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INDEPENDENT AUDITOR’S REPORT

To the Unitholders of Trez Capital Private Real Estate Fund Trust

Opinion

We have audited the consolidated financial statements of Trez Capital Private Real Estate Fund Trust
(the Entity), which comprise:

» the consolidated statement of financial position as at December 31, 2025

+ the consolidated statement of comprehensive loss for the year then ended

» the consolidated statement of changes in net assets attributable to holders of redeemable units for
the year then ended

» the consolidated statement of cash flows for the year then ended

* and notes to the consolidated financial statements, including a summary of material accounting
policy information

(Hereinafter referred to as the “financial statements”).

In our opinion, the accompanying financial statements present fairly, in all material respects, the
consolidated financial position of the Entity as at December 31, 2025, and its consolidated financial
performance and its consolidated cash flows for the year then ended in accordance with IFRS
Accounting Standards as issued by the International Accounting Standards Board.

Basis for Opinion

We conducted our audit in accordance with Canadian generally accepted auditing standards. Our
responsibilities under those standards are further described in the “Auditor's Responsibilities for the
Audit of the Financial Statements” section of our auditor’s report.

We are independent of the Entity in accordance with the ethical requirements that are relevant to our
audit of the financial statements in Canada and we have fulfilled our other ethical responsibilities in
accordance with these requirements.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our opinion.

KPMG LLP, an Ontario limited liability partnership and member firm of the KPMG global organization of independent member firms affiliated
with KPMG International Limited, a private English company limited by guarantee. KPMG Canada provides services to KPMG LLP.
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Emphasis of Matter - Non-Going Concern Basis of Accounting

We draw attention to Note 2 to the financial statements which describes that the financial statements
are not prepared on a going concern basis of accounting and the reasons why the Entity is not a
going concern.

Our opinion is not modified in respect of this matter.

Responsibilities of Management and Those Charged with Governance for the Financial
Statements

Management is responsible for the preparation and fair presentation of the financial statements in
accordance with IFRS Accounting Standards as issued by the International Accounting Standards
Board, and for such internal control as management determines is necessary to enable the
preparation of financial statements that are free from material misstatement, whether due to fraud or
error.

In preparing the financial statements, management is responsible for assessing the Entity's ability to
continue as a going concern, disclosing as applicable, matters related to going concern and using the
going concern basis of accounting unless management either intends to liquidate the Entity or to
cease operations, or has no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Entity's financial reporting
process.

Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole
are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report
that includes our opinion.

Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in
accordance with Canadian generally accepted auditing standards will always detect a material
misstatement when it exists.

Misstatements can arise from fraud or error and are considered material if, individually or in the
aggregate, they could reasonably be expected to influence the economic decisions of users taken on
the basis of the financial statements.

As part of an audit in accordance with Canadian generally accepted auditing standards, we exercise
professional judgment and maintain professional skepticism throughout the audit.

We also:

* |dentify and assess the risks of material misstatement of the financial statements, whether due to
fraud or error, design and perform audit procedures responsive to those risks, and obtain audit
evidence that is sufficient and appropriate to provide a basis for our opinion.

The risk of not detecting a material misstatement resulting from fraud is higher than for one
resulting from error, as fraud may involve collusion, forgery, intentional omissions,
misrepresentations, or the override of internal control.
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* Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the Entity's internal control.

» Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by management.

« Conclude on the appropriateness of management's use of the going concern basis of accounting
and, based on the audit evidence obtained, whether a material uncertainty exists related to events
or conditions that may cast significant doubt on the Entity's ability to continue as a going concern.
If we conclude that a material uncertainty exists, we are required to draw attention in our auditor’s
report to the related disclosures in the financial statements or, if such disclosures are inadequate,
to modify our opinion. Our conclusions are based on the audit evidence obtained up to the date of
our auditor’s report

» Evaluate the overall presentation, structure and content of the financial statements, including the
disclosures, and whether the financial statements represent the underlying transactions and
events in a manner that achieves fair presentation.

+ Communicate with those charged with governance regarding, among other matters, the planned
scope and timing of the audit and significant audit findings, including any significant deficiencies in
internal control that we identify during our audit.

* Plan and perform the group audit to obtain sufficient appropriate audit evidence regarding the
financial information of the entities or business units within the group as a basis for forming an
opinion on the group financial statements. We are responsible for the direction, supervision and
review of the audit work performed for the purposes of the group audit. We remain solely
responsible for our audit opinion.

Lhns 44F
bl

Chartered Professional Accountants
Vancouver, Canada
April 29, 2026



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Consolidated Statement of Financial Position
(Expressed in thousands of Canadian dollars)

December 31, 2025, with comparative information for 2024

Notes 2025 2024
Assets
Cash and cash equivalents $ 12,522 $ 1,312
Margin deposits 5 1,590 2,450
Foreign currency derivative assets 5 1,826 -
Subscriptions receivables 6 - 690
Current tax receivable 8 2,076 -
Due from related parties 7 - 85
Investments held at fair value 4 123,834 158,470
$ 141,848 $ 163,007
Equity
Accumulated other comprehensive income $ 476 $ 644
Liabilities and Net Assets Attributable
To Holders of Redeemable Units
Accounts payable and accrued liabilities 791 548
Foreign currency derivative liabilities 5 - 2,087
Redemptions payable 6 - 23
Due to related parties 7 23 634
Deferred tax liability 8 1,399 3,706
2,213 6,998
Redeemable units, representing net assets
attributable to holders of redeemable units 6 139,159 155,365
$ 141,848 $ 163,007

The accompanying notes are an integral part of these consolidated financial statements.

Approved on behalf of the Board of the General Partner of the Manager,
Trez Capital Fund Management Limited Partnership:

(Signed) “John Maragliano” (Signed) “Morley Greene”
Director Director




TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Consolidated Statement of Comprehensive Loss
(Expressed in thousands of Canadian dollars)

Year ended December 31, 2025, with comparative information for 2024

Notes 2025 2024
Revenue:
Interest income $ 311 $ 448
Early redemption charge 6 70 133
381 581
Expenses:
Management fees 7 584 2,320
Exit fee 7 948 7
Commissions 174 275
Foreign exchange loss 2,700 2,249
General and administrative 2,185 820
Manager’s Participating Interest 6 130 1,664
6,721 7,335
Other income (expenses):
Fair value (loss) gain on investments held at fair value 4 (13,543) 282
(13,543) 282
Loss from operations (19,883) (6,472)
Other items:
Interest expense 7 1 38
Distributions to holders of redeemable units 2,367 -
Current income tax expense 8 1,067 -
Deferred income tax recovery 8 (2,148) (394)
1,287 (356)
Net loss attributable to holders of redeemable units (21,170) (6,116)
Other comprehensive (loss) income (168) 592
Total comprehensive loss attributable to holders
of redeemable units $ (21,338) $ (5,524)

The accompanying notes are an integral part of these consolidated financial statements.



