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Romspen

The Romspen Mortgage Investment Fund has a
long-term track record of mortgage investing.
With its origins in the mid-1960s, it is one of the
largest non-bank commercial mortgage lenders in
Canada with a portfolio in excess of $2.9 billion.
Investors include high net worth individuals,
foundations, endowments and pension plans.

The Fund’s investment mandate is focused on
capital preservation, strong absolute returns, and
performance consistency.

The Fund provides short-term first mortgages
tailored to specific borrower requirements. Loans
are conservatively underwritten, and it keeps to a
limited, but diversified, pool of mortgages to
maintain a “high-touch” approach to investing.

The Fund’s manager has had more than

25 consecutive years of positive net investor
returns ranging from 3.7% - 11.1%!, with positive
performance every month.

The indicated rates of return are historical annual compounded returns, after deducting management fees and expenses payable by the Fund, and
include changes in unit value and assume the reinvestment of all distributions. They do not take into account any applicable sales, redemption, or
distribution charges, or income taxes payable by any unitholder, that would have reduced returns. The calculation assumes a fixed historical monthly
starting and ending date at the Unit value at such date, and that Unit values are capped at $10.00. For that reason, they may not reflect an individual
investor’s actual return for purchases prior to 2018. Romspen returns prior to January 16, 2006 reflect the aggregated pool of individually syndicated
mortgages.
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Trustees’ Letter

Dear Fellow Investors:

The Fund’s financial performance for the third
quarter of 2022 was in line with historical averages
on a trailing 12-month basis. Though the quarterly
aggregate distribution was slightly below our
expectations, both quarterly and year-to-date
results have outperformed those of other major
asset classes by significant margins.

Comparative Performance

The compounded net return for the first nine
months of 2022 was 6.0% versus 5.1% a year ago.
In comparison, the FTSE/TMX Short-Term Bond
Index (“FTSE/TMX-STBI”), and the S&P/TSX
returned -4.7% and -11.9% respectively on a
year-to-date basis. For the 12-month period
ended September 30, 2022, the Fund’s
compounded net return to unitholders was

8.3%, whereas FTSE/TMX-STBI and S&P/TSX
yielded -5.2% and -8.3% respectively.

Financial Highlights

For the third quarter of 2022, the Fund earned
net income of $51.9 million or $0.18 per unit
compared to $46.9 million or $0.15 per unit a
year ago. Earnings were 11% higher than in 2021.
Distributions were $36.5 million ($0.13 per unit)
and the net return to investors was 1.9% in the
third quarter, compared to $60.0 million

($0.20 per unit) and 1.9% a year ago, with positive
performance in all months. The Fund had net
debt (debt less cash) of $275.2 million compared
to nil a year ago.
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At September 30, 2022, the net portfolio

(144 mortgages and investments) was $2.9 billion,
an increase of 10% compared to the third quarter
of 2021, and reflective of increased mortgage
activity and the higher exchange rate. Investors’
unit capital totalled $2.7 billion, compared to

$2.8 billion last year. The Fund’s portfolio and
earnings remain well diversified by property type,
geography, size and currency. Canadian
mortgages comprised 46% of the Fund, down
from 47% last year, with the majority concentrated
in Ontario (20%) and British Columbia (13%).

US mortgages represented 54% of the Fund,
comprised of 82 US mortgages across 23 states
with the largest concentrations in California (17%),
Florida (10%) and Texas (9%).

The weighted average interest rate of the portfolio
at September 30, 2022, was 9.2% compared to
9.9% a year ago. The total loss provision at
quarter end decreased to $118.8 million ($0.43 per
unit) from $129.9 million a year ago, but continues
to provide a solid margin of safety.

Net Asset Value ("NAV”) at September 30, 2022,
was $9.80 per unit compared to $9.71 per unit last
year. At quarter end, approximately 86% of the
Fund’s foreign exchange exposure is hedged by
the borrowers directly, the US dollar line of credit,
or through forward contracts.

Non-performing loans in the mortgage portfolio
are 33%, somewhat higher than the Fund’s typical
historic range, and reflect the impact on real
estate and credit markets of heightened



Trustees’ Letter

uncertainty caused by higher interest rates,
inflation, geopolitical turmoil, and the lingering
hangover effects of the pandemic. As we
emphasize, non-performing loans do not
indicate a loss of principal and tend to have
more of an impact on monthly distributions
than on NAV. Nevertheless, reducing the
number of non-performing loans remains a key
priority.

On September 26, 2022, pursuant to sections
5.25(h)(ii) and 5.30 of the Fund’s declaration of
trust, the trustees elected to deliver to those
unitholders who had submitted unit redemption
requests a Run-Off Pool Redemption Notice.

At the time of the notice, 33,457,582.13 units
had been tendered for redemption,
representing 11.9% of the total number of
outstanding units. Unitholders representing
approximately 4.3% of the total number of
outstanding units opted to enter the Run-Off
Pool. The Run-Off Pool was seen by the
trustees as the best way to balance the
interests of unitholders seeking liquidity and
those of the Fund and its remaining unitholders.

On November 8, 2022, the trustees elected,
pursuant to section 5.25 (g) of the declaration
of trust, to temporarily extend the time for
payment of subsequent unit redemption
requests.

Financial Presentation

Effective January 1, 2016, an amendment was
made to the International Financial Reporting
Standards, which results in an unconsolidated
financial presentation of the Fund that provides
limited insight into the true performance of the
mortgage loan portfolio. To provide useful,
transparent and comparable information, a set
of combined financial statements, similar to
previous Fund reporting, has been included in
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the Management’s Discussion and Analysis
("MD&A”, pp. 10-21). We encourage you to use
these financials in the MD&A as the primary
reference point. We have established an indirect
US subsidiary, TIG Romspen US Master
Mortgage LP, to hold most new US mortgages
going forward. This is now shown as a separate
line item on the balance sheet.

Outlook

As we enter the last quarter of 2022, rising
interest rates occasioned by unprecedent and
rapid central bank interventions, the persistence
of inflationary pressures, recession expectations
and geopolitical instability continue to create
difficulties for real estate market participants.

