and Management’s judgment are those as
outlined below.

IMPAIRMENT OF ASSETS

Under GAAP, Management is required to write down to fair value any long-lived asset or equity investment that is
determined to be permanently impaired. CREIT’s long-lived assets consist of investments in income properties
and mortgages receivable.

The fair value of investments in income properties is dependent upon anticipated future cash flows from
operations over the anticipated holding period. The review of anticipated cash flows involves assumptions of
estimated occupancy, rental rates and a residual value. In addition to reviewing anticipated cash flows,
Management assesses changes in business climates and other factors, which may affect the ultimate value of the
property. These assumptions may not ultimately be achieved.
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In the event these factors result in a carrying value that exceeds the sum of the undiscounted cash flows
expected to result from the direct use and eventual disposition of the property, impairment would be recognized.

Mortgages receivable are classified as impaired when, in the opinion of Management, there is a reasonable doubt
as to the timely collection of principal and interest. The carrying amount of a mortgage receivable that is
classified as impaired is reduced to its estimated realizable amount.

The estimated realizable amount of mortgages receivable depends upon the financial stability of the issuer and
the economic value of the underlying security. For the mezzanine loans, Management reviews the value of the
underlying security quarterly by reviewing appraisals or opinions of value, analyzing sale transactions for similar
property serving as security and reviewing the financial statements of the guarantors.

There were no impairments or impairment provisions as at March 31, 2010 and March 31, 2009.

AMORTIZATION OF INCOME PROPERTIES

The Trust records amortization on its income properties on a straight-line basis over the remaining useful life of
each component of the property. Included in income properties are land, buildings, leasehold properties, major
maintenance costs, tenant improvements and leasing costs on acquisition of properties. A significant portion of
the acquisition cost of each property is allocated to building. The allocation of the acquisition cost to building and
the determination of the useful life are based upon Management’'s estimates. In the event the allocation to
building is inappropriate or the estimated useful life of a building proves incorrect, the computation of amortization
will not be appropriately reflected over future periods.

PROPERTY ACQUISITIONS

For acquisitions subsequent to September 12, 2003, in accordance with CICA Handbook Sections 1581 and
3062, and giving consideration to the requirements of EIC Abstract 140 of the CICA Handbook, Management is
required to perform the procedures listed below. Many of these procedures are subject to estimation and
Management judgment.

Estimate the value of the building “as if vacant” as of the acquisition date;
Allocate that value among land, site improvements and building;

Allocate the value of the above- and below-market leases to intangible assets;

Ea s

Calculate the value and associated life of the tenant relationships, if any, by taking the direct identifiable
benefits of the tenant relationship and discounting that to its present value; and

5. Estimate the fair value of the tenant improvements and leasing commissions.

FAIR VALUE OF MORTGAGES AND DEBENTURES PAYABLE

Management determines and discloses the fair value of CREIT's mortgages and debentures payable on a
quarterly basis in the Notes to the Consolidated Financial Statements. In determining the fair value, Management
uses internally developed models that are based upon current market conditions. The process involves
discounting the future contractual mortgage or debenture payments based upon a current market rate. In
determining market rates, Management adds a credit spread to the quoted yields on Canadian government bonds
with similar maturity dates to CREIT's mortgages and debentures. The credit spread is estimated based upon
experience in obtaining similar financing, and is also affected by current market conditions.

CHANGES TO ACCOUNTING POLICIES

There were no changes to accounting policies for the three months ended March 31, 2010.
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FUTURE ACCOUNTING POLICY CHANGES

Refer to Note 2(n) of the Consolidated Financial Statements for the three months ended March 31, 2010 for
details on future accounting policy changes.

Transition to International Financial Reporting Standards (IFRS)

On February 13, 2008, the Canadian Accounting Standards Board (AcSB) confirmed that the adoption of IFRS
would be effective for interim and annual periods beginning on or after January 1, 2011 for Canadian publicly
accountable profit-oriented enterprises. IFRS will replace Canada’s current GAAP for these enterprises.
Comparative IFRS information for the previous fiscal year will also have to be provided. These new standards will
be effective for the Trust on January 1, 2011, the date that Management has selected for adoption of IFRS. As a
result, CREIT has developed a plan to convert its Consolidated Financial Statements to IFRS by that date.

Management is actively involved with the process of transition from current GAAP to IFRS. Its project team is led
by finance management and includes representatives from various areas of the organization as necessary to
achieve a smooth transition to IFRS. There is regular progress reporting to the Audit Committee of the Board of
Trustees on the status of the IFRS implementation.

The implementation project consists of three phases, which in certain cases will be in process concurrently as
IFRS is applied to specific areas.

IMPLEMENTATION DESCRIPTION AND STATUS

PHASE
Scoping and This phase involves performing a high-level impact assessment to identify key areas that may
diagnostic be impacted by the transition to IFRS. As a result of these procedures the potentially affected

areas are ranked as high, medium or low priority.