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Consolidated Statement of Changes in Net Assets Attributable to Holders of Redeemable Units
(Expressed in thousands of Canadian dollars)

Year ended December 31, 2025, with comparative information for 2024

2025 2024
Balance, beginning of year $ 155,365 $ 150,088
Net loss attributable to holders of redeemable units (21,170) (6,116)
Contributions and redemptions by holders of redeemable units:
Issuance of units 11,377 16,645
Manager’s Participating Interest vested 130 1,664
Redemption of units (6,543) (6,916)
Balance, end of year $ 139,159 $ 155,365

The accompanying notes are an integral part of these consolidated financial statements.



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Consolidated Statement of Cash Flows
(Expressed in thousands of Canadian dollars)

Year ended December 31, 2025, with comparative information for 2024

2025 2024
Cash provided by (used in):
Operating activities:
Net loss attributable to holders of redeemable units $ (21,170) $ (6,116)
Items not involving cash:
Unrealized foreign exchange (gain) loss 3,326 (7,279)
Fair value (gain) loss on investments held at fair value 13,543 (282)
Current income tax expense 1,067 -
Deferred income tax recovery (2,308) (73)
Manager’s Participating Interest vested 130 1,664
Changes in operating working items:
Margin deposits 860 (2,450)
Change in current tax receivable (3,143) -
Change in due to related parties (611) 40
Accounts payable and accrued liabilities 243 (252)
(8,063) (14,748)
Investing activities:
Funding of investments held at fair value (2,612) (25,352)
Redemptions of investments held at fair value 16,299 12,593
Change in due from related parties 85 (85)
13,772 (12,844)
Financing activities:
Issuance of units 12,067 17,848
Redemption of units (6,566) (6,974)
Borrowing from related parties 1,400 14,720
Repayment of borrowing from related parties (1,400) (14,720)
5,501 10,874
Increase (decrease) in cash and cash equivalents 11,210 (16,718)
Cash and cash equivalents, beginning of year 1,312 18,030
Cash and cash equivalents, end of year $ 12,522 $ 1,312

The accompanying notes are an integral part of these consolidated financial statements.



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

1. Nature of business:

Trez Capital Private Real Estate Fund Trust (the “Trust”) is an open-ended investment trust established
under the laws of British Columbia pursuant to a Declaration of Trust dated June 2, 2021, and amended and
restated as of August 12, 2021 and April 29, 2022.

The principal purpose of the Trust is to enhance the value of its investments and thereby maximize the long-
term value of and cash distributable to units held by investors in the Trust. The Trust plans to achieve its
business objectives primarily by using the platform and expertise of the Trez Capital Fund Management LP
(the “Manager”) to source strategic real property investment opportunities through joint ventures with real
estate developers. After real property has been either developed or improved to maximize its cash flow and
value, the Trust will generally maintain these assets as long-term hold investments - a "Built-to-Hold"
strategy to maximize the long-term value of the units.

TPREF Holdings Limited is the Trust’s trustee (the “Trustee”). Pursuant to the Declaration of Trust, the legal
ownership of the Trust's property is vested in the Trustee and the Trust Unitholders' beneficial interest in the
Trust is represented by units. The affairs and administration of the Trust are managed by the Manager.

On August 18, 2025, the Manager temporarily suspended the redemption of units of the Trust as
contemplated by the Declaration of Trust. The suspension applies to all redemption requests placed on or
before August 18, 2025 for which payment has not yet been made and the Trust will not accept any
redemption requests after the effective time until such time as the suspension has been terminated. During
the suspension, no payment will be made in respect of unsettled redemption requests placed on or before
August 18, 2025. The suspension will continue until the first day on which the condition giving rise to the
suspension ceases to exist in the opinion of the Manager, acting reasonably, provided that no other
condition under which a suspension is authorized then exists. In the event another condition under which a
suspension is authorized then exists, the suspension will continue until the first day on which new condition
giving rise to the suspension ceases to exist in the opinion of the Manager and provided no other condition
under which a suspension is authorized then exists. Unless a suspension is earlier terminated by the
Manager in its discretion and in accordance with the Declaration of Trust, if no other condition under which a
suspension is authorized exists of the date that is 12 months from the effective time of a suspension, such
suspension will be terminated and the Trust will resume redemption of units in accordance with the
Declaration of Trust and such processes may be determined by the Manager.

The principal place of business of the Trust is located at 1700 - 745 Thurlow Street, Vancouver,
British Columbia, V6E 0C5.



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

2,

Basis of preparation:

(a)

(b)

(c)

(d)

Statement of compliance:

These consolidated financial statements of the Trust have been prepared in compliance with
IFRS Accounting Standards as issued by the International Accounting Standards Board (“IASB”).

These consolidated financial statements were authorized for issue by the Board of Governors on April
29, 2026.

Basis of measurement:

These consolidated financial statements have been prepared on the historical cost basis, except for
margin deposits, foreign currency derivative assets, investment held at fair value and foreign currency
derivative liabilities which are measured at fair value.

Going concern:

The going concern basis of preparing the financial statements has not been used for the Trust because
the Manager of the Trust determined subsequent to December 31, 2025, to start transitioning the Trust
into an orderly realization phase that will take place over the next few years as transaction liquidity for
investments held at fair value improves. This contemplates that the Trust does not intend to raise new
capital or make new investments and expects capital to be returned to investors as assets are realized,
subject to project-level and fund-level obligations. In preparing the financial statements on an alternate
basis, the Manager has continued to apply the requirements of IFRS Accounting Standards taking into
account that the Trust is not expected to continue as a going concern in the foreseeable future. The
basis of presentation has resulted in no impact on the classification and measurement of the assets and
liabilities of the Trust.

Functional and presentation currency:

The Trust’s functional currency is the US dollar. Foreign currency monetary assets and liabilities are
translated into Canadian dollars at the rate of exchange prevailing at the balance sheet date.

The Trust is using the Canadian dollar as its presentation currency. All assets and liabilities are
translated using the exchange rate at the reporting date. Revenue and expenses are translated using
the average rate for the year. Equity accounts are translated using the historical rate. The translation
differences from the Trust’s functional currency of US dollars to the presentation currency of Canadian
dollars are recorded in other comprehensive income.