In Canada, housing prices in many markets have
seen significant declines as demand slows, and
transaction volume has slowed dramatically.
Home buyer (and renter) affordability metrics
are at all-time lows, but rental demand
continues to be strong. While most observers
expect a recession in 2023, overall, continued
population growth, elevated construction costs
and limited supply could mitigate price declines
and keep upward pressure on rents. Looking
past 2023, housing start numbers should
continue to grow as the Canadian supply gap
will persist.

The industrial sector, once a paragon of stability,
is showing signs of weakening. Even though
businesses are signaling that they continue to
value high quality space in the heart of vibrant
urban centres, the office sector continues to feel
the effects of work-from-home and hybrid work
arrangements, and vacancies remain elevated.
The hotel sector is inching toward attaining
pre-pandemic top-line levels, and this trend
should continue, absent a severe downturn



or the reintroduction of travel restrictions.
Bottom-line recovery could still a few years
away, awaiting the easing of wages and supply
costs. It remains to be seen whether the
selective rebound in retail (especially in
food-anchored strip malls, which continue to
be a preferred asset type in the sector) will
continue from the first half of the year in the
face of slowing growth.

In the US, high inflation, rapidly rising interest
rates and supply chain woes are increasingly
impacting commercial real estate markets.
Overall, sales and lending activity in the sector
have slowed considerably, and this trend will
likely continue into 2023. While keeping in
mind that all real estate is local, in general, we
expect that the multi-family and industrial
sectors will show the most resilience, due to
continued structural undersupply/ownership
affordability reductions and supply-chain
reconfigurations, respectively. Office and
certain retail sectors continue to be vulnerable,
with regional malls being the most challenged
(though neighbourhood retail is bucking the
trend, showing a rise in net absorption in the
third quarter). In the hotel sector, year-over-
year occupancy, rates and revenue per
available room all rose, but remain below pre-
pandemic levels.

So, while underlying fundamentals in some
sectors and submarkets provide reason for
cautious optimism, continued higher financing
costs and valuation uncertainties are acting as
a brake on transaction and real estate credit
market activity, which has created less
predictability in the Fund’s timetable for
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borrower loan repayments and other collateral
realizations. Given the potential for these
economic dislocations to put pressure on
borrowers, it is possible that the Fund may
increase its loan-loss provisions.

As we head into the end of 2022, despite

the challenging economic circumstances, we
continue to see a number of accretive
mortgage loan opportunities in select markets
with strong sponsors, as increased
institutional lending rates make our mortgage
product offerings more attractive. In this
environment, we are redoubling our
underwriting discipline, focusing on potential
loans with low loan-to-value ratios and higher
sponsor equity levels.

We recognize that these are difficult and
uncertain times for investors. While the era of
“easy money” spawned in 2008 is over, we
believe that the longer-term fundamentals for
North American real estate in general and the
Fund’s portfolio, in particular, are generally
positive, as recession-induced supply
constraints, especially in housing, will set the
table for a meaningful recovery. Present
circumstances counsel patience, prudence and
focus, which are the cornerstones of our
stewardship of the Fund. We thank you for
your continued support.

Respectfully submitted,

Sheldon Mark Arthur Wesley
Esbin Hilson Resnick Roitman

Trustees of the Fund, November 14, 2022



2022 Q3 Highlights
Key Metrics

Net Earnings ($ millions)

Romspen Mortgage Investment Fund

$60.5 $62.6
1.
Q3 2021 Q4 2021 Q12022 Q2 2022 Q32022
Net Investment Portfolio ($ millions)
$2,851
$2,627
$2,583
$2,537

Q3 2021 Q4 2021 Q12022

Net Leverage (% of net investment portfolio)

Q2 2022

Q3 2022

7%

5%
0%
Q3 2021 Q4 2021 Q12022

CQ, Romspen Mortgage Investment Fund

3%

Q2 2022

1%

Q3 2022



Romspen Mortgage Investment Fund
2022 Q3 Highlights

Key Metrics

Net Asset Value ($/unit)

$9.80
$9.75
$9.71 $9.72 $9.71
Q3 2021 Q4 2021 Q12022 Q2 2022 Q32022
Unitholder Distributions ($/unit)
$0.20
$0.19 $0.18 $0.18
. . -
Q3 2021 Q4 2021 Q12022 Q2 2022 Q3 2022
Unitholder Return’
7 8% 8.2% 8.3%

7.4%

6.1%

Q3 2021 Q4 2021 Q12022 Q2 2022 Q3 2022

2The indicated rates of return are historical annual compounded returns, after deducting management fees and expenses payable by the Fund, and
include changes in unit value and assume the reinvestment of all distributions. They do not take into account any applicable sales, redemption, or
distribution charges, or income taxes payable by any unitholder, that would have reduced returns. The calculation assumes a fixed historical monthly
starting and ending date at the Unit value at such date, and that Unit values are capped at $10.00. For that reason, they may not reflect an individual
investor’s actual return for purchases prior to 2018.
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Comparative Performance

Romspen returns are net3; comparative benchmarks are gross returns.
As of September 30, 2022

2022 YTD Trailing 12 Months
Romspen
8.3% FTSE/TMX-STBI
6.0% « S&P/TSX

-11.9% -8.3%

“The indicated rates of return are historical annual compounded returns, after deducting management fees and expenses payable by the Fund, and include changes in unit value and
assume the reinvestment of all distributions. They do not take into account any applicable sales, redemption, or distribution charges, or income taxes payable by any unitholder, that
would have reduced returns. The calculation assumes a fixed historical monthly starting and ending date at the Unit value at such date, and that Unit values are capped at $10.00. For
that reason, they may not reflect an individual investor’s actual return for purchases prior to 2018.