Based upon the current state of IFRS, this phase has been completed and Management has
identified certain differences between GAAP and IFRS that may impact CREIT’s financial
results and/or Management'’s effort necessary to change over to IFRS. Refer to the summary
of key differences between IFRS and GAAP on page 40.

The International Accounting Standards Board (IASB) has activities currently underway which
may change IFRS and such changes may impact CREIT. Management will assess any such
changes as they occur.

Impact analysis, In this phase, each impact area identified from the scoping and diagnostic phase will be
g\éz:uztlon and addressed. This phase involves specification of changes required to existing accounting
g policies, information systems, internal controls over financial reporting, disclosure controls and
procedures, financial reporting and business processes, together with an analysis of policy
alternatives allowed under IFRS and development of draft IFRS financial statement content.

This phase continues to be underway and is progressing in accordance with the plan to
ensure that the Consolidated Financial Statements are IFRS compliant by the transition date
of January 1, 2011. The key significant differences identified between IFRS and GAAP that
will affect CREIT’s accounting policies are outlined below. In conjunction with this phase,
Management is also executing the implementation phase of the plan for the areas of known
differences in accounting policies.

Key elements of the plan that are currently in progress include, but are not limited to:

Financial reporting and accounting policies:
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IMPLEMENTATION
PHASE

DESCRIPTION AND STATUS

The selection of accounting policy choices, which is expected to be completed by the
transition date. Management will elect under IFRS 1 — First Time Adoption of IFRS to
fair value investment properties as deemed cost at January 1, 2010 and subsequently
apply the cost model under IAS 40 — Investment Property (refer to Investment
Property on page 40 for details);

Management has developed a real estate valuation strategy and process, and is in
the process of determining the fair value of investment properties at January 1, 2010;

The preparation of the IFRS model financial statements is in progress. Management
expects this to be an evolving process throughout 2010;

Information systems:

The development and implementation of information technology and data systems
strategy, which is expected to be completed in the fourth quarter of 2010. IFRS data
capture is ongoing during 2010. Management expects that the changes to
information technology and data systems is most significantly impacted by the
accounting policies related to investment properties and dual data capture of IFRS
and GAAP information in 2010;

Internal controls over financial reporting and disclosure controls and procedures:

The review of existing control processes and procedures, including the impact on
internal control over financial reporting (“ICFR”) and disclosure controls and
procedures (“DC”), to address significant changes to existing accounting policies.
This is expected to be completed in the fourth quarter of 2010 and thereafter for
changes in IFRS. Based on assessments to date, Management expects that the
following areas may have a significant impact on ICFR and DC related to initial
reporting under IFRS:

The determination of the fair value of investment properties at January 1, 2010 in
accordance with CREIT’s real estate valuation strategy and process;

New disclosures required under IFRS, identified as part of the preparation of the
annual IFRS model financial statements; and

Changes to CREIT’s information technology and data systems for IFRS data
capture.

As well, the internal controls over the transition to IFRS are part of Management's
ongoing evaluation of ICFR and DC;

Business processes:

An assessment of the impact of IFRS accounting standards on business activities,
which is ongoing during 2010 and thereafter for changes to IFRS. Management has
continually monitored new agreements for IFRS impact and will continue to do so
going forward;

An assessment of the impact of IFRS accounting standards on compensation
arrangements and risk management practices is expected to be completed in the third
quarter of 2010;

Training and communication:

Ongoing updates to the Audit Committee. An IFRS training session was held in
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IMPLEMENTATION DESCRIPTION AND STATUS
PHASE

March 2010 for the Board of Trustees, which included the Audit Committee;

Ongoing IFRS training to key personnel in various areas of organization, which is
continuing throughout 2010; and

Communication of the progress of the transition plan to external stakeholders through
the MD&A disclosure. This is ongoing at each quarter of 2010.

Implemgntation This phase includes execution of changes identified in the impact analysis, an evaluation and
and review design phase, completing a formal authorization process to approve recommended
accounting policy changes and training programs across CREIT’s finance and other staff, as
necessary. It will culminate in the collection of financial information necessary to compile
IFRS-compliant financial statements, embedding IFRS in business processes and Audit
Committee approval of IFRS financial statements. Implementation also involves delivery of
further training to staff as revised systems begin to take effect.

Refer to the update above, under “Impact analysis, evaluation and design”.

SUMMARY OF KEY DIFFERENCES BETWEEN IFRS AND GAAP

IFRS is based on a conceptual framework similar to GAAP. However, there are significant differences in the
recognition, measurement and disclosure requirements for certain accounting areas. Set out below are the key
changes in accounting policies due to the adoption of IFRS which are expected to impact CREIT’s Consolidated
Financial Statements. This is not a complete list of changes that will result from the transition to IFRS and is
intended to highlight those changes believed to have the most significant impact on CREIT’s accounting policies.
Further, the 1ASB is currently in the process of amending, or expected to amend, numerous standards that are
applicable to CREIT. The analysis of accounting policy changes has been made based on the IFRS standards
that are anticipated to be effective at the time of transition. The future impacts of IFRS will also depend on the
particular circumstances prevailing in the year of adoption and going forward. As IFRS standards are amended,
Management will continue to evaluate the impact to its processes and accounting policies on adoption and will
provide updated disclosure as appropriate. At this stage, the impact of the significant differences outlined below
cannot be reliably quantified. As this disclosure includes information on the expected impact of IFRS on CREIT’s
Consolidated Financial Statements, it is considered “Forward Looking Information”. Refer to page 3, “Forward
Looking Disclaimer”.