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

2,

Basis of preparation (continued):

(e) Use of estimates and judgments:

The preparation of the consolidated financial statements requires the Manager to make judgments,

estimates and assumptions that affect the application of accounting policies and the reported amounts

of assets, liabilities, income and expenses. Actual results may differ from these estimates. Estimates

and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are

recognized prospectively.

In making estimates, the Manager relies on external information and observable inputs where possible,

supplemented by internal analysis as required. The significant estimates and judgments used in

determining the recorded amount for assets and liabilities in these consolidated financial statements are

related to investment held at fair value.

)

(if)

Investments held at fair value:

The investment held at fair value relates to an investment in Trez Capital Private Real Estate Fund
US Master LP, which invests in real estate development projects. Judgement is applied in
assessing whether the Trust exercises control, joint control, significant influence or none of the
above over the investment. Control is defined as the power to govern the financial and operating
decisions of an entity so as to obtain benefits from its activities, and significant influence is defined
as the power to participate in the financial and operating decisions of the entities. The Trust has
determined that it has neither control, joint control or significant influence as the Trust has no ability
to control or influence any of the relevant activities of the investment and has therefore measured
the investment at fair value in accordance with IFRS 9.

The Trust estimates the value of this investment based on the latest net asset value of Trez Capital
Private Real Estate Fund US Master LP.

Investments in real estate development projects:

These consolidated financial statements reflect appraisals of real estate development projects each
of which requires significant assumptions and judgments relating to macroeconomic and local
market conditions as well as property specific information. Such appraisals are scheduled at least
annually and may not occur as at December 31. As a result, the calculation of values will involve
significant professional judgment, the use of assumptions, and reliance on various data which may
result in a valuation that may be materially different from the value realized on the investment. In
addition, there could be conditions that exist that make it more difficult to obtain accurate valuations
at certain times including periods between appraisals.



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

3. Material accounting policy information:

The accounting policies set out below have been applied consistently to all periods presented in these

consolidated financial statements, except where otherwise mentioned:

(@)

(b)

(c)

(d)

(e)

(f)

Basis of presentation:

The consolidated financial statements comprise the financial statements of the Trust and subsidiaries
controlled by the Trust. Control exists when the Trust is exposed to, or has rights to, variable returns
from its involvement with the entity, and has the ability to affect those returns through its power over the
entity. The financial statements of the subsidiaries are consolidated from the date that control
commences and continue to be consolidated until the date that control ceases.

The Trust owns and consolidates the following material subsidiaries:

Province of Percentage
Registration of ownership
Trez Capital Private Real Estate Fund Sub Trust British Columbia 100%

The Trust has an interest in the wholly owned Trez Capital Private Real Estate Fund Sub Trust, which
has an investment in the Trez Capital Private Real Estate Fund US Master LP. This interest held by
Trez Capital Private Real Estate Fund Sub Trust is accounted for at fair value.

Cash and cash equivalents:

Cash and cash equivalents consist of cash held at financial institutions and cash equivalents include
securities with maturities of three months or less when purchased.

Margin deposits:
Margin deposits relate to deposits made on foreign currency swap transactions.
Redeemable units:

All units of the Trust are redeemable at the Unitholder's option and accordingly are classified as
financial liabilities and presented as “redeemable units, representing net assets attributable to holders of
redeemable units” in the Consolidated Statement of Financial Position. During the year ended
December 31, 2025, the Manager temporarily suspended the redemptions of units of the Trust as
discussed in Note 1.

Revenue recognition:

Interest income is recognized in the Consolidated Statement of Comprehensive Income (Loss) on an
effective interest rate basis.

Distributions on redeemable units:

Distributions on redeemable units are treated as an expense within the Consolidated Statement of
Comprehensive Income (Loss), following the units’ classification as liabilities. Distributions are accrued
in the period to which they relate.



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements

(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

3. Material accounting policy information (continued):

(g) Foreign currency translation:

Revenue and expenses denominated in foreign currencies are translated into Canadian dollars at the

average rate of exchange prevailing for the period.

Assets and liabilities denominated in foreign currencies are translated into Canadian dollars at the rate

of exchange as at the date of the consolidated financial statements.

(h) Financial instruments:

(i) Recognition, classification and measurement of financial assets and liabilities:

Under IFRS 9, on initial recognition, a financial asset is measured at fair value and subsequently
classified as measured at: amortized cost; fair value through other comprehensive income
(“FVOCI”); or fair value through profit or loss (“FVTPL”). The classification of financial assets that are
debt instruments under IFRS 9 are generally based on the business model in which a financial asset
is managed and its contractual cash flow characteristics. Equity instruments are measured at FVTPL
unless an election is made to measure at FVOCI.

Financial liabilities are recognized initially at fair value and are subsequently classified as other
financial liabilities or FVTPL. A financial liability is classified as FVTPL if it is classified as held-for-
trading, is a derivative or is designated as such on initial recognition. Financial liabilities at FVTPL
are measured at fair value and net gains and losses including any interest expense, are recognized
in profit or loss. Other financial liabilities are subsequently measured at amortized cost using the
effective interest method. Interest expense is recognized in profit or loss. Any gain or loss on
derecognition is also recognized in profit or loss.

The Trust has classified its financial instruments as follows:

Classification

Financial assets:
Cash and cash equivalents Amortized cost
Margin deposits FVTPL

Foreign currency derivative assets
Subscriptions receivables

Current tax receivable

Due from related parties
Investments held at fair value

Financial liabilities:

Accounts payable and accrued liabilities

Foreign currency derivative liabilities

Redemptions payable

Due to related parties

Redeemable units, representing net assets
attributable to holders of redeemable units

FVTPL
Amortized cost
Amortized cost
Amortized cost

FVTPL

Amortized cost

FVTPL
Amortized cost
Amortized cost

Amortized cost




TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

3.

Material accounting policy information (continued):

(h) Financial instruments (continued):

()

(i7) Derecognition of financial assets and liabilities:

(A)

(B)

Financial assets:

The Trust derecognizes a financial asset when the contractual rights to the cash flows from the
financial asset expire, when it transfers the rights to receive the contractual cash flows in a
transaction in which substantially all the risks and rewards of ownership of the financial asset
are transferred, or when the Trust neither transfers nor retains substantially all the risks and
rewards of ownership and it does not retain control of the financial assets. Any interest in such
transferred financial assets that qualify for derecognition that is created or retained by the Trust
is recognized as a separate asset or liability. On derecognition of a financial asset, the
difference between the carrying amount of the asset (or the carrying amount allocated to the
portion of the asset transferred), and the sum of: (i) the consideration received (including any
new asset obtained less any new liability assumed); and (ii) any cumulative gain or loss that
had been recognized in other comprehensive income is recognized in the Consolidated
Statement of Comprehensive Income (Loss).

