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MAKE A BETTER LIFESTYLE 

ACCESSIBLE TO ALL CANADIANS
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1989  
- 1994

2003

1999

TENANTS AND PARTNERSHIPS  
THAT STAND THE TEST OF TIME

30 YEARS OF  
CREATING VALUE 
FOR CANADIANS  
FROM COAST  
TO COAST

rental receipts of tenants are national 
or regional

of rental income from  
top 10 tenants

of tenants are essential  
services tenants

98+% 95+%

45+% 60+%

We have since expanded to every 
Canadian province, but have never 
lost sight of why we do what we do. 
As Canadians’ needs evolve, our 
offering continues to expand, we 
remain true to our purpose and core 
values, all while leveraging our land 
development expertise.

MITCHELL GOLDHAR 
HELPED BRING 
WALMART TO 
CANADA

Ultimately developing  
176 Walmart stores in 
Canada

WALMART JOINT 
VENTURE WITH 
SMARTCENTRES 

JV partners in  
100 shopping centres

FIRST  
TRANSACTION 
WITH  
CALLOWAY REIT

(CWT assets $100M)
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SMARTCENTRES 
LAUNCHES  
SMARTLIVING

Residential growth 
becomes a strategic 
priority

SMARTCENTRES  
ANNOUNCES  
TRANSFORMATION 
PLANS

$16B transformation  
of existing properties 
‘From Shopping 
Centres to City Centres’

Condos | Apartments
Townhomes | Seniors 
Residences | Hotels 
Storage | Offices | Retail
Industrial

SMARTVMC 
ACQUIRES $513M 
SMARTVMC WEST 
LANDS 

Doubling the REIT’s 
interest in the flagship 
development.

2015 2018 2020 2023

2014 2016 2019 2022

TOP 10 TENANTS

TRUSTED PARTNERS

Penguin

PENGUIN PICKUP 
CONCEPT IS 
INTRODUCED

CALLOWAY REIT 
& SMARTCENTRES 
MERGE

Development  
platform moves to  
the REIT, excluding 
Mitchell Goldhar

SMARTCENTRES’ 
STRATEGIC FOCUS 
EVOLVES TO 
MIXED-USE 
DIVERSIFICATION

SMARTCENTRES 
BEGINS FORMING 
DIVERSIFIED  
JV PARTNERSHIPS

SmartStop | Simon Property 
Group | Fieldgate Homes 
Greenwin | CentreCourt 
Cogir | Jadco

SMARTCENTRES  
CONTINUES TO 
DELIVER

Self storage portfolio 
reaches 1M sq. ft.

Transit City 4 & 5 
Condos

The Millway  
Apartments
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OUR FOUNDATION  
IS SUPPORTED BY  
FOUR KEY PILLARS•

Resilient Walmart and 
Grocery-anchored 
Shopping Centres

Growing Income 
from Mixed-use 

Portfolio

properties at 
key intersections 
across Canada

of self-storage  
gross floor area

191 1. 1M SQ•
FT•

Favourably located open-air 
shopping centres across the 
country with ample parking​

Existing and new retailers 
continue to expand and ​require 

additional retail space​

High occupancy and ​increasing 
renewal rates​

Diversified portfolio of  
mixed-use generating recurring 
income from formats including 
multi-res, self-storage, office, 

and industrial​

Partnered with leaders in 
various formats

1 2
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intensification
program

Strategically 
Located Development 

Pipeline

We are Experienced 
Developers which 
is Core to our DNA 
and Growth Plan

$15B
of mixed-use 

development initiatives 
under planning

40M SQ•
FT•

All on lands already owned  
by the REIT​

Less than 25% land utilization 
currently​

Significant access to capital​

Significant landbank

30 years of development 
experience

Strong relationships

SmartLiving brand

3 4
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PORTFOLIO 
HIGHLIGHTS
SmartCentres’ portfolio 
includes an ownership 
interest in 191 properties 
comprising retail 
shopping centres,  
mixed-use properties, 
and development lands. 