Management is not yet in a position to comment on the potential impacts on CREIT’s reported cash flows and
statements of income. Adoption of IFRS will likely have a material impact on the Consolidated Balance Sheets.
In particular, CREIT’s IFRS opening balance sheet will reflect the reevaluation of income properties to fair value,
irrespective of the accounting policies chosen on a prospective basis. In addition, a significant portion of CREIT’s
intangible assets and liabilities will be presented as a component of investment properties. It is expected that all
changes to the opening balance sheet will require a corresponding tax asset or liability be established based on
the resulting differences between the carrying value of assets and liabilities and their tax basis.

INVESTMENT PROPERTY

Under IAS 40, investment property is defined as property held to earn rentals, capital appreciation, or both, rather
than for use in the production or supply of goods or services, administrative purposes, or for sale in the ordinary
course of business. Investment property is initially recognized at cost. CREIT's income producing properties
under GAAP are expected to meet the definition of investment properties under IFRS.
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Under IAS 40, CREIT can select either the fair value model or the cost model to account for investment property.
Under GAAP, only the cost model can be applied.

Fair value is the amount for which an asset can be exchanged between knowledgeable, willing parties in an arm’s
length transaction. Under this model, the fair value of investment property is presented on the Consolidated
Balance Sheet with any gain or loss arising from a change in fair value at each reporting date recorded on the
Consolidated Income Statement. No amortization of property investment is recorded.

The cost model under IFRS is similar in concept to GAAP in that investment property is carried on the
Consolidated Balance Sheets at its cost less any accumulated amortization and any accumulated impairment
losses. The following are the significant differences noted:

1)

2)

3)

4)

IFRS 1 election:

Adoption of IFRS will initially require retrospective application on the basis that an entity has prepared its
financial statements in accordance with IFRS since inception. Certain adoptive relief mechanisms are put
forward in IFRS 1 to assist with difficulties associated with reformulating historical accounting information.
The general relief mechanism is to allow for prospective, rather than retrospective treatment, under certain
circumstances, as prescribed by IFRS. All adjustments which arise on the convergence of IFRS from GAAP
on the transition date will be recognized in the opening Unitholders’ Equity.

If the cost model is selected, an entity can elect under IFRS 1, to record investment property at the adoption
date at either (a) historical amortized cost under GAAP adjusted to be compliant with IFRS or (b) fair value as
deemed cost. There are no elections available under IFRS 1 if the fair value model is selected.

Componentization (applicable for the cost model only):

Both GAAP and IFRS require that investment property is amortized over the useful lives of each of its
significant component parts and that these component parts are derecognized when retired. When a
significant investment property component is retired, specific derecognition of that component is required
under IFRS. Specific derecognition of a component upon retirement is not performed under GAAP as
derecognition is factored into the estimated useful life of the asset.

Fair value disclosure (applicable for the cost model only):
IFRS requires that the fair value of investment properties be disclosed in the notes to the annual
Consolidated Financial Statements.

Calculation and recognition of impairment losses (applicable for the cost model only):

Both GAAP and IFRS require that assets be tested for potential impairment. The factors considered for
identifying potential impairment are similar between GAAP and IFRS. However, if potential impairment is
identified, the calculation of impairment under IFRS differs from GAAP. Under GAAP, an impairment loss is
recognized based on estimated fair value when the undiscounted future cash flows from an asset or group of
assets are less than their carrying value. Under IFRS, an impairment loss is recognized if the recoverable
amount (which is calculated as the higher of the fair value less costs to sell, and the value in use) is less than
its carrying value. The value in use is calculated as the discounted present value of estimated future cash
flows expected to arise from that entity’s planned use of an asset and from its disposal at the end of its useful
life.

IFRS also requires the reversal of an impairment loss if, as a result of changes to impairment indicator
estimates, the recoverable amount is higher than the carrying value. However, the reversal amount cannot
exceed what the amortized amount of the asset would have been if an impairment loss had not been
previously recognized. GAAP does not permit reversals of impairment losses.

There are three options for accounting for investment properties upon the adoption of IFRS:
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(1) Elect under IFRS 1 to record investment properties at January 1, 2010 at their historical amortized cost under
GAAP adjusted to be compliant with IFRS and subsequently apply the cost model as described above
(“Option 17);

(2) Elect under IFRS 1 to record investment properties at January 1, 2010 at their fair value as deemed cost and
subsequently apply the cost model as described above (“Option 27); or

(3) Record investment properties at fair value at January 1, 2010 and thereafter (“Option 3").