Financial liabilities:

The Trust derecognizes a financial liability when the obligation under the liability is discharged,
cancelled or expired.

Accumulated other comprehensive income:

Accumulated other comprehensive income represents the cumulative translation adjustment of foreign
operations whose functional currency is in US dollars.

Income taxes:

(i)

Current tax:

The Trust holds an investment at fair value based in the US, which invests in real estate projects.

Certain of these investments are required to pay income taxes to the US Internal Revenue Service

and various State Department of Revenue based on a determination of taxable income for US tax

purposes. Current income tax expense (if any) is determined using tax rates that have been

enacted or substantively enacted by the end of the reporting period.

The Trust is a mutual fund trust under the Income Tax Act (Canada). The Trust allocates to its

Unitholders taxable income including taxable capital gains that would otherwise attract Canadian

tax in the Trust. Accordingly, no provision for Canadian income taxes is reflected in its financial

statements.

10



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

3.

Material accounting policy information (continued):

)

Income taxes (continued):

(i)

(if)

Current tax (continued):

For purposes of the Income Tax Act (Canada), the Trust is required to compute its Canadian tax
results in Canadian currency. Where an amount that is relevant in computing the Trust’'s Canadian
tax results is expressed in US dollars, such amount must be converted to Canadian currency,
generally using the rate of exchange on the day such amount arose. As a result, the Trust may
realize gains and losses for tax purposes by virtue of the fluctuation of the value of the US dollar
relative to the Canadian dollar.

Any net gain realized by or allocated to the Trust for a particular taxation year will be payable to
Unitholders and thus will be required to be included in computing Unitholders’ income for Canadian
tax purposes. The Trust intends to distribute at least 100% of the Trust’s taxable income including
capital gains for each tax year.

Deferred:

Deferred tax is recognized in respect of temporary differences between the carrying amounts of
assets and liabilities for financial reporting purposes and the amounts used for taxation purposes.
Deferred income taxes are only recognized with respect to US tax assets and liabilities. Deferred
tax is not recognized for:

e temporary differences on the initial recognition of assets liabilities in a transaction that is not a
business combination and that affects neither accounting nor taxable profit or loss;

o temporary differences related to investments in subsidiaries, associates and joint arrangements
to the extent that the trust is able to control the timing of the reversal of the temporary
differences and it is probable that they will not reverse in the foreseeable future; and

o taxable temporary differences arising on the initial recognition of goodwill.

Deferred tax assets are recognized for unused tax losses, unused tax credits and deductible
temporary differences to the extent that it is probable that future taxable profits will be available
against which they can be used. Future taxable profits are first assessed based on the reversal of
relevant taxable temporary differences. If the amount of taxable temporary differences is insufficient
to recognizes a deferred tax asset in full, then future taxable profits, adjusted for reversals of
existing temporary differences, are considered, based on the business plans for individual
subsidiaries of the Trust. Deferred tax assets are reviewed at each reporting date and are reduced
to the extent that it is no longer probable that the related tax benefit will be realized; such
reductions are reversed when the probability of future taxable profits improves.

11



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

3.

Material accounting policy information (continued):

(i) Income taxes (continued):

(it) Deferred (continued):

Deferred income taxes are accounted for using the liability method. The liability method requires
that income taxes reflect the expected future tax consequences of temporary differences between
the carrying amounts of assets and liabilities and their tax bases. Deferred income tax assets and
liabilities are determined for each temporary difference based on currently enacted or substantively
enacted tax rates that are expected to be in effect when the underlying items are expected to be
realized. The effect of a change in tax rates or tax legislation is recognized in the period of
substantive enactment.

(k) Standards issued but not yet effective:

As at December 31, 2025, a number of standards and amendments to standards had been issued by
the IASB but are not yet effective for these consolidated financial statements.

(0)

Presentation and Disclosure in Financial Statements:

In April 2024, the IASB issued IFRS 18, Presentation and Disclosure in the Financial Statements,
which replaces the guidance in IAS 1, Presentation of Financial Statements and sets out the
requirements for presentation and disclosure of information, focusing on providing relevant
information to users of the consolidated financial statements. IFRS 18 introduces changes to the
structure of the consolidated statement of comprehensive income (loss), aggregation and
disaggregation of financial information, and management-defined performance measures to be
disclosed in the notes to the financial statements. The standard will be effective for the Trust on
January 1, 2027. The Trust is currently assessing the impact of adopting this standard.

12



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

4. Investments held at fair value:

The summary below lists the Trust’s investments held at fair value, their name, type and percentage of

ownership:
Balance Additions  Redemption Impact of Unrealized Balance
December foreign change in December
31, 2024 exchange fair value 31, 2025
Trez Capital
Private Real
Estate Fund
US Master LP $158,470 $2,612 $(16,299) $(7,406) $(13,543) $123,834
Balance Additions  Redemption Impact of Unrealized Balance
December foreign change in December
31, 2023 exchange fair value 31, 2024
Trez Capital
Private Real
Estate Fund
US Master LP $133,939 $25,352 $(12,593) $11,490 $282 $158,470

During the year ended December 31, 2025, the Trust held an investment in Trez Capital Private Real Estate
Fund US Master Limited Partnership through its wholly owned subsidiary, Trez Capital Private Real Estate
Fund Sub Trust. As at December 31, 2025, Trez Capital Private Real Estate Fund Sub Trust holds an 86.5%
(2024 - 86.7%) interest in Trez Capital Private Real Estate Fund US Master Limited Partnership.

Trez Capital Private Real Estate Fund US Master Limited Partnership is a Limited Partnership domiciled in
the US. Trez Capital Private Real Estate Fund US Master Limited Partnership was created to invest directly
in real estate projects in the US, as well as various Aggregator Limited Partnerships created by the Manager
to hold a pool of real estate projects of a similar nature or with the same development partner.

5. Foreign currency derivatives and margin deposits:

The Trust has put in place steps to mitigate the impacts from fluctuations in foreign exchange as the Trust
has entered into foreign exchange contracts to manage most of its foreign exchange exposure. As at
December 31, 2025, the Trust was participating in forward exchange contracts to buy Canadian dollars
totaling $125,334 (2024 - $158,659) with settlement dates during the year ended December 31, 2025. The
foreign currency derivatives are marked-to-market on the Consolidated Statement of Financial Position and
the fair value as at December 31, 2025 results in an asset of $1,826 (2024 - liability of $2,087). The foreign
currency derivatives are entered directly by the Trust with third party financial institutions.

As at December 31, 2025, we have $1,590 (2024 - $2,450) margin deposit on foreign exchange contracts,
which is considered a restricted cash balance.