Investment Portfolio Profile

As of September 30, 2022

By Type By Geography
1% Leisure & Entertainment Ontario
(]
m Industrial 18% m British Columbia
0,
10% Office Alberta
& = Other CDN
4% = Retail 10%
> California
Condominium Florida
Residential 17% = Texas
m Mixed Use ‘ = Other US
m Other
By Amount By Maturity
2%
$80M +
18% = $60 - $80M m 2-3 Years
16%
$40 - 360M 1-2 Years
$20 - $40M
= Under $20M Under 1 Year

1%
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Management’s
Discussion & Analysis

Responsibility of Management

This Management’s Discussion and Analysis
("MD&A”) for Romspen Mortgage Investment
Fund (the “Fund”) should be read in conjunction
with the financial statements and notes thereto
for the quarter ended September 30, 2022
included herein and the audited financial
statements and MD&A for the year ended
December 31, 2021. Investment in the Fund is
subject to certain risks and uncertainties
described in the Fund’s Offering Memorandum,
which should be read in conjunction with this
MD&A. These documents are available on the
Fund’'s website at: www.romspen.com.

Management is responsible for the information
disclosed in this MD&A. The Fund has in place
appropriate procedures, systems and controls
to ensure such information is materially
complete and reliable. In addition, the Fund’s
trustees have reviewed and approved the MD&A
and the financial statements for the quarter
ended September 30, 2022.

This MD&A contains certain forward-looking
statements and non-IFRS financial measures;
see “Forward-Looking Statements” and
“Non-IFRS Financial Measures”.

Forward-Looking Statements

From time to time, the Fund makes written and
verbal forward-looking statements. These are
included in its quarterly and annual MD&A, Fund
presentations and other Fund communications.
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Forward-looking statements include, but are
not limited to, business objectives and targets,
strategies, operations, anticipated financial
results, and the outlook for the Fund, its
industry and the Canadian economy. These
statements regarding future performance are
“financial outlooks” within the meaning of
National Instrument 52-102. Forward-looking
statements are typically identified by words
such as “believe”, “expect”, “anticipate”,
“estimate”, “plan”, “"may” and “could” or other
similar expressions. By their very nature, these
statements require management to make
assumptions and are subject to inherent risks
and uncertainties, general and specific, which
may cause actual results to differ materially
from the expectations expressed in the
forward-looking statements. These risks and
uncertainties include, but are not limited to,
global capital markets activity, changes in
government monetary and economic policies,
changes in interest rates, changes in foreign
exchange rates, inflation levels and general
economic conditions, legislative and regulatory
developments, disruptions resulting from the
outbreak of pandemics, competition and
technological change.

The preceding list of possible factors is not
exhaustive. These and other factors should

be considered carefully, and readers are
cautioned not to place undue reliance on these
forward-looking statements. The Fund does not
undertake to update any forward-looking
statements, whether written or verbal, that may
be made from time to time by it or on its behalf
except as required by securities laws.



Non-IFRS Financial Measures

This MD&A contains certain non-IFRS financial
measures. A non-IFRS financial measure is
defined as a numerical measure of the Fund’s
historical or future financial performance,
financial position or cash flows that excludes
amounts, or is subject to adjustments that
have the effect of excluding amounts, that are
included in the most directly comparable
measure calculated and presented in
accordance with IFRS in the financial
statements or includes amounts, or is subject
to adjustments that have the effect of
including amounts, that are excluded from the
most directly comparable measure so
calculated and presented. Non-IFRS financial
measures disclosed herein are meant to
provide additional information and insight
regarding the historical operating results and
financial position of the Fund. These measures
are not in accordance with, or a substitute for,
IFRS and may be different from, or
inconsistent with, non-IFRS financial measures
used by others.

Introduction

The Fund is an unincorporated closed-end
investment trust established under the laws of
the Province of Ontario pursuant to a trust
indenture dated May 20, 2005. The Fund is a
non-bank lender providing and investing
primarily in short-term and medium-term
commercial mortgages. The Fund is the sole
limited partner in Romspen Mortgage Limited
Partnership (the “Partnership”) and conducts
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its lending activities primarily through the
Partnership. The objective of the Fund is to
provide stable and secure cash distributions of
income while preserving equity.

Romspen Investment Corporation (“Romspen”)
is the Fund Manager and acts as the primary
loan originator, underwriter and syndicator for
the Partnership. Romspen also acts as
administrator of the Fund’s affairs. Romspen
and its principals, through predecessor
companies, have been in the business of
mortgage origination, servicing and syndication
since 1966.

The Fund commenced operations on

January 16, 2006, and raised $158.9 million
pursuant to the Exchange Offering, whereby
Romspen’s investors exchanged their
syndicated mortgage interests for units of the
Fund, and $15.3 million pursuant to the Unit
Offering described in its Offering Memorandum
dated March 15, 2005.

On June 22, 2007, federal legislation came into
force that altered the tax regime for specified
investment flow-through trusts or partnerships
("SIFT”) (the "SIFT Rules”). Under the SIFT
Rules, certain distributions from a SIFT are no
longer deductible in computing a SIFT’s taxable
income and a SIFT is subject to tax on such
distributions at a rate that is substantially
equivalent to the general corporate tax rate.
Distributions paid by a SIFT as returns of capital
are not subject to the tax. As its units are not
listed on a stock exchange or other public
market, the Fund is not subject to the SIFT tax
regime.
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The Offering Memorandum, financial
statements and additional information on

the Fund are available and updated regularly
on the Fund’s website at: www.romspen.com.
Unitholders who would like further information
may also contact the Investor Relations
department at: 416-966-1100.

Portfolio

As of September 30, 2022, the Fund’s
mortgage and investment portfolio

(the "Portfolio”), net of fair value provisions,
was $2.9 billion, compared to $2.6 billion a year
ago. The Portfolio included 144 mortgages and
investments compared to 143 at the same time
last year.

Approximately 96% of the Portfolio consisted
of first mortgages at September 30, 2022
(September 30, 2021 — 96%). The weighted
average interest rate of the Portfolio was
9.2% compared to 9.9% a year ago.