Management does not consider Option 1 as feasible because the historical amortized cost under GAAP would
have to be adjusted for a greater level of componentization and for specific derecognition of its significant
component parts upon replacement, as if these IFRS requirements were applied since the date of acquisition.
This would be a time and cost intensive task that, in Management’s view, will not result in better disclosure.

Under both Option 2 and Option 3, investment properties would be recorded at fair value on January 1, 2010.
Therefore, it is expected that the effect on the carrying value of investment properties on the opening IFRS
balance sheet will be similar if CREIT were to choose either option. As CREIT is the oldest REIT in Canada, with
a Toronto Stock Exchange listing in September 1993, it is expected that there will be a significant increase in the
carrying value of investment properties to record them at fair value on the opening IFRS balance sheet when
compared to the comparative period under GAAP and significantly increase CREIT’s Adjusted Assets (as defined
in the Declaration of Trust) which is used to calculate certain Investment Restrictions, such as Permitted
Borrowing, in accordance with the Declaration of Trust. One significant consequence of this accounting treatment
is that the indebtedness ratio is expected to be lower on the opening balance sheet under IFRS than the
indebtedness ratio on the previous closing balance sheet under GAAP.

Management and the Board of Trustees felt it was prudent to introduce some indebtedness guidelines to
supplement risk management associated with the use of leverage.

Management and the Board of Trustees consider liquidity, earnings volatility, cash retention and capital
requirements amongst others as important characteristics in assessing the use of debt. They also recognized the
benefits of supplementing the restriction on Permitted Borrowing, as outlined in the Declaration of Trust, with debt
incurrence guidelines contained in the Operating Plan, adopted and approved by the Board of Trustees (refer to
the Annual Information Form for the year ended December 31, 2009). Management and the Board of Trustees
believe the guidelines to be an appropriate mechanism to monitor some of the risks associated with the level of
total leverage.

The Board of Trustees has adopted interest coverage guidelines (as outlined in Debt Strategy on page 25)
consistent with the interest coverage covenant contained in the Trust Indenture for the Trust's unsecured
debentures. The interest coverage guideline provides a test of the ability to service or pay the interest charge
relating to the underlying debt.

The Board of Trustees has adopted a leverage ratio guideline (as outlined in Debt Strategy on page 25) which
determines leverage as a ratio of weighted average indebtedness to a measure of cash flow generated by the
Trust. The leverage ratio guideline supplements the asset-based Permitted Borrowing restriction contained in the
Declaration of Trust which may overstate or understate leverage as the Permitted Borrowing restriction does not
account for earnings.

Subsequent to January 1, 2010, Option 2 and Option 3 are expected to have different impacts on the carrying
value of investment properties on the balance sheet prepared pursuant to IFRS, and therefore, the indebtedness
ratio.
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Under Option 2, the initial increase in the cost base of investment properties will continue to flow into the
calculation of the indebtedness ratio. The ratio is susceptible to volatility for potential impairment losses or
reversals of such losses.

Under Option 3, investment properties are fair valued at each reporting period, which introduces an element of
volatility to the calculation of the indebtedness ratio and uncertainty in complying with this restriction, as certain
factors affecting fair values, such as capitalization rates, are market driven.

If the cost model is applied in Option 2, the additional componentization and component derecognition
requirements under IFRS as described above will be applied. Under Option 3, IFRS does not require
componentization if the fair value model is selected. However, separate tracking of certain capital expenditure
information will still be required for the calculation of AFFO.

Management believes that information presented in the financial statements should be aligned with the
information used to measure CREIT'’s performance in achieving its business goals. CREIT’s primary business
goal is to accumulate a portfolio of high-quality real estate assets; and then deliver the benefits of such real estate
ownership to Unitholders. The primary benefit is a reliable and, over time, increasing cash distribution. The
quality of a real estate asset is correlated to the ability to generate cash flows from its operations. In addition,
cash flows retained are indicative of the ability to make reliable and increasing cash distributions over time. This
is reflected in certain of CREIT’s key performance indicators, such as AFFO and “same-asset” property net
operating income and in CREIT’s internal reporting for managing the business. Option 3 will present investment
properties on the balance sheet at its fair values at each quarterly reporting period with any resulting fair value
change reflected in the income statement. Management does not consider this fair value information to be
indicative of cash flows nor is it aligned with CREIT’s business strategy which is long-term in nature.

Management has selected Option 2 and will elect under IFRS 1 to record investment properties at January 1,
2010 at its fair value as deemed cost and subsequently apply the cost model.

Management has developed a real estate valuation strategy and process, and is currently in the process of
establishing the fair value of investment properties as at January 1, 2010.

LEASES

Both GAAP and IFRS require that tenant incentives be recorded as a reduction of rental revenue. However, the
IFRS definition of tenant incentives may differ from what CREIT currently applies under GAAP which may result in
more tenant installation costs being amortized against revenue. This may have a material negative impact on
FFO.

IFRS requires rental revenue to be recognized on a straight-line basis considering all rental payments from the
start date of each lease, whereas GAAP requires the recognition only on a prospective basis subsequent to
adoption of the accounting policy which was January 1, 2004. At the present time, Management is not in a
position to quantify the impact this may have on earnings measures such as net income, net property operating
income or FFO.