13



TREZ CAPITAL PRIVATE REAL ESTATE FUND TRUST

Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

6. Redeemable units, representing net assets attributable to holders of redeemable units:

Net assets are represented by the redeemable units issued and outstanding. As at December 31, 2025, the
Trust has authorized an unlimited number of redeemable non-transferable $100 units. Unitholders are
entitled to one vote per unit. The units are retractable on demand by the Unitholder.

The Manager is entitled to extend the time for payment of any Unitholder redemption for a maximum period
of 12 months during any period in which the Manager determines that conditions exist which render the sale
of assets of the Trust to be impractical or impair the ability of the Manager to determine the net asset value
of the Trust. During the year ended December 31, 2025, the Manager temporarily suspended the
redemptions of units of the Trust as discussed in Note 1.

As of December 31, 2025, the Manager holds $3,706 (2024 - $4,327) of Series F units.

Redemptions of units that occur within two years after issuance of such units will be subject to an Early
Redemption Charge by the Trust. The Early Redemption Charge is paid to the Trust and is not a fee
received by the Manager. The Early Redemption Charge is calculated as a percentage of the Redemption
Price of the units being redeemed and applies as follows:

e Redemptions within the first year after issuance will be subject to an early redemption charge of 10% of
the Redemption Price; and

 Redemptions within the second year after issuance will be subject to an early redemption charge of 5%
of the Redemption Price

During the year ended December 31, 2025, the Trust received an Early Redemption Charge of $70 (2024 -
$133).

On April 30, 2022, the Trust introduced a new Series A Unit. Series A units are similar to Series F units, but
the Manager charges Series A Unitholders an additional 1.00% annual trailer fee, which is paid to
Unitholders’ advisors.

The Declaration of Trust provides for the issuance of one Series Manager Unit to the Manager on the date of
the first unit issuance, which will entitle the Manager to distribution payments, redemption proceeds, voting
rights and income allocations as described below. The Series Manager Unit represents an equity interest in
the Trust and once fully vested, entitles the Manager to receive: (i) 5% of any distributions made by the
Trust to its Unitholders; and (ii) 5% of the proceeds of any redemption amounts paid to Unitholders. This
feature is referred to as the Manager’s Participating Interest.

The Manager’s Participating Interest vested monthly over a three-year period from the date the Series
Manager Unit was issued. By the end of the first year, 2% had vested, another 2% vested by the end of the
second year for an aggregate of 4%, and final 1% vested by the end of the third year. As of December 31,
2025, the Manager has a fully vested 5% equity interest in the Trust and is entitled to receive 5% of any
distributions and 5% of any redemption proceeds. As of December 31, 2025, the vested amount is $7,804
(2024 - $7,675) as the Manager's Participating Interest.
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Notes to Consolidated Financial Statements
(Tabular amounts expressed in thousands of Canadian dollars, unless otherwise indicated)

Year ended December 31, 2025

6. Redeemable units, representing net assets attributable to holders of redeemable units (continued):

The Series Manager Unit is entitled to the number of votes that equates to the total percentage voting power
of the Series Manager Unit based on all outstanding Units from time to time, corresponding to the vested
percentage of the Manager’s Participating Interest. As at December 31, 2025, the voting rights granted to
the Series Manager Unit as a percentage of total combined voting power of all outstanding units is 5% (2024
-5%).

During the year ended December 31, 2025, the Manager received $265 (2024 - $255) of payments in
relation to proceeds from redemptions.

The Manager shares in the taxable income of the Trust through its Series Manager Unit based on the fully
vested 5% participating interest. The Trust made $2,367 cash distributions to Unitholders during the year
ended December 31, 2025.

As at December 31, 2025, no subscriptions were receivable (2024 - $690) and no redemptions were
payable (2024 - $23). These amounts are shown as subscriptions receivable and redemptions payable in
the Consolidated Statement of Financial Position.

2025 2024
Series F units Number Amount Number Amount
Issued and outstanding, beginning of year 687 $ 77,083 645 $ 74,807
Increase (decrease) in net assets - (9,962) - (2,611)
Units issued 92 10,535 110 12,901
Units transferred between classes (53) (6,161) (13) (1,509)
Units redeemed (46) (5,268) (55) (6,505)
Issued and outstanding, end of year 680 66,227 687 77,083
Accumulated other comprehensive income 226 - 319
680 3 66,453 687 $ 77,402
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Redeemable units, representing net assets attributable to holders of redeemable units (continued):

2025 2024
Series | units Number Amount Number Amount
Issued and outstanding, beginning of year 645 $ 64,124 602 $ 62,235
Increase (decrease) in net assets - (9,640) - (2,935)
Units issued 7 712 34 3,698
Units transferred between classes 67 7,696 13 1,509
Units redeemed (8) (868) 3) (383)
Issued and outstanding, end of year 711 62,024 646 64,124
Accumulated other comprehensive income 212 266
711 $ 62,236 646 $ 64,390
2025 2024
Series A units Number Amount Number Amount
Issued and outstanding, beginning of year 59 $ 6,612 59 $ 6,905
Increase (decrease) in net assets - (628) - (311)
Units issued 1 130 - 46
Units transferred between classes (14) (1,535) - -
Units redeemed 4) (407) - (28)
Issued and outstanding, end of year 42 4,172 59 6,612
Accumulated other comprehensive income 14 27
42 $ 4,186 59 $ 6,639
2025 2024
Manager's Participating Interest Number Amount Number Amount
Issued and outstanding, beginning of year 1 $ 7,547 1 $ 6,141
Increase (decrease) in net assets - (940) - (259)
Manager’s Participating Interest vested - 130 - 1,664
Issued and outstanding, end of year 1 6,737 1 7,546
Accumulated other comprehensive income 24 - 32
1 $ 6,761 1 $ 7,578
2025 2024
Total Number Amount Number Amount
Issued and outstanding, beginning of year 1,392 $ 155,365 1,306 $ 150,088
Increase (decrease) in net assets - (21,170) - (6,116)
Units issued 100 11,377 144 16,645
Units redeemed (58) (6,543) (58) (6,916)
Manager’s Participating Interest vested - 130 - 1,664
Issued and outstanding, end of year 1,434 139,159 1,392 155,365
Accumulated other comprehensive income 476 - 644
1,434 3 139,635 1,392 $ 156,009
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7. Related party transactions and balances:

Related party transactions that are not disclosed elsewhere in these consolidated financial statements are

as follows:

(@) Management, acquisition and exit fees:

(i)

(if)

Management fee:

Pursuant to the terms and conditions of the Trust Agreement, the Manager is entitled to receive
from the Trust:

(A) a cumulative annual amount equal to 1.50% of the Net Asset Value of the Series F Units, as
calculated and payable on a quarterly basis.