The Portfolio continues to consist mainly of
short-term mortgages to third parties and
mortgages to the Fund’s subsidiaries.
Approximately 82% of the Portfolio’s
investments mature within one year
(September 30, 2021 — 93%) and 98% mature
within two years (September 30, 2021 — 99%).
In addition, all our mortgages are open for
repayment prior to maturity. The short-term
nature of the Fund’s portfolio permits
opportunities to continually and rapidly evolve
in response to changes in the real estate and
credit markets. The Fund Manager believes this
flexibility is far more important in our market
niche than securing long-term fixed interest
rates.
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$2.9B

Fair value,
net of provisions

144

Mortgages &
investments

96%

First mortgages

9.2%

Weighted average
interest rate

382%

Mature within one year
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As of September 30, 2022, approximately

20% of the Fund’s investments were in Ontario,
compared to 21% in the previous year.
Approximately 18% of the Portfolio was
invested in Western Canada, 5% in Quebec,

3% in other provinces and 54% in the US. The
Fund Manager believes this broad level of North
American diversification adds stability to the
Fund’s performance by reducing dependency
on the economic activity and cycles in any
given geographic region.

Total fair value provisions as of

September 30, 2022, were $118.8 million, which
represented 4.0% of the original cost of the
Fund’s investments or $0.43 per unit
outstanding as at September 30, 2022. The
establishment of the fair value provision is
based on facts and interpretation of
circumstances relating to the Fund’s portfolio.
Thus, it is a complex and dynamic process
influenced by many factors. The provision relies
on the judgment and opinions of individuals
regarding historical trends, prevailing legal,
economic and regulatory trends, and
expectations of future developments. The
process of determining the provision involves a
risk that the actual outcome will deviate,
perhaps substantially, from the best estimates
made. The fair value provision will continue to
be reviewed by the Fund Manager and the
Fund’s trustees on a regular basis and, if
appropriate, will be adjusted.
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Financial Presentation

In an effort to continue to provide valuable,
transparent and comparable information, a set
of non-IFRS combined financial statements is
provided in the following pages, consistent with
past reporting practices. It is highly
recommended that the following unaudited
financial statements in the MD&A continue to
be used as the primary reference point.
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Combined Balance Sheet

September 30, 2022, with comparative information for 2021

Below is the combined balance sheet of the Fund and its wholly owned subsidiary,
Romspen Mortgage Limited Partnership:

(In thousands of dollars, unless otherwise noted) September 30, 2022 December 31, 2021 September 30, 2021

Assets
Cash $ 27,773 44,338 60,695
Accrued interest receivable 228,795 193,181 194,573
Mortgage investments 1,836,097 1,689,135 1,537,118
Investment in subsidiaries 412,579 407,620 431,435
E;Setsetmgtrt'gags [omspen s 634,509 682.245 629,334
Foreign exchange forward contracts - - -
Other assets 28,133 15,247 25,458
$ 3,167,886 3,031,766 2,878,613
Liabilities and Unitholders’ Equity
Revolving loan facility $ 302,996 175,356 -
Accounts payable and accrued liabilities 7,766 7,775 7,491
Foreign exchange forward contracts 110,426 7,852 2,850
Prepaid unit capital 215 2,868 4,946
Unitholders' distributions payable 11,178 17,469 20,596
432,581 211,320 35,883
Units submitted for redemption 339,408 20213 92,390
Unitholders’ equity 2,395,897 2,618,333 2,750,340
$ 3,167,886 3,031,766 2,878,613

0 Romspen Mortgage Investment Fund
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Combined Statement of Earnings

Nine months ended September 30, 2022, with comparative information for 2021

Below is the combined statement of earnings of the Fund and its wholly owned subsidiary,
Romspen Mortgage Limited Partnership:

(In thousands of dollars, except per unit amounts,

3 months ended

3 months ended

9 months ended

9 months ended

unless otherwise noted) Sep 30, 2022 Sep 30, 2021 Sep 30, 2022 Sep 30, 2021
Revenue
Mortgage interest 36,304 37,904 131,986 127,445
Other 574 1,387 2,867 7,061
Gain on foreign exchange 15,567 2,640 21,001 1,407
65,093 52,142 195,807 165,518
Expenses
Management fees 5,687 5,308 16,734 17,239
Interest 3,201 389 7,706 1,946
Change in fair value of mortgage
investments & investments in 3,019 (7,330) 901 (6,670)
subsidiaries
ievae‘zfﬂde‘rizs on mortgage 146 5,811 6,368 5912
Other (gains) losses 321 ae7) 733 (488)
Audit fees 136 161 369 335
Legal fees 44 60 101 67
Other 676 1,001 2,114 3,201
13,230 5233 35,026 21,542
Net earnings 51,863 46,909 160,781 143,976
Net earnings per unit 0.18 015 0.57 0.46
Weighted average number of units 280,516,006 304,613,698 284,158,005 313,159,455

issued and outstanding
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Combined Statement of Changes
in Unitholders’ Equity

Nine months ended September 30, 2022, with comparative information for 2021

Below is the combined statement of changes in unitholders’ equity of the Fund and its wholly owned
subsidiary, Romspen Mortgage Limited Partnership:

(In thousands of dollars, except per unit amounts, unless

otherwise noted)

September 30, 2022

December 31, 2021

September 30, 2021

Unit capital

Balance, beginning of year $ 2,707,995 3,140,282 $ 3,140,282

Issuance of units 154,439 213,087 157,774

Redemption of units (260,915) (482,961 (400,175)

Increase in units submitted for redemption (137,295) (162,413) (52,690)
Balance, end of period $ 2,464,224 2,707,995 $ 2,845,191
Cumulative earnings

Balance, beginning of year $ 1,490,744 1,286,290 $ 1,286,290

Net earnings 160,781 204,454 143,976
Balance, end of period $ 1,651,525 1,490,744 $ 1,430,266
Cumulative distributions to unitholders

Balance, beginning of year $ (1,580,406) (1,354,388) $ (1,354,388)

Distributions to unitholders (139,446) (226,018 (170,729)
Balance, end of period $ (1,719,852) (1,580,406) $ (1,525117)
Unitholders’ equity $ 2,395,897 2,618,333 $ 2,750,340
Units issued and outstanding, excluding units 244,479,223 269265076 283.364.894

submitted for redemption

0 Romspen Mortgage Investment Fund
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Combined Statement of Cash Flows

Nine months ended September 30, 2022, with comparative information for 2021

Below is the combined statement of cash flows of the Fund and its wholly owned
subsidiary, Romspen Mortgage Limited Partnership:

3 months ended 3 months ended 9 months ended 9 months ended
(In thousands of dollars, unless otherwise noted) Sep 30,2022 Sep 30, 2021 Sep 30,2022 Sep 30, 2021
Cash provided by (used in):
Operations
Net earnings $ 51,863 $ 46,909 $ 160,781 $ 143,976
ltems not affecting cash:
Amortlzatlon of revolving loan facility 119 90 314 238
financing costs
Change in fair value of mortgage
investments and investment in 3,019 (7,330) 901 (6,670)
subsidiaries
Income from investment in TIG Romspen
US Master Mortgage LP 619 (469) 226 4137
Realized loss on mortgage investments 146 5,81 6,368 5,912
Unrealized loss on foreign exchange (22,287) 12,778 (27,930) 34,308
Other (gain) losses 321 Qae7) 733 (488)
Change in non-cash operating items:
Accrued interest receivable (20,364) (9,661 (32,630) (26,043)
Other assets (7,484) (13,746) (13,538) (16,259)
Accounts payable and accrued
liabilities and unitholders’ distributions 298 1,344 12) 2,569
payable
6,250 35,559 95,213 141,780
Financing
Proceeds from issuance of units 36,035 36,118 94,684 98,720
Distributions paid to unitholders (24,719) (41,269) (85,982) (107,070)
Redemption of units (91,005) (255,039) (260,915) (400,175)
Prepaid unit capital (7,935) 1,091 (2,653) 4,946
Change in revolving loan facility 140,720 - 125,089 (131,331
53,096 (259,099) (129,777) (534,910)
Investments
Funding of mortgage investments (141,113) (184,276) (362,018) (478,616)
Discharge of mortgage investments 39,210 239,738 283,308 871,670
Net (fgndwmg) discharge of investment in (5.186) 9.846 (3,530) 39.616
subsidiaries
Net (funding) redemption of investment
in TIG Romspen US Master Mortgage LP (14,775) (73,525 100,239 (63896)
(121,864) (8.217) 17,999 368,774
Decrease in cash (62,518) (231,757) (16,565) (24,356)
Cash, beginning of period 90,291 292,452 44,338 85,051
Cash, end of period $ 27,773 $ 60,695 $ 27,773 $ 60,695
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Investment in Subsidiaries

The controlled subsidiaries acquire control of properties in order to complete development and divest of
the property with the goal of maximizing return to investors, which may involve, but not specifically
require, the advancement of additional funds. These subsidiaries are not consolidated by the Fund and

are summarized as follows:

(in thousands of dollars)

Name Ownership Description Location September 30, 2022
Guild 100% Office complex CA $ 21,706
Aspen Lakes 100% Residential development CA 4,766
Almonte 50% Retail plaza CA 5,836
Bear Mountain 100% Office complex CA 377
Liberty Ridge 100% Residential subdivision CA 66,863
Planetwide 100% Land for residential development CA 4,808
Royal Oaks 100% Residential subdivision CA 12,258
Haldimand 100% Landfill CA 31,228
High Street 100% Commercial/Residential CA 24,807
Egreen 100% Land for industrial development CA 1,516
Carolina Golf 100% Golf courses us 16,105
LE Ranch 100% Residential us 17,760
Springville 100% Land for commercial development us 21,923
Big Nob 100% Land for residential development CA 4,552
Midland 100% Land for residential development CA 4,802
Kettle Creek 100% Land for residential development CA 43,791
Langford Lake 100% Land for residential development CA 39,482
Ponderosa 100% Land for residential development CA 31,814
Drought 100% Land for residential development CA 11,371
Northern Premier 100% Land for industrial development CA 10,448
Hampton Circle 100% Residential construction CA 4,141
Southpoint Landing 100% Residential CA 1,289
RIC Hampton Inc. 100% Commercial CA 6,899
Environmaster 100% Environment and recycling CA 33,326
Kawartha Downs 100% Leisure and entertainment CA 26,092
Nisku 100% Industrial predevelopment CA 15,810
$ 463,770

Fair value adjustment (51,191)

$ 412,579

0 Romspen Mortgage Investment Fund
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Income Statement Highlights

Total revenues for the quarter ended
September 30, 2022 were $65.1 million
compared to $52.1 million in the previous year.

Net earnings for the quarter were $51.9 million
compared to $46.9 million for the same period
last year. The basic weighted average earnings
per unit for the quarter were $0.18 per unit
compared to $0.15 last year.

For the quarter ended September 30, 2022, the
Fund distributed $36.5 million or $0.13 per unit
compared to $60.0 million or $0.20 per unit for
the quarter ended September 30, 2021. The
simple and compounded net returns to
unitholders for the three-month period ended
September 30, 2022 were 1.9% and 1.9%
respectively.

Provision for losses on the Portfolio value
reflected an increase of $3.0 million in the third
quarter of 2022. During the same period, the
Fund realized losses of $0.1 million on two
loans. Management and other fees payable to
the Fund Manager and other general and
administrative expenses of the Fund were

$6.5 million for the quarter ended

September 30, 2022, same as last year.

Balance Sheet Highlights

Total assets as of September 30, 2022 were
$3.2 billion compared to $2.9 billion a year ago.
Under IFRS, mortgages that are provided to
owned subsidiary companies holding
foreclosed properties have been reclassified
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from mortgage investments to investment in
subsidiaries. Total assets are comprised
primarily of mortgages recorded at fair market
value, investment in subsidiaries and accrued
interest receivable. In addition, the Fund had
$27.8 million of excess cash at quarter end.

Total liabilities excluding units submitted for
redemption as of September 30, 2022 were
$432.6 million compared to $35.9 million a year
earlier. Liabilities at the end of the quarter were
comprised mainly of $303.0 million drawn
against the revolving loan facility. Drawings
under the revolving loan facility, together with
net cash proceeds of the Unit Offering, are
used to add to the Portfolio. The revolving

loan facility bears interest not exceeding prime
plus 1.0% and is secured by all assets of the
Partnership and a pledge of all Partnership

units held by the Fund. At September 30, 2022,

the net bank debt (debt less unrestricted cash)
was $275.2 million (9.5% of the net portfolio)
compared to nil (0% of the net Portfolio) a
year ago.