sq. ft. of  
income-producing 
properties

revenue from 
Walmart, largest 
retailer in the world​

total assets

Resilient 
Retail Base 
with Growing ​
Mixed-use 
Portfolio​

30+ Year 
Strategic 
Partnership ​
with 
Walmart​

Significant 
Development 
Pipeline 

Robust ​
Financial ​
Position​

Exceptional ​
Team​​

35.0M

24%

$11.9B

RECESSION RESISTANT PORTFOLIO PROVIDES 
SUPPORT FOR SUSTAINABLE GROWTH

industry-leading 
committed 
occupancy98.5%
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ESG HIGHLIGHTS
Developed a three-year action plan to 
guide the implementation of our ESG 
strategy.​ Improved Global Real Estate 
Sustainability Benchmark (“GRESB”) 
score significantly over our previous 
submission.

•	 Installed 227 electric vehicle charging stations 
across our portfolio​

•	 Achieved a 43% waste diversion rate​

•	 Certified 94% of our retail sites as BOMA BEST 
Silver for excellence in energy and environmental 
management

•	 150 Associates across Canada donate 1200 
volunteer hours to local charities​

•	 Commenced development of portfolio-wide 
community and tenant engagement framework​

•	 Established a Diversity, Equity, Inclusion and 
Belonging Policy

•	 75% of Board of Trustees are independent ​

•	 37.5% of Board of Trustees members are female​

•	 Increased oversight of ESG strategy to Board of 
Trustees, through the Board ESG sub-committee

ENVIRONMENT

SOCIAL

GOVERNANCE
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Phase 1: 

•	 320 pre-sold condo units 

•	 3 mixed-use towers

•	 550,000 sq. ft.

•	 569 residential units

 

•	 50% REIT ownership

•	 Construction commenced 
in Fall 2023

Full ArtWalk Build-out: 

•	 12 acres​

•	 12 buildings​

•	 +4 Million sq. ft.​

•	 4,600 residential units

LEADING DEVELOPMENT PIPELINE

ARTWALK
SmartVMC Vaughan, ON
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•	 200,000 sq. ft. flagship Canadian Tire store​

•	 24,000 sq. ft. of additional retail space​

•	 Canadian Tire expected to take possession in early 2026​

•	 50/50 joint venture with Penguin

LEADING DEVELOPMENT PIPELINE

CANADIAN TIRE FLAGSHIP STORE
Leaside, Toronto

sq. ft.
retail project

224,000
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This year marks 30 years since we built our first Walmart-
anchored shopping centre in Canada. Since that time, 
SmartCentres’ commitment to delivering value and 
convenience to communities across Canada has never 
wavered. We believe that this is more relevant now than 
ever before.   

That original core retail business continues to perform 
exceptionally well, thus, fulfilling our mission to allow 
Canadians to save money on everything from groceries to 
general merchandise, apparel and home-improvement, all 
located within local communities and convenient to 95% 
of Canada’s population. Beyond retail, we are very pleased 
with the performance and strategic positioning of the other 
growth areas and initiatives in the REIT.  Highlights from 
across the business in 2023: 

 
Retail:
•	 Strong traffic and tenant retention,
•	 Industry-leading occupancy of 98.5%,
•	 Rent collection 99%,
•	 Strong demand for additional locations and larger  

on-site expansions.

Mixed-use and Industrial:
•	 Achieved 7.8 million square feet of development 

permissions,
•	 Zoned lands now total ~80 million sq. ft. (at 100%)

•	 Closed on 1,026 condo units in Transit City 4 & 5 in VMC,
•	 Completed The Millway, 458-unit rental apartment in 

VMC,
•	 Completed our first Industrial building, 241,000 sq. ft.  

in Pickering.

Construction starts: 
•	 40-storey ArtWalk condominium project in VMC, 

373-units, 85% pre-sold,
•	 225,000 sq. ft. retail in Leaside featuring a flagship 

Canadian Tire store with a long-term lease,

On-site, zoned, development projects currently on hold 
pending market conditions:
•	 GTA properties; 1900 Eglinton Avenue East, Balliol, 

Pickering, Eglinton and Cawthra, Oakville North, 
Markham Main Street, Vaughan NW

•	 Other Ontario properties; Owen Sound, Barrie 
Lakeshore, Ottawa South Keys,

•	 Quebec properties; Laval Centre, Mirabel, Vaudreuil, 
Kirkland, Gatineau Hull, Mascouche North.