(B) a cumulative annual amount equal to 1.15% of the Net Asset Value of the Series | Units, as
calculated and payable on a quarterly basis.

(C) a cumulative annual amount equal to 2.50% of the Net Asset Value of the Series A Units, as
calculated and payable on a quarterly basis.

Initial investors of the Trust that purchased Units in the first $45,000,000 of Units subscribed for by
investors and accepted by the Trust on or before November 30, 2021 were not charged a
Management Fee for one year from September 1, 2021.

During the year ended December 31, 2025, the Manager agreed to waive Management Fees for
the period between April 1, 2025 and March 31, 2026. During the year ended December 31, 2025,
the Trust incurred Management Fees of $584 (2024 - $2,320).

Acquisition fee:

Pursuant to the terms and conditions of the Trust Agreement, the Manager is entitled to receive
from the Trust an amount equal to:

(A) in the case of stabilized real property acquired by the Trust, 1.0% of the purchase price
(including any closing costs and fees) of such property.

(B) in the case of either ground up construction or value add real property, 1.0% of the pro forma
cost of such real estate project.

(C) 1.0% of the capital committed to any other investment, such as mezzanine loans, equity
investments, real estate company financings or mortgage investments made by the Trust, in
each case, multiplied by the percentage interest held by the Trust in the investment as
contemplated by the limited partnership agreement or other similar agreement or document
entered into with the applicable investment entity at the time of acquisition or capital
commitment.

During the year ended December 31, 2025, no acquisition fees were incurred by Trust (2024 - nil).
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7.

Related party transactions and balances (continued):

(a)

(b)

(c)

(d)

(e)

Management, acquisition and exit fees (continued):
(iii) Exit fees:

Pursuant to the terms and conditions of the Trust Agreement, the Manager is entitled to receive an
amount equal to 0.5% of the gross sale price of any property (in the case of real property or equity
investments) sold by the Trust from its investment portfolio, multiplied by the percentage ownership
interest held in the investment by the Trust at the time of sale.

During the year ended December 31, 2025, the Trust incurred exit fees of $948 (2024 - $7).
Transfer of investments from related party:

The Trust generally invests in an interest in a real estate project at the time that it is funded. However,
at any time during the term of the investment, it may acquire an interest from or sell its interest to parties
related to the Manager. Purchases from and sales to related parties are transacted at unpaid principal
plus accrued interest due at the date of the transaction, which in the opinion of the Manager, represents
the estimated fair values of the related investments.

During the year ended December 31, 2025, no investment was transferred by Trust (2024 - nil) to
related parties.

Co-investment in real estate projects and investment held at fair value:
Virtually all of the investments were co-invested with entities related to the Manager.

The Trust, through its wholly owned subsidiary, Trez Capital Private Real Estate Fund Sub Trust, has
co-invested in an investment held at fair value, Trez Capital Private Real Estate Fund US Master
Limited Partnership, with entity related to the Manager.

As at December 31, 2025, the Trust holds an 86.5% (2024 - 86.7%) interest with the remaining 13.5%
(2024 - 13.3%) held by the related entity.

Borrowings from related party:

As at December 31, 2025, the Trust has a revolving loan facility with the Manager which enables the
Trust to borrow up to a maximum of $1,000 at an interest rate of RBC Prime plus 1% (December 31,
2024 — maximum of $7,100 at an interest rate of RBC Prime plus 1%). During the year ended
December 31, 2025, short-term advances totaling $1,400 (2024 - $14,720) were made to the Trust
under this facility. These advances were fully repaid within the year, and the loan balance did not
exceed the maximum borrowing limit at any point during the period. During the year ended
December 31, 2025, the Trust incurred interest expense relating to the loan facility of $1 (2024 - $38).

Consulting fees:

For the year ended December 31, 2025, Trez Capital Private Real Estate Fund US Master Limited
Partnership and its wholly owned subsidiaries incurred, through underlying operating partnerships,
consulting fees of US$147 (2024 - US$22) paid to an entity related to the Manager.
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7. Related party transactions and balances (continued):
(f) Other related party balances:

As at December 31, 2025, amounts due to related parties totaled $23 (2024 - $634), which includes
sales commissions and management fee payable to the Manager of $23 (2024 - $193); and a short-
term advance from Trez Capital Private Real Estate Fund US Master LP of nil (2024 - $441). Amounts
due from related parties as at December 31, 2025, are nil (2024 - $85).

8. Income taxes:
The Trust qualifies as a mutual fund trust under the Income Tax Act (Canada) (the “Tax Act”).

The Trust allocates taxable income including taxable capital gains that would otherwise attract tax in the
Trust to its Unitholders. Accordingly, no provision for Canadian income taxes is reflected in its consolidated
financial statements.

For purposes of the Tax Act, the Trust is required to compute its Canadian tax results using Canadian
currency. Where an amount that is relevant in computing the Trust's Canadian tax results is expressed in
U.S. dollars, such amount must be converted to Canadian currency, generally using the rate of exchange on
the day such amount arose. As a result, the Trust may realize gains and losses for tax purposes by virtue of
the fluctuation of the value of the U.S. dollar relative to Canadian dollar.

Any taxable income realized by the Trust for a particular taxation year will be paid or be made payable to
Unitholders and is thus required to be included in computing Unitholders’ income for Canadian tax purposes.

For the year ended December 31, 2025, the trust has recorded current income tax expense of $1,067 (2024
—nil). As at December 31, 2025, the Trust had a current tax receivable of $2,076 (2024 — nil).

For the year ended December 31, 2025, the Trust has recorded deferred tax recovery of $2,148 (2024 -
deferred recovery of $394). As at December 31, 2025, the Trust had a deferred tax liability of $1,399 (2024 -
$3,706).

The components of deferred tax balances are as follows:

2025 2024

Deferred tax liabilities:
Investment in Trez Capital Private Real Estate Fund US Master LP $ 1,399 3,706
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9. Fair value measurement:

The fair value of a financial instrument is the amount at which the instrument could be exchanged in an
orderly transaction between market participants at the measurement date.

The following table shows a hierarchy for disclosing fair value based on inputs used to value the Trust’s
assets or liabilities that are measured at fair value or for which fair value disclosure is required. The
hierarchy gives the highest priority to unadjusted quoted prices in active markets for identical assets or
liabilities (“Level 1 measurement”) and the lowest priority to unobservable inputs (“Level 3 measurements”).