Unitholders’ equity plus units submitted for
redemption as of September 30, 2022 were
$2.7 billion, as compared to $2.8 billion a year
ago. There was a total of 279,112,721 units
outstanding on September 30, 2022 compared
to 292,883,735 on September 30, 2021. There
are no options or other commitments to issue
additional units.
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Liquidity and Capital Resources

Pursuant to the trust indenture, 100% of the Fund’s
net taxable earnings are intended to be distributed
to unitholders. This means that growth in the
Portfolio can only be achieved by raising additional
unitholder equity and utilizing available borrowing
capacity. Pursuant to the Fund’s investment
policies, the Fund may borrow up to 35% of the
book value of mortgages held by the Fund. As of
September 30, 2022, borrowings totalled
approximately 11% of the book value of investments
held by the Fund compared to 0% as at
September 30, 2021.

During the nine months ended September 30, 2022,

there were $106.5 million of net redemptions
compared to $242.4 million during the same period
in 2021.

The Fund’'s mortgages are largely short-term in
nature allowing the continual repayment by
borrowers of existing mortgages to create liquidity
for new mortgage investments.

Related Party Transactions

Romspen acts as the mortgage manager for the
Partnership and administrator for the Fund. The
trustees of the Fund are all principals of Romspen.
In return for its mortgage origination and capital
raising services, Romspen receives a fee equal to
1% per annum, calculated daily and paid monthly,
of the total of all mortgage investments plus the
fair value of any non-mortgage investments.

Romspen also receives all lender, broker,
origination, commitment, renewal, extension,
discharge, participation, and other administrative
fees charged to borrowers.
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In addition, the Partnership has granted to
Romspen the option to purchase any mortgage
investment held by the Partnership for a
purchase price equal to the principal amount of
such mortgage plus any accrued interest.

From time to time, the Partnership may invest
in mortgage loans made to borrowers who are
related to Romspen or the trustees of the Fund.
The Partnership may also invest in mortgages
that are syndicated among Romspen, the
Fund’s trustees, or related parties. These
related party transactions are further discussed
in the notes to the accompanying financial
statements.

Risk Management

The Fund is exposed to various risks related to
its financial instruments in the normal course of
business. The Fund Manager and trustees have
put in place various procedures and safeguards
to mitigate these risks inorder to ensure the
preservation of capital as well as the
achievement of acceptable and consistent
rates of return.

Outlook

The developments over the past 3 months have
not altered our view of the challenges facing
the real estate sector that were highlighted in
the second quarter report, nor has Romspen
changed its approach to meeting those
challenges. Rising rates and inflation are
realities for the foreseeable future, and a
recession in North America is viewed as almost
a certainty.
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The resulting slowdown in transaction and
refinancing activity in the sector has led to
delays in the Fund’s anticipated timetable of
loan repayments and collateral realizations.
This has been accompanied by an
unprecedented level of unitholder redemption
requests. Together, these forces put pressure
on the Fund’s ability to simultaneously provide
a level of investor liguidity, honour existing loan
commitments and enhance the portfolio by
making accretive new mortgage loans. In late
September, the trustees attempted to strike a
balance among these demand by electing to
institute the Run-Off Pool redemption
mechanism.

One of Romspen’s primary operational focuses
over the near term will be expediting the
completion of liquidity transactions within the
Fund’s portfolio in order to meet these goals.
While the timing such transactions is often
beyond our control, we have redoubled our
efforts to keep all relevant parties engaged and
to explore innovative transaction structures.

We continue to believe that the underlying
fundamentals of the real estate sectors and
markets in which we are active will enable the
Fund weather the present dislocations, given
time and a continued adherence to its
time-tested mortgage investment strategies
and prudent capital allocation policies.

0 Romspen Mortgage Investment Fund
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Interim Unconsolidated Statement

of Financial Position

September 30, 2022, with comparative information for 2021

September 30, 2022

December 31, 2021

(In thousands of dollars, except per unit amounts, unless otherwise noted) (unaudited) (audited)
Assets
Cash $ 460 3,01
Investment in Romspen Mortgage Limited Partnership,
at fair value through profit or loss (note 3) 2,746,734 2,838,495
Other assets - -
$ 2,747,194 2,841,506
Liabilities and Unitholders’ Equity
Ligbilities:
Accounts payable and accrued liabilities 496 723
Prepaid unit capital 215 2,868
Unitholders' distributions payable 11,178 17,469
11,889 21,060
Units submitted for redemption (note 4) 339,408 20213
Unitholders' equity (note 4) 2,395,897 2,618,333
Commitments and contingent liabilities (note 9) - -
$ 2,747,194 2,841,506
Net asset value per unit (note 5) 9.80 9.72

See accompanying notes to financial statements.

c Romspen Mortgage Investment Fund

23



Interim Unconsolidated Statement

of Comprehensive Income

Nine months ended September 30, 2022, with comparative information for 2021

3 Months ended
September 30, 2022
(unaudited)

(In thousands of dollars, except per unit
amounts, unless otherwise noted)

3 Months ended
September 30, 2021
(unaudited)

9 Months ended
September 30, 2022
(unaudited)

9 Months ended
September 30, 2021
(unaudited)

Income from investment in Romspen
Mortgage Limited Partnership:

Distributions from Romspen

Mortgage Limited Partnership $ 18,900 $ 42953 $ 79,691 $ me7s
Unrealized appreciation in net
assets of Romspen Mortgage 35,238 6,257 87,940 39,501
Limited Partnership (note 3)
54,138 49,210 167,631 151,176
Expenses:
Management fees (note 8(a)) 1,876 1,752 5,522 5,689
Audit fees 135 161 357 335
Legal fees and other 264 388 971 1176
2,275 2,301 6,850 7,200
Net income and comprehensive
in $ 51,863 $ 46,209 $ 160,781 $ 143,976
come
Net income and comprehensive
income per unit (note 5) $ 0.18 $ 015 $ 0.57 $ 0.46
Weighted average number of
units issued and outstanding 280,516,006 304,613,698 284,158,005 313,159,455