CO-OWNERSHIPS

Under IAS 31 — Interests in Joint Ventures (“IAS 31"), there is an option to proportionately consolidate jointly
controlled entities or account for such interests using the equity method. The IASB is currently considering
Exposure Draft 9 — Joint Arrangements (“ED 9”) which is intended to modify IAS 31. ED 9 proposes to eliminate
the option to proportionately consolidate interests in jointly controlled entities. The IASB has indicated that it
expects to issue a new standard to replace IAS 31 in 2010 which is expected to be applicable for CREIT upon
adoption of IFRS. This would impact five jointly controlled entities which CREIT currently proportionately
consolidates under GAAP.
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BUSINESS COMBINATIONS

Both IFRS and GAAP require the acquisition method of accounting for all business combinations; however,
significant differences exist between the two frameworks in other areas. The most significant difference is that
under IFRS, transaction costs (including commissions, land transfer tax, appraisals, legal fees and third party
inspection reports associated with a purchase) are expensed immediately, whereas under GAAP such amounts
are included in the cost of the asset and capitalized. This may have a material negative impact on net income,
FFO, AFFO and EBITDA in the year of property acquisition.

IFRS 3 — Business Combinations (“IFRS 3") requires that the standard be applied to all business combinations
from inception. Management anticipates electing the business combinations exemption in IFRS 1 to restate its
business combinations as at the IFRS transition date and not apply IFRS 3 retrospectively to past business
combinations.

TRUST UNITS — LIABILITY VS. EQUITY

A financial instrument is defined in IAS 32 — Financial Instruments (“IAS 32") as a contract that gives rise to a
financial asset of one entity and a financial liability or equity instrument of another entity.

Under GAAP, the trust units are presented as equity. Under IFRS, a trust unit may be considered a financial
instrument, where a liability arises when a financial instrument has a contractual obligation feature to deliver cash
or another financial asset to another entity. The mandatory requirement to distribute taxable income under the
Declaration of Trust may constitute such a contractual obligation and components of the trust units would be
presented as a liability under IFRS.

Many Canadian REITs have modified their Declaration of Trust, with the consent of Unitholders, to eliminate the
mandatory distribution and leave distributions to the discretion of the Trustees, so that trust units can be
presented as equity with certainty. CREIT will present this modification to Unitholders at the upcoming Annual
and Special Meeting on May 20, 2010.

INCOME TAXES

Although CREIT intends on becoming a qualifying REIT by 2011 pursuant to the SIFT rules, Management
expects that CREIT will continue to recognize a deferred tax asset or liability for the temporary differences arising
in respect of its assets and liabilities, operating loss carry forwards and other credits, if any. Deferred taxes are
measured at the tax rates that are expected to apply to the period when the asset is realized or the liability is
settled, based on tax rates and laws that have been enacted or substantively enacted by the reporting date.
Based on existing IFRS guidance, the tax rate to be applied by CREIT in measuring its temporary differences
would be the tax rate applicable to undistributed profits. Therefore, it is expected that the deductibility of CREIT’s
distributions to Unitholders’ would not be taken into account when determining the tax rate applicable to the
temporary differences.

DISCONTINUED OPERATIONS

The definition of a discontinued operation under IFRS is more restrictive than under GAAP. For example,
disposals of significant operations, such as a major line of business area or geographical area of operation, meet
the IFRS requirements to present the results as discontinued operations. It is expected that the disposal of an
individual property would not constitute a significant operation to be classified as discontinued under IFRS, which
differs from the accounting policy under GAAP. This narrower test under GAAP could result in some
reclassifications in CREIT’s Consolidated Income Statement, affecting income from continuing operations, but not
net income.
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PART VI

RISKS AND UNCERTAINTIES

All income property investments are subject to a degree of risk and uncertainty. Income property is affected by
various factors including general economic conditions and local market circumstances. Local business conditions
such as oversupply of space or a reduction in demand particularly affect income property investments.
Management attempts to manage these risks through geographic and asset class diversification in CREIT’s
property portfolio. At March 31, 2010, CREIT held 158 properties in three asset classes (retail, industrial and
office) geographically spread out among eight provinces in Canada and one U.S. state.

CREIT is exposed to other risks as outlined below.

INTEREST RATE AND FINANCING RISK

Management attempts to stagger the maturities of CREIT’s mortgage portfolio evenly over a 10-year time horizon,
which implies a target weighted average term to maturity of approximately five years. Management is of the view
that such a strategy will provide the most effective interest rate risk management.

As outlined under “Liquidity and Capital Resources”, CREIT has an ongoing requirement to access the debt
markets to refinance maturing debt as it comes due. There is a risk that lenders will not refinance such maturing
debt on terms and conditions acceptable to CREIT, or on any terms at all. Management’s strategy attempts to
mitigate CREIT’s exposure to excessive amounts of debt maturing in any one year.

CREIT has a $20.0 million one-year bank credit facility which matured on April 30, 2010. The credit facility has
been renewed for a further one-year term.