The three levels of the fair value hierarchy are as follows:
e Quoted prices (unadjusted) in active markets for identical assets and liabilities (“Level 17);

e Inputs other than quoted prices in active markets included in Level 1 that are observable for the asset or
liability, either directly (i.e., as prices) or indirectly (i.e., derived from prices) (“Level 2”); and

e Inputs for the asset or liability that are not based on observable market data (unobservable inputs)
(“Level 37).

Carrying value
December 31, 2025 Amortized cost FVTPL Fair value

Financial assets not measured at fair value:

Cash and cash equivalents $ 12,522 $ - 12,522

Current tax receivable 2,076 $ - 2,076
Financial assets measured at fair value:

Margin deposits (Level 2) - 1,590 1,590

Foreign currency derivative assets (Level 2) - 1,826 1,826

Investments held at fair value (Level 3) - 123,834 123,834
Financial liabilities not measured at fair value:

Accounts payable and accrued liabilities 791 - 791

Due to related parties 23 - 23

Carrying value
December 31, 2024 Amortized cost FVTPL Fair value

Financial assets not measured at fair value:

Cash and cash equivalents $ 1,312 $ - 1,312

Subscriptions receivables 690 - 690

Due from related parties 85 - 85
Financial assets measured at fair value:

Margin deposits (Level 2) - 2,450 2,450

Investments held at fair value (Level 3) - 158,470 158,470
Financial liabilities not measured at fair value:

Accounts payable and accrued liabilities 548 - 548

Redemption payable 23 - 23

Due to related parties 634 - 634

Financial liabilities measured at fair value:
Foreign currency derivative liabilities (Level 2) - 2,087 2,087
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9. Fair value measurement (continued):

There were no transfers between Level 1, Level 2 and Level 3 during the years ended December 31, 2025

and 2024.

(a) Investment held at fair value:

The valuation techniques and inputs used for the Trust’s financial instruments are as follows:

The Trust’s investment recorded at fair value was initially valued at the net asset value of Trez Capital
Private Real Estate Fund US Master Limited Partnership at the investment date. The Investment is
revalued monthly based on the underlying fair value methodology of Trez Capital Private Real Estate
Fund US Master Limited Partnership.

A reconciliation of Level 3 assets at December 31, 2025 and at December 31, 2024 is included in

Note 4.
The key valuation techniques used in measuring the fair values of the investment held at fair value
include:
Inter-relationship
between significant
unobservable
Valuation Significant inputs and fair
technique unobservable inputs value measurement

Adjusted NAV
Direct comparison
Direct capitalization

Discount rate
Comparable properties
Capitalization rate

The estimated fair value would
increase/ (decrease) with changes
in significant unobservable inputs
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9. Fair value measurement (continued):

(a) Investment held at fair value (continued):

Although management believes that its estimates of fair value are appropriate, the use of different
methodologies or assumptions could lead to different measurements of fair value. For fair value
measurements in Level 3, changing one or more of the assumptions used to reasonably possible
alternative assumptions would have the following effects on investments held at fair value:

December 31, 2025 Range Sensitivity used* Effect on fair value
Input:
Discount rate 5.75% - 6.00% 1% $ 4,175
Capitalization rate 4.75% - 5.50% 0.25% 15,451
Comparable properties (price per square foot) $2.25 - $8.32 1% 220
December 31, 2024 Range Sensitivity used* Effect on fair value
Input:
Discount rate 6.50% - 6.75% 1% $ 2,852
Capitalization rate 5.00% - 5.50% 0.25% 14,820
Comparable properties (price per square foot) $1.22 - $8.43 1% 1,161

*  The sensitivity analysis refers to a percentage amount added or deducted from the input and the effect this has on
the fair value.

(b) Foreign currency derivatives:

The Trust has entered into foreign exchange contracts to mitigate the impact from fluctuations in foreign
exchange rates. The Manager determines the fair value of foreign currency derivatives with reference to
quotations from third party derivative dealers and accepts the amount as fair value for the derivatives.
As a result, the fair value of foreign currency derivatives is based on Level 2 inputs.

(c) Other financial assets and liabilities:

The carrying values of cash and cash equivalents, subscriptions receivables, current tax receivable, due
from related parties, accounts payable and accrued liabilities, redemptions payable and due to related
parties approximate their fair values due to the relatively short periods to maturity of these items or
because they are receivable or payable on demand.

(d) Net assets attributable to the holders of redeemable units:

The Trust routinely issues redeemable units at the amount equal to the proportionate share of net
assets of the Trust at the time of subscription, calculated on a basis consistent with that used in these
consolidated financial statements. Accordingly, the carrying amount of the net assets attributable to the
holders of redeemable units approximates their fair value and are based on Level 2 inputs.
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10. Financial instruments and risk management:

The Trust has exposure to the following risks from financial instruments:

Credit risk;
Liquidity risk; and

Market risk.

The Manager’s risk management policies are typically performed as a part of the overall management of the

Trust's operations. Management is aware of risks related to these objectives through direct personal

involvement with employees and outside parties. In the normal course of its business, the Trust may be

exposed to a number of risks that could affect its operating performance. Management's close involvement

in operations will help to identify risks and variations from expectations. The Trust has not designated any

transactions as hedging transactions to manage risk.

As a part of the overall operation of the Trust, management considers the avoidance of undue
concentrations of risk. The risk and the actions taken to manage them include the following:

(@)

(b)

Credit risk:

Credit risk is the risk that counterparty to a financial instrument will fail to discharge an obligation that it
has entered into with the Partnership, resulting in a financial loss to the Trust. For risk management
reporting purposes, the Trust considers and consolidates all elements of credit risk exposure (such as
loan-to-value, sector risk, location risk, and individual obligor default risk). The Trust manages its credit
risk through extensive initial due diligence and careful monitoring of its investment portfolio, active
communications with investees, and by matching the cash flow profile of the assets and liabilities.
Minimal credit risk also arises from cash deposits.

Liquidity risk:

Liquidity risk is the risk of encountering difficulty in meeting obligations associated with financial
liabilities that are settled by delivering cash or another financial asset.

The Trust’s liquidity requirements relate to its obligations under accounts payable and accrued liabilities,
holders of redeemable units following the restriction period, and its obligations to make future advances
to its investments held at fair value. Liquidity risk is managed by ensuring that the sum of cash available
exceeds projected needs.

Accounts payable and accrued liabilities arise from normal operating expenses and are expected to be
settled within three months of the period end.

Unitholders of the Trust have the limited right to redeem their units in the Trust, as described in its
Offering Memorandum and paragraph 8.15 of the Trust’s Declaration of Trust. The Manager is entitled
to extend the time for payment of any unitholder redemption during any period in which the Manager
determines that conditions exist which render the sale of assets of the Trust to be impractical or impair
the ability of the Manager to determine the net asset value of the Trust.