(note 5)

See accompanying notes to financial statements.

c Romspen Mortgage Investment Fund
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Interim Unconsolidated Statement
of Changes in Unitholders’ Equity

Nine months ended September 30, 2022, with comparative information for 2021

September 30, 2022

(In thousands of dollars, except per unit amounts, unless otherwise noted)

(unaudited)

September 30, 2021

(unaudited)

Unit Capital:

Balance, beginning of year $ 2,707,995 3,140,282

Issuance of units (note 4) 154,439 157,774

Redemption of units (note 4) (260,915) (400,175)

Increase in units submitted for redemption (137,295) (52,690)
Balance, end of period $ 2,464,224 2,845,191
Cumulative earnings:

Balance, beginning of year $ 1,490,744 1,286,290

Net income and comprehensive income 160,781 143,976
Balance, end of period $ 1,651,525 1,430,266
Cumulative distributions to unitholders:

Balance, beginning of year $ (1,580,406) (1,354,388)

Distributions to unitholders (note &) (139,446) (170,729)
Balance, end of period $ (1,719,852) (1,52517)
Unitholders’ equity $ 2,395,897 2,750,340
Units issued and outstanding, excluding units submitted for redemption 244,479,223 283,364,894

See accompanying notes to financial statements.

c Romspen Mortgage Investment Fund

25



Interim Unconsolidated Statement

of Cash Flows

Nine months ended September 30, 2022, with comparative information for 2021

3 Months ended

September 30, 2022

(In thousands of dollars)

(unaudited)

3 Months ended
September 30, 2021
(unaudited)

9 Months ended
September 30, 2022

(unaudited)

9 Months ended
September 30, 2021
(unaudited)

Cash provided by (used in):

Operations:
Net income and comprehensive

51,863 $ 46,909 $ 160,781 $ 143,976
income
ltems not affecting cash:
Unrealized appreciation in net
assets of Romspen Mortgage (35,238) (6,257) (87,940) (39,501)
Limited Partnership (note 3)
Change in non-cash operating items:
Accounts payable and accrued
liabilities and other assets (50) 109 (2275 (229)
16,575 40,761 72,614 104,246
Financing:
Proceeds from issuance of units (note 4) 36,035 36,118 94,684 98,720
Distributions paid to unitholders (note 6) (24,719) (41,269) (85,982) (107,070)
Redemptions of units (note 4) (91,005) (255,039) (260,915) (400,175)
Changes in prepaid unit capital (7,935) 1,091 (2,653) 4946
(87,624) (259,099) (254,866) (403,579)
Investments:
Net redemption of investment in
Romspen Mortgage Limited 62,868 221,081 179,701 305,628
Partnership (note 3)
62,868 221,081 179,701 305,628
Increase (decrease) in cash (8,181) 2,743 (2,551) 6,295
Cash, beginning of period 8,641 3,704 3,01 152
Cash, end of period 460 $ 6,447 $ 460 $ 6,447

See accompanying notes to financial statements.

Romspen Mortgage Investment Fund
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Notes to Financial Statements

(In thousands of dollars, except per unit amounts, unless otherwise noted)

Nine months ended September 30, 2022

Romspen Mortgage Investment Fund (the
“Fund”) is an unincorporated closed-end
investment trust established under the laws of
the Province of Ontario, pursuant to a trust
indenture dated as at May 20, 2005. The Fund
is the sole limited partner in the Romspen
Mortgage Limited Partnership

(the "Partnership”) and conducts its lending
activities primarily through the Partnership. The
Partnership’s investments include mortgage
investments, investment in subsidiaries and
investment in TIG Romspen US Master
Mortgage LP ("USMLP”). The objective of the
Fund is to provide stable and secure cash
distributions of income, while preserving
unitholders’ equity. The Fund’s registered office
is 162 Cumberland Street, Suite 300, Toronto,
ON M5R 3N5.

As of September 30, 2022, the Partnership
indirectly owns 74.84% (2021 - 78.72%) of
USMLP. Romspen Investment Corporation
("Romspen”) is the Fund’s mortgage manager
and acts as the primary loan originator,
underwriter and syndicator for the Partnership.

The Fund commenced operations on

January 16, 2006. These financial statements
and accompanying notes have been authorized
for issue by the trustees of the Fund (the
“Trustees”) on November 14, 2022.

1. Basis of Presentation

These financial statements have been prepared
in accordance with International Financial
Reporting Standards ("IFRS”) as issued by the
International Accounting Standards Board
("IASB”).
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The financial statements are measured and
presented in Canadian dollars ("CAD”);
amounts are rounded to the nearest thousand,
unless otherwise stated. The financial
statements have been prepared on a historical
cost basis, except for financial assets and
financial liabilities at fair value through profit
or loss ("FVTPL”) which are presented at

fair value.

The Fund accounts for its investment in the
Partnership at FVTPL. The results of operations
and the financial position of the Partnership are
provided separately in note 3.

2. Significant accounting policies

A) Use of estimates

In preparing these financial statements
management has made judgments, estimates,
and assumptions that affect the application of
accounting policies and 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.

Information about assumptions and estimation
uncertainties at September 30, 2022 that have
a significant risk of resulting in a material
adjustment to the carrying amount of assets
and liabilities in the next financial year, is
included in note 3.
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Notes to Financial Statements

(In thousands of dollars, except per unit amounts, unless otherwise noted)

Nine months ended September 30, 2022

.B) Judgement

Judgement has been made in applying
accounting policy regarding accounting for
Fund’s investment in the Partnership. Although
the Fund owns 99.99% of the Partnership,
management has determined that the Fund has
no control over the Partnership, as there is no
strong linkage between the power that the
Fund has over the Partnership and the Fund’s
variability in returns from the Partnership. The
Fund accounts for its investment in Partnership
at fair value.

C) Net income and comprehensive income
per unit

Net income and comprehensive income per unit
are computed by dividing net income and
comprehensive income for the period by the
weighted average number of units issued and
outstanding during the period.