Self-Storage:
•	 Two new facilities open in Ontario, portfolio reached  

one million square feet,
•	 Stabilized occupancy ahead of schedule,
•	 Six projects currently under construction;

•	 Income anticipated within 12 months,
•	 3-4 new storage facilities per year.

Balance sheet:
•	 Net Asset Value per Unit approximately $35.35 at  

year-end,
•	 Leverage (as a multiple of EBITDA) was reduced from 

10.3x to 9.6x during the year.

ESG:
•	 Environmental activity is built into our business strategy;

•	 Building design and energy utilization in our  
open-air retail centres,

•	 Sustainable energy opportunities within our 
development pipeline.

•	 Social responsibility designed into “SmartLiving” 
communities, supporting our residents and tenants 
in their desire to live physically and mentally healthy 
lifestyles through;

•	 access to public transit,
•	 pedestrian-first open spaces,
•	 and wellness amenities.

•	 Governance;
•	 Fully independent Corporate Governance & 

Compensation Committee,
•	 Established a standing Independent Committee  

of the board,
•	 Adopted term limits for new board members,
•	 Adjusted certain compensation arrangements to 

ensure post-employment unitholder alignment.

Looking ahead, we are confident that our original vision of 
providing value and convenience to all Canadians, combined 
with the focused on-site development of opportunities 
of impact, will continue to produce strong earnings and 
growth for our unitholders. On behalf of our entire team at 
SmartCentres, thank you for your continued support.

Sincerely,

MESSAGE FROM  
THE  EXECUTIVE 
CHAIRMAN & CEO

Mitchell Goldhar
Executive Chairman and CEO SmartCentres REIT

DEAR FELLOW UNITHOLDERS,​
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MANAGEMENT’S  
DISCUSSION  
AND ANALYSIS•
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PricewaterhouseCoopers LLP 
200 Apple Mill Road, Vaughan, Ontario, Canada, L4K 0J8 
T: +1 905 326 6800, F: +1 905 326 5339, ca_vaughan_office_faxes@pwc.com 

Independent auditor’s report 

To the Unitholders of SmartCentres Real Estate Investment Trust

Our opinion

In our opinion, the accompanying consolidated financial statements present fairly, in all material respects, 
the financial position of SmartCentres Real Estate Investment Trust and its subsidiaries (together, the 
Trust) as at December 31, 2023 and 2022, and its financial performance and its cash flows for the years 
then ended in accordance with International Financial Reporting Standards as issued by the International 
Accounting Standards Board (IFRS Accounting Standards).

What we have audited
The Trust’s consolidated financial statements comprise:

the consolidated balance sheets as at December 31, 2023 and 2022;

the consolidated statements of income and comprehensive income for the years then ended;

the consolidated statements of cash flows for the years then ended;

the consolidated statements of equity for the years then ended; and

the notes to the consolidated financial statements, comprising material accounting policy information
and other explanatory information.

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 consolidated financial statements section of our report.

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

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

Key audit matters

Key audit matters are those matters that, in our professional judgment, were of most significance in our 
audit of the consolidated financial statements for the year ended December 31, 2023. These matters were 
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addressed in the context of our audit of the consolidated financial statements as a whole, and in forming 
our opinion thereon, and we do not provide a separate opinion on these matters.

Key audit matter How our audit addressed the key audit matter

Valuation of investment properties 

Refer to note 2 – Material accounting policy 
information and note 4 – Investment properties to 
the consolidated financial statements. 

The Trust measures its investment properties at fair 
value and, as at December 31, 2023, total 
investment properties were valued at 
$10,564 million and include income properties and 
properties under development (PUD). Fair values of 
investment properties are determined using 
valuations prepared by management, with 
reference to available external data. PUD is valued 
using the discounted cash flow valuation method, or 
land, development and construction costs recorded 
at market value, and income properties are valued 
using the discounted cash flow valuation method. 
Management applied significant judgment in 
determining the fair values of investment properties 
using the two methods described above (the 
valuation methods). The significant assumptions in 
the land, development and construction costs 
recorded at market value include the market value 
per acre for land. The significant assumptions used 
in the discounted cash flow valuation method 
include estimated future cash flows over an 
average period of 10 years, discount rates and 
terminal capitalization rates. The determination of 
estimated future cash flows incorporates significant 
assumptions including expectations of changes in 
rental rates, occupancy rates, lease renewal rates, 
and downtime on existing lease expiries.