There is interest rate risk associated with the revolving bank credit facility and with the remaining bank loan as the
interest on these borrowings is impacted by changes in the economy.

There is also interest rate risk associated with CREIT’s mortgages and unsecured debentures payable due to the
expected requirement to refinance such debts in the year of maturity. Some of CREIT’s mortgages are floating
variable rate mortgages which have been hedged with interest rate swaps. The counterparty of these swaps is a
part of the TD Bank Financial Group. Refer to Note 25 — Financial Instruments in the Consolidated Financial
Statements for additional information.

There is a risk that interest rates will fluctuate from the date CREIT commits to a debt to the date the interest rate
is set with the lender. CREIT may enter into bond forward contracts which would be designated as hedges of
interest rate exposure to fix the risk-free rate at the time of commitment to mitigate this risk.

The table below outlines the effect of hypothetical changes in a 100 basis point movement in interest rates on the
total interest expense relating to all debts maturing over the next 21 months.

Approximate Change in Annual  Approximate Change on Interest

($000s except per Unit amounts) Interest Expense Expense per Unit per Annum
Bank loans $ 700 $ 0.01
Bank credit facility 94 —
Mortgages payable 1,814 0.03

$ 2,608 $ 0.04

Management is confident that all debts can be renewed or refinanced as they come due.®

(1) This information is considered a “forward-looking statement”. Refer to page 3 — “Forward-Looking Disclaimer” for more information.

CREIT — MD&A — THREE MONTHS ENDED MARCH 31, 2010 — Page 45



CREDIT RISK

Credit risk arises from the possibility that tenants may be unable to fulfill their lease commitments. Management
mitigates this risk by ensuring that CREIT’s tenant mix is diversified and by limiting CREIT’s exposure to any one
tenant. CREIT also maintains a portfolio that is diversified by property type so that exposure to business sectors
is reduced.

Currently none of CREIT’s tenants represent more than 4.8% of gross rental revenues. CREIT’s ten largest
tenant groups, based upon current monthly gross rent, represent about 20.1% of total revenues. The next ten
tenants represent only 8.4% of total revenues. The names noted below may be the names of the parent entities
and are not necessarily the covenants under the lease.

% of Gross % of Gross

Revenue Revenue

1. Canadian Tire Corporation 4.8% 11. Metro Inc. 1.0%
2. Suncor Energy Inc.®) 3.0% 12. IPCF Properties/Weston Foods 0.9%
3.  Wal-Mart Canada Inc. 2.4% 13. Hudson's Bay Company 0.9%
4.  Best Buy/Future Shop Limited 1.8% 14. TD Canada Trust 0.9%
5.  Government of Canada 1.6% 15.  Unigistix Inc. 0.9%
6. T.J. Maxx/Winners 1.5% 16. Forzani Group Ltd. 0.8%
7.  Indigo Books & Music Inc. 1.4% 17. Ontario Medical Association 0.8%
8.  Staples/Business Depot Ltd. 1.4% 18. Ecco Heating Products Ltd. 0.8%
9.  Hospital for Sick Children 1.1% 19. WIT Logistics Canada Inc. 0.7%
10. Canada Safeway Limited 1.1% 20. Reitmans-Penningtons 0.7%

—~
N
~

Suncor Energy Inc. has indicated that it would be vacating its leased premises in the Trust's Sunlife Plaza located in Calgary, Alberta

in 2010. Suncor has approximately nine years remaining on its lease obligations with CREIT.

As CREIT invests in mortgages to facilitate acquisitions and, from time to time, dispositions, further credit risks
arise in the event the borrowers default on the repayment of their mortgages to CREIT. CREIT's mortgage
investments, which include “mezzanine financings”, are typically subordinate to prior ranking mortgage charges,
and represent equity financing for CREIT’s co-owners or development partners. Not all of CREIT's mezzanine
financing activities will translate into acquisitions. At the time of the mezzanine financing by CREIT, CREIT’s co-
owners or development partners would typically have at least 10% of the equity invested in the form of cash, with
the balance being financed by third party lenders together with CREIT’s mezzanine financing.

At March 31, 2010, CREIT had $166.3 million of mortgage investments, 71% of which was loaned to a single
private company. In the event of a large commercial real estate market correction, the fair market value of the
underlying property may be unable to support the mortgage investment. CREIT mitigates this risk by obtaining
corporate guarantees and registered mortgage charges, which are generally cross-collateralized, on twelve
different commercial properties which are in various stages of development. CREIT also has additional security in
the form of seven other properties which CREIT has not loaned against as collateral from this single private entity.

LEASE ROLLOVER RISK

Lease rollover risk arises from the possibility that CREIT may experience difficulty renewing leases as they expire
or in re-leasing space vacated by tenants upon their lease expiry.

Management attempts to stagger the lease expiry profile so that CREIT is not faced with disproportionate
amounts of space expiring in any one year. Management further mitigates this risk by maintaining a diversified
portfolio both by asset type and geographic location.