In Management’s opinion, the Trust has sufficient resources to meet its current cash flow requirements.
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10. Financial instruments and risk management (continued):

(c) Market risk:

Market risk is the risk that changes in market factors, such as interest rates, currency and other price

risks will affect the Trust’s fair value of its investments. The objective of market risk management is to

manage and control market risk exposure within acceptable parameters, while optimizing the return.

The Trust’s strategy for the management of market risk is driven by the Trust’s investment objective

which is to invest in a diversified portfolio of real property and development projects within Canada and

the US that preserves capital and generates returns.

The Trust’'s market risk is managed on a regular basis by the Manager in accordance with policies and

procedures in place.

(@)

(if)

(iii)

Interest rate risk:

Interest rate risk is the risk that fair values or future cash flows of a financial instrument will fluctuate
because of changes in market interest rates.

As described in Note 6, units are retractable by Unitholders. A significant rise in interest rates may
cause Unitholders to redeem their Units and could cause a shortfall in funds available to meet such
redemptions. The Trust manages interest rate risk through the unitholder restrictions outlined in
Note 6.

Currency risk:

Currency risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate
due to changes in foreign exchange rates. The Trust’'s functional currency is US dollars however
the Trust receives unit subscriptions in Canadian dollars. The Trust has put in place steps to
mitigate the impacts from fluctuations in foreign exchange as the Trust as detailed in Note 5.

Other price risk:

Other price risk is the risk that the fair value or future cash flows of a financial instrument will
fluctuate because of changes in market prices. The Trust is exposed to price risk because of its
investment in real estate and development projects through its investment held at fair value. These
risks arise from changes in the real estate market and could be local or national in nature.
Deteriorating real estate values increase the Trust’s risk. The Trust manages these risks by actively
maintaining strong relationships with developers and through geographic diversification of
investments held by Trez Capital Private Real Estate Fund US Master LP.
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1.

12,

Capital management:

The Trust considers net assets attributable to holders of redeemable units to be capital, which at
December 31, 2025 totaled $139,159 (2024 - $155,365).

The Trust's objective when managing capital is to maintain sufficient resources to be able to generate
returns for its investors.

The Trust is not subject to externally imposed capital requirements and has no legal restrictions on the
issue, repurchase or resale of redeemable units beyond those included in the Trust agreement.

Reconciliation between net assets attributable to holders of redeemable units per unit and net asset
value per unit for transactional purposes:

The net assets in these financial statements have been prepared in accordance with IFRS (“IFRS Net
Assets”). For the purposes of subscribing and redeeming units of the Trust, the Trust has valued units in
accordance with the Trust's valuation policy outlined in the Trust’'s Offering Memorandum (“Pricing NAV”).

IFRS Net Assets per redeemable unit is computed by dividing the net assets attributable to each class
determined in accordance with IFRS, by the total number of units of the class outstanding. Pricing NAV per
redeemable unit is computed by dividing the NAV attributable to the class of the Trust, determined for the
purchase and redemption of units in accordance with the Trust's Offering Memorandum, by the total number
of units of the class outstanding. This amount is different from the Net Assets per unit presented on the
Consolidated Statement of Financial Position.

The differences are primarily comprised of:

(a) The amortization of certain expenses including but not limited to legal and accounting costs, acquisition
fees, commission expenses, start-up expenses and the Managers participating interest vested. These
expenses are being amortized, for Pricing NAV purposes, over periods ranging up to 15-years.

(b) An exit fee and closing cost provision is created for Pricing NAV purposes, assuming the Trust’s equity
interest is sold at the most recent valuation as determined by the Manager in conjunction with the
independent appraiser, and adjusted monthly for any estimated unrealized development profit. Pursuant
to the terms and conditions of the Trust Agreement, the Manager is entitled to receive an exit fee
amount equal to 0.5% of the gross sale price of any property (in the case of real property or equity
investments) sold by the Trust from its investment portfolio, multiplied by the percentage ownership
interest held in the investment by the Trust at the time of sale. Additionally, a 2% closing cost provision
is created on projects to account for any closing costs to be incurred at the time of sale.

(c) Debt valuation adjustment relates to fair value measurement of stabilized and non-stabilized real
property liabilities incurred to finance the real estate projects. In accordance with the Trust’s valuation
policy such liabilities will be measured at either fair value or amortized cost using effective interest rate
method. For Pricing NAV, the real property liabilities are measured at amortized cost using effective
interest rate method.

(d) Due to the above differences, the deferred tax balance for Pricing NAV purposes is different from the
balance presented on the Consolidated Statement of Financial Position.
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12. Reconciliation between net assets attributable to holders of redeemable units per unit and net asset
value per unit for transactional purposes (continued):

The difference between the Pricing NAV and the net assets, excluding the Series Manager Unit, reflected in
the consolidated financial statements was as follows:

2025 2024
Redeemable units, representing net assets attributable

to holders of redeemable units $ 139,159 $ 155,365
Manager’s Participating Interest (6,737) (7,546)

Accumulated other comprehensive income 476 644

$ 132,898 $ 148,463

Units issued and outstanding, excluding Series Manager Unit 1,434 1,392

IFRS net assets per unit $ 92.75 $ 106.76

Unamortized expense adjustments® 7.87 10.36
Exit fee and closing cost provision (1.80) (1.23)
Debt valuation adjustment - (0.52)

Pricing NAV per unit** $ 98.82 $ 115.37

*  Net of deferred tax balance difference (Note 12(c)).

Pricing NAV per unit includes series A, F and |. The Trust calculates a separate NAV per unit for series A (introduced

in April 2022). For simplicity, the IFRS to pricing reconciliation above shows total NAV per unit (inclusive of A, F and ).

13. Subsequent event:

Subsequent to December 31, 2025, the Trust communicated to investors its intention to transition the Trust
into an orderly realization phase. This strategy reflects management’'s current assessment of market
conditions and is intended to focus on active asset management, preservation of value, and the
monetization of investments over time as conditions allow. Under this approach, the Trust does not intend to
raise new capital or make net new investments and expects capital to be returned to investors as assets are
realized, subject to project-level and fund-level obligations. The Manager also announced plans to waive
receipt of any future payments of Manager’s Participating Interest.

As of the date the financial statements were authorized for issue, no formal liquidation or wind-up decision
had been approved, no binding asset sale agreements had been entered into, and no changes had been
made to legal structure or valuation policies. Accordingly, this matter has been disclosed as a subsequent
event with no adjustments to the amounts in the consolidated financial statements.
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