We considered this a key audit matter due to the 
significant judgments by management when 
determining the fair values of the income properties 
and PUD, and the high degree of complexity in 
assessing audit evidence related to the significant 

Our approach to addressing the matter included the 
following procedures, among others: 

For a sample of investment properties, tested
how management determined the fair value,
which included the following:

– Tested the underlying data used in the
valuations.

– Evaluated the reasonableness of the
estimated future cash flows over an
average period of 10 years used in the
discounted cash flow valuation method by
comparing assumptions, such as expected
changes in occupancy rates, to external
market and industry data and comparing
components of the year one cash flows to
the underlying accounting records.

– Professionals with specialized skill and
knowledge in the field of real estate
valuations assisted us in evaluating the
appropriateness of the valuation methods
and in evaluating the reasonableness of the
discount rates, terminal capitalization rates,
changes in rental rates, lease renewal rates
and downtime on existing lease expiries.

– Assessed the market value of land per acre
used by management by comparing it to
external market and industry data.
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assumptions used by management. In addition, the 
audit effort involved the use of professionals with 
specialized skill and knowledge in the field of real 
estate valuations.

Other information

Management is responsible for the other information. The other information comprises the Management’s 
Discussion and Analysis, which we obtained prior to the date of this auditor’s report and the information, 
other than the consolidated financial statements and our auditor’s report thereon, included in the annual 
report, which is expected to be made available to us after that date.

Our opinion on the consolidated financial statements does not cover the other information and we do not 
and will not express any form of assurance conclusion thereon.

In connection with our audit of the consolidated financial statements, our responsibility is to read the other 
information identified above and, in doing so, consider whether the other information is materially 
inconsistent with the consolidated financial statements or our knowledge obtained in the audit, or 
otherwise appears to be materially misstated.

If, based on the work we have performed on the other information that we obtained prior to the date of this 
auditor’s report, we conclude that there is a material misstatement of this other information, we are 
required to report that fact. We have nothing to report in this regard. When we read the information, other 
than the consolidated financial statements and our auditor’s report thereon, included in the annual report, 
if we conclude that there is a material misstatement therein, we are required to communicate the matter to 
those charged with governance.

Responsibilities of management and those charged with governance for the
consolidated financial statements

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

In preparing the consolidated financial statements, management is responsible for assessing the Trust’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 Trust or to 
cease operations, or has no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Trust’s financial reporting process.
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Auditor’s responsibilities for the audit of the consolidated financial statements

Our objectives are to obtain reasonable assurance about whether the consolidated 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 these consolidated 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:

Identify and assess the risks of material misstatement of the consolidated 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.

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 Trust’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 Trust’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 consolidated 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. However, future events or conditions may cause the Trust to cease to continue as a
going concern.

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

Obtain sufficient appropriate audit evidence regarding the financial information of the entities or
business activities within the Trust to express an opinion on the consolidated financial statements. We
are responsible for the direction, supervision and performance of the group audit. We remain solely
responsible for our audit opinion.
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We 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.

We also provide those charged with governance with a statement that we have complied with relevant 
ethical requirements regarding independence, and to communicate with them all relationships and other 
matters that may reasonably be thought to bear on our independence, and where applicable, related 
safeguards.

From the matters communicated with those charged with governance, we determine those matters that 
were of most significance in the audit of the consolidated financial statements of the current period and 
are therefore the key audit matters. We describe these matters in our auditor’s report unless law or 
regulation precludes public disclosure about the matter or when, in extremely rare circumstances, we 
determine that a matter should not be communicated in our report because the adverse consequences of 
doing so would reasonably be expected to outweigh the public interest benefits of such communication.

The engagement partner on the audit resulting in this independent auditor’s report is Daniel D’Archivio.

Chartered Professional Accountants, Licensed Public Accountants

Vaughan, Ontario
February 14, 2024

/s/PricewaterhouseCoopers LLP
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