The following tables set out lease expiries, by square footage, for CREIT’s portfolio at March 31, 2010:
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LEASE ROLLOVER BY ASSET CLASS

Retall Industrial Office Total

(sq.ft.) (%) (sq.ft.) (%) (sq.ft.) (%) (sq.ft.) (%)
2010 301,699 4.3% 707,787 8.8% 302,220 10.2% 1,311,706 7.3%
2011 916,525 13.0 1,277,726 15.9 391,182 13.3 2,585,433 14.3
2012 595,753 8.5 1,584,954 19.7 318,709 10.8 2,499,416 13.9
2013 758,711  10.8 897,724 11.2 438,380 14.9 2,094,815 11.6
2014 550,941 7.8 1,056,135 13.1 310,290 10.5 1,917,366 10.6
2015 212,647 3.0 329,344 4.1 165,596 5.6 707,587 3.9
Thereafter 3,543,309 50.4 1,664,453 20.6 807,587 27.3 6,015,349 334
Vacant 157,353 2.2 529,052 6.6 217,425 7.4 903,830 5.0
Total 7,036,938 100.0% 8,047,175 100.0% 2,951,389 100.0% 18,035,502 100.0%

The weighted average contractual net rent per square foot expiring in CREIT’s portfolio is outlined in the following
table:

Year Retail Industrial Office
2010 $ 17.32 $ 5.91 $ 14.46
2011 16.07 6.42 16.82
2012 18.73 6.91 17.33
2013 18.29 7.10 17.73
2014 17.28 6.59 15.98
Thereafter 17.06 7.22 21.06
Total average $ 17.24 $ 6.80 $ 18.20
Weighted average remaining lease term 6.89 years 3.87 years 4.74 years

2010 LEASE EXPIRIES BY GEOGRAPHIC REGION AND ASSET TYPE

Retail Industrial Office

(sq.ft.) ¢ (sq.ft.) ¢ (sq.ft.) $)®
Atlantic 73,837 $ 17.07 118,121 $ 6.50 72,353 $ 1551
Quebec 23,562 10.59 — — 84,776 9.03
Ontario 85,380 15.96 191,551 5.30 78,796 14.79
Prairies 10,214 13.63 — — 2,342 10.93
Alberta 51,042 20.55 398,115 6.08 29,541 22.41
British Columbia 57,664 19.46 — — 34,412 17.53
U.S. — — — — — —
Total 301,699 $ 17.32 707,787 $ 5.91 302,220 $ 14.46

(1) Weighted average contractual net rent expiring.

The majority of CREIT’s leases in place are referred to as net leases, which means that tenants reimburse CREIT
for their share of the operating costs and realty taxes.

Most of the property operating costs and realty tax expenses are generally of a fixed nature, although there is a
variable element as it relates to utilities, janitorial costs and, in certain municipalities, realty tax.

The table below outlines the effect of hypothetical changes in occupancy on gross revenues (and assuming all
operating costs and realty tax expenses are fixed). The analysis does not identify a particular cause of such
change in occupancy and it does not reflect the actions Management may take in relation to the changes.
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($000s except per Unit amounts)

Approximate

Change in

Change in Change in Average Gross Revenues per

As at March 31, 2010 Average Occupancy Gross Revenue Unit per Annum

Retail portfolio 100 basis points $ 1,673 $ 0.03

Industrial portfolio 100 basis points 764 0.01

Office portfolio 100 basis points 989 0.01
Total real estate portfolio $ 3,426 $ 0.05
Approximate Change in

($000s except per Unit amounts)

Change in Change in Average Gross Revenues per
As at March 31, 2009 Average Occupancy Gross Revenue Unit per Annum
Retail portfolio 100 basis points $ 1,734 $ 0.03
Industrial portfolio 100 basis points 802 0.01
Office portfolio 100 basis points 995 0.02

Total real estate portfolio $ 3,531 $ 0.06

ENVIRONMENTAL RISK

CREIT is subject to various Canadian and U.S. laws relating to the environment, which deal primarily with the
costs of removal and remediation of hazardous substances, such as asbestos. Environmental risk is relevant to
CREIT’s ability to sell or finance affected assets and could potentially result in liabilities for the costs of removal
and remediation of hazardous substances or claims against CREIT. Management is not aware of any material
non-compliance with environmental laws or regulations with regard to CREIT’s portfolio, or of any pending or
threatened actions, investigations or claims against CREIT relating to environmental matters.

CREIT has formal policies and procedures to manage environmental exposures in a proactive manner during
every aspect of the property life cycle. In addition, as part of CREIT’s risk management program, assets are
insured for environmental incidents.

TAXATION

CREIT is a mutual fund trust as defined in the Income Tax Act (“ITA”). CREIT distributes to its Unitholders cash
equal to at least the designated amount required to reduce the taxable income of the Trust to zero (subject to the
specified investment flow-through or SIFT Rules). The ITA contains restrictions relating to the activities and the
investments permitted by a mutual fund trust and, if CREIT failed to adhere to these restrictions, adverse tax
consequences would arise.