D) Prepaid unit capital

Prepaid unit capital consists of subscription
amounts received in advance of the unit
issuance date.

E) Financial assets and financial liabilities
Financial assets and financial liabilities at FVTPL
are initially measured at fair value, with
transaction costs recognized in profit or loss.

Financial assets and financial liabilities not at
FVTPL are initially measured at fair value plus
transaction costs that are directly attributable
to their acquisition or issue. Other financial
assets and financial liabilities are recognized on
the date on which they are originated.
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Financial assets are derecognized when the
contractual rights to the cash flows from the
asset expire, or it transfers the rights to receive
the contractual cash flows in a transaction in
which substantially all the risks and rewards of
ownership are transferred or in which the
Partnership neither transfers nor retains
substantially all of the risks and rewards of
ownership and does not retain control of the
financial asset. A liability is derecognized when
its contractual obligations are discharged,
cancelled, or expired.

Financial assets and liabilities Classification

Cash Amortized cost
Investment in the Partnership FVTPL
Accounts payable Amortized cost
Amortized cost

Prepaid unit capital

Unitholders’ distributions payable Amortized cost

28



Notes to Financial Statements

(In thousands of dollars, except per unit amounts, unless otherwise noted)

nine months ended September 30, 2022

3. Supplemental information regarding
Partnership at FVTPL

The Fund owns 99.99% of the Partnership’s
non-voting units and accounts for its
investment in Partnership at fair value. The
Partnership is not consolidated by the Fund.

Schedule of the Fund’s investment in the
Partnership:

Statement of non-consolidated financial position

on a fair value basis:

September 30, 2022
(unaudited)

December 31, 2021
(unaudited)

September 30, 2022 September 30, 2021

Investment balance,

- $ 2,838,495 $ 3128570
beginning of year

Net withdrawal of
investment in the (179,701) (305,628)
Partnership

Unrealized appreciation
in net assets of the 87,940 39,501
Partnership

Investment balance,

$ 2,746,734 $ 2,862,443
end of period

The Partnership’s statements of financial
position and results of operations prepared on
a fair value basis are provided as follows:
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Assets
Cash $ 27,313 $ 41,327
Accrued interest 228,795 193181
receivable
Mortgage investments
1 ,097 1, Al
(note 3(b)) ,836,09 689,135
Investment in
412,57 407,62
subsidiaries (note 3(c)) 579 07.620
Investment in USMLP
(note 3(d)) 634,509 682,245
Other assets 28,133 15,247
$ 3,167,426 $ 3,028,755
Liabilities and Unitholders’ Equity
Liabilities:
Revolving loan facility $ 302,996 5 175,356
(note 3(e))
Foreign exchange
forward contracts 110,426 7,852
(note 3(f))
Accounts. paygble and 7,270 7.052
accrued liabilities
420,692 190,260
Fair value of net assets
attributable to
unitholders of the 2,746,734 2838495
Partnership
$ 3,167,426 $ 3,028,755
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(In thousands of dollars, except per unit amounts, unless otherwise noted)
Nine months ended September 30, 2022

Statement of non-consolidated In determining fair value of individual
comprehensive income on a fair value basis: mortgages, management considers the
length of time the mortgage has been in
9 months ended 9 months ended arrears, the overall financial strength of the

September 30, 2022 September 30, 2021 )
eprember borrowers and the residual value of the

(unaudited) (unaudited)

Revenue security pledged. Any unrealized changes in
Mortgage interest $ 131,986 § 127445 the fair value of mortgage investments are
Income from Investment in 39,953 20605 recorded in the Partnership’s statement of
USMLP (note 3(d)) comprehensive income as an unrealized fair
Other 2,867 7061 value adjustment.

195,807 165518 Entities are formed by the Partnership to

Expenses obtain legal title of the foreclosed underlying

Ej]aongse(?;m fees 1,212 1,550 security of defaulted mortgage investments.
Interest 7,706 1946 The assets, liabilities, revenues and expenses
Change in fair value of of these entities are not reflected in the non-
mortgage investments and 901 (6.670) consolidated financial statements of the
nvestment in subsidiaries Partnership, but rather the Partnership
Realized loss on mortgage chooses to account for such investment in
investments 6,368 5912
Other losses (gains) 733 (458 subsidiaries at fair value. Upon foreclosure,
Legal fees and other 1,256 2,092 the carrying value of the mortgage

28,176 14,342 investment, which comprises principal,

Comprehensive income $ 167,631 $ 151176 accrued interest, enforcement costs and a

fair value adjustment that reflects the fair

A) Basis of presentation and measurement value of the underlying mortgage security, is

for the Partnership derecognized from mortgage investments

and an investment in subsidiary is recognized
at fair value. At each reporting date, the
Partnership uses management’s best
estimates to determine fair value of the
subsidiaries (note 3(c)).

All mortgages have been accounted at FVTPL.
Mortgage investments are recorded at fair
value reflected in the Partnership’s statement
of comprehensive income.
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These assumptions are limited by the

The Partnership indirectly owns 74.84% of USMLP availability of reliable comparable data,

as at September 30, 2022 (2021 - 78.72%) economic uncertainty, ongoing geopolitical

through Romspen Liberty LP (“Liberty LP"). The concerns and the uncertainty of predictions

Partnership does not consolidate USMLP or concerning future events. Credit markets,

Liberty LP and accounts for its investment in equity markets and consumer spending are

USMLP at FVTPL. factors in the uncertainty inherent in such
I

The fair value of the Partnership’s investment in
USMLP is the amount of net assets attributable to
the unitholders of USMLP.

Interest income, funding and participation fees
are recognized separately from the fair value
changes.

The mortgage investments are recorded in the
Partnership’s statement of financial position at
fair value. The estimates may include:
assumptions regarding local real estate market
conditions; interest rates and the availability of
credit; cost and terms of financing; the impact of
present or future legislation or regulation; prior
encumbrances and other factors affecting the
mortgage and underlying security of the
mortgage investments. Actual results may differ
from those estimates.
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