Tax legislation passed in Canada on June 22, 2007 (the “SIFT Rules”) altered the taxation regime applicable to
certain income trusts and their investors. A SIFT entity includes a trust resident in Canada with publicly traded
units that holds one or more “Non-Portfolio Properties”. Non-Portfolio Properties include certain investments in
real properties situated in Canada, certain investments in corporations and trusts resident in Canada, and in
partnerships with specified connections in Canada.

A SIFT paying a distribution attributable to the SIFT’s “Non-Portfolio Earnings” (generally, income from, or capital
gains realized on, Non-Portfolio Properties) will be subject to tax on the amount of the distribution, levied at a rate
that is equivalent to the federal general corporate tax rate, plus provincial tax. Non-Portfolio Earnings of a SIFT
include income of the SIFT attributable to a business carried on in Canada and income (other than taxable
dividends) from, or capital gains on, Non-Portfolio Properties.

Distributions that are paid as returns of capital will not attract tax under the SIFT legislation. The amount of a
distribution in respect of which this tax is payable will also be taxed in the hands of the Unitholder as though it
were a taxable dividend from a taxable Canadian corporation, and the dividend will generate a dividend tax credit
if paid to an individual resident in Canada.
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The SIFT legislation was effective beginning with the 2007 taxation year unless CREIT qualified as an Existing
Trust — essentially a publicly-traded trust in existence on October 31, 2006. For Trusts that met the “Existing
Trust Exception”, the proposals will apply commencing with the earlier of the Trust's 2011 taxation year and the
first taxation year of the Trust in which it exceeds “normal growth” as determined under the growth guidelines.

This new taxation regime is not applicable to REITs that meet certain specified criteria relating to the nature of
their income and investments. In particular, to qualify for this “REIT Exception” in a particular taxation year (i) the
REIT must, at no time in the taxation year, hold Non-Portfolio Property other than “qualified REIT properties”; (ii)
not less than 95% of the REIT’s revenues for the taxation year must be derived from one or more of the following:
(A) rent from real or immovable properties; (B) interest; (C) capital gains from dispositions of real or immovable
properties; (D) dividends; and (E) royalties; (iii) not less than 75% of the REIT’s revenues for the taxation year
must be derived from one or more of the following: (A) rent from real or immovable properties, to the extent that it
is derived from real or immovable properties; (B) interest from mortgages, or hypothecs, on real or immovable
property; and (C) capital gains from dispositions of real or immovable properties; and (iv) at no time in the taxation
year may the total fair market value of all properties held by the REIT, each of which is a real or immovable
property, cash, or, generally, a debt obligation of a government in Canada or certain other public bodies, be less
than 75% of the equity value of the REIT. Generally, the legislation contains a look-through rule under which a
REIT could qualify for the REIT Exception where it holds its Canadian real properties indirectly through
intermediate entities.

The legislation applies to an Existing Trust (other than REITs that qualify for the REIT Exception) commencing
with taxation years ending in or after 2011. Accordingly, unless the REIT Exception is applicable to CREIT, the
legislation will, commencing in 2011, impact the tax status of the Trust, the level of cash distributions which would
otherwise be made by CREIT, and the taxation of such distributions to holders of Units.

CREIT is in the process of reorganizing its structure and certain operations to qualify as a REIT and is seeking a
ruling from the Canada Revenue Agency (CRA) in this regard. Such reorganization may impact certain of its
activities, including the mezzanine lending program.

Management of CREIT believes that CREIT will make the necessary changes to its structure in order to qualify for
the REIT Exception prior to 2011.%

PART VII

CONTROLS AND PROCEDURES

No changes were made in the Trust’'s design of internal controls over financial reporting during the three months
ended March 31, 2010, that have materially affected, or are reasonably likely to materially affect, CREIT’s internal
controls over financial reporting.

A control system, no matter how well conceived and operated, can provide only reasonable, and not absolute,
assurance that the objectives of the control system are met. As a result of the inherent limitations in all control
systems, no evaluation of controls can provide absolute assurance that all control issues, including instances of
fraud, if any, have been detected. These inherent limitations include, amongst other items: (i) that Management's

(1) This information is considered a “forward-looking” statement. Refer to page 3 — “Forward-Looking Disclaimer” for more information.
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assumptions and judgments could ultimately prove to be incorrect under varying conditions and circumstances; or
(i) the impact of isolated errors.

Additionally, controls may be circumvented by the unauthorized acts of individuals, by collusion of two or more
people, or by Management override. The design of any system of controls is also based, in part, upon certain
assumptions about the likelihood of future events, and there can be no assurance that any design will succeed in
achieving its stated goals under all potential (future) conditions.

PART VIII

UNITS OUTSTANDING

The Trust has issued, and is permitted to issue under its Declaration of Trust, only a single class of Units.

Each Unit represents an equal interest in the Trust together with all outstanding Units. All Units outstanding from
time to time participate pro-rata in the distributions of the Trust, and all Units have equal voting rights at meetings
of Unitholders.

The total number of Units outstanding as of April 30, 2010 was 66,423,738.
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