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Mainstreet Q3 2008 – Message to Shareholders 
             
 
 
Mainstreet: On track and moving forward 
 
In the third quarter of 20081, Mainstreet Equity Corp. improved on all fronts including 
portfolio growth, increased rental revenues and stabilization progress. Even with an 
average vacancy rate of 20.8% and the high costs of stabilization, same assets 
revenues and net operating income went up. As well, through refinancing of matured 
mortgages and converting short term mortgages to long term CMHC insured mortgages, 
we were able to lower our cost of financing and raised additional funds to support 
acquisitions in this flat opportunistic environment. 
 
Mainstreet’s continued success in Saskatoon in Q3 is expected to have a positive impact 
on future results. In the quarter we initiated acquisition of another 45 units in Saskatoon, 
26 of which have been closed as of July 22, 2008. This brings the total unit count in our 
Saskatoon portfolio to 527 units at an average purchase price of $39,700 per unit which 
is substantially lower than the current market price and replacement cost in Saskatoon. 
Subsequent to the quarter end, we also completed the stabilization of a 165 unit 
property, representing 31% of the total portfolio in Saskatoon, and refinanced its existing 
mortgage loan. The average rent has increased by 90% since the property was acquired 
and additional funds of $8.6 million are expected to be raised from the refinancing. 
Currently, our average rents for stabilized properties in Saskatoon are now the same as 
stabilized properties in Edmonton and about 90% of average Calgary rents.  With a 
market environment of attractive purchase prices, a good supply of mid-market 
properties and comparatively high rents, Saskatoon continues to be a great market 
choice for Mainstreet. 
 
 
OTHER THIRD QUARTER HIGHLIGHTS 
 
1. Portfolio grew by 6% 

As of June, 2008, Mainstreet’s portfolio of properties had grown to 5,367 rental units 
compared to 5,065 units at the end of Q3 2007.  
 
Other than acquisitions in Saskatoon, we also closed acquisitions of 126 units in 
Calgary, Alberta and Abbotsford, British Columbia subsequent to the Q3, which 
increases our overall portfolio to 5,538 units. The details of these acquisitions are as 
follows: 
 
Calgary 
 An additional 42 units in the Calgary area (Cochrane) for an average cost per door of 

$85,900 – below estimated market value and replacement cost. 
 This is a mid-market property, consistent with Mainstreet’s Value Chain model, and 

offers a significant opportunity to increase rents after it is renovated to our branded 
standard and repositioned in the market. 

 This acquisition brought the Calgary portfolio to a total of 1,277 rental units. 
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B.C. Lower Mainland 
 An additional 84 units in Abbotsford for an average cost per door of $98,800, below 

estimated market value and replacement cost. 
 This is a condo-quality building clustered adjacent to a building we already own; 

tenants are responsible for paying all utilities, including heat, which reduces energy 
price risk for Mainstreet. 

 This acquisition brought the B.C. Lower Mainland portfolio to a total of 1,281 rental 
units. 

 
2. Mainstreet refinanced $31 million of debt 

 During and subsequent to Q3, Mainstreet obtained approvals from CMHC to 
refinance $31.4 million of matured mortgages for $81.9 million of which $3.0 million 
was funded during the quarter. We expect that the average interest rate on these 
mortgages will reduce from 5.3% to 5.0% and the additional funds of approximately 
$50.5 million will be raised to fund our ongoing growth. 

 
3. Stabilization moving ahead according to plan 

Stabilization 
 We continued the process of completing renovations on Edmonton properties that 

were acquired in the past 24 months and we have been actively marketing buildings 
that have been renovated.  

 The overall vacancy rate and rental revenues are improving in Edmonton.  
Stabilization in Saskatoon is moving quickly, with 31% of units expected to be 
stabilized in Q4 2008. 

 
Vacancy rates 
 Overall average vacancy rate was 20.8% in Q3 2008 compared to 14.2% in Q3 

2007, due mainly to the stabilization process. 
 In Q3 Mainstreet’s average vacancy in Edmonton reduced by 5.2% over Q2 2008 

bringing the quarter’s average vacancy down to 32.6% as compared to 37.8% in Q2 
2008. As well, the Calgary average vacancy rate decreased to 9.1% as compared to 
12.8% in Q2 2008 even with our aggressive rent increases. The vacancy rate 
excludes a 48 unit property which is currently under a complete renovation that was 
previously leased to an institutional tenant. 

 Subsequent to the quarter-end, at July 28, 2008, Mainstreet’s vacancy improved to 
27.4% in Edmonton; 25.4% in Saskatoon; and 4.4% in Calgary, excluding the 
property under complete renovation. 

 
4. Rental revenues up 14% in Q3, despite high vacancy 

 Even with 37% of our properties undergoing stabilization, mainly in Edmonton, total 
rental revenues from continuing operations were approximately $11.8 million in Q3 
2008 compared to $10.3 million in Q3 2007. 

 This increase is due mainly to portfolio growth, increased rents and newly renovated 
properties beginning to generate revenues.  

 After stabilized Edmonton properties are marketed and leased, rental revenues are 
expected to increase significantly. 

 Same assets rental revenues increased by 7% to $10.2 million from $9.5 million in 
Q3 2007. 
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5. Net operating income up by 10% 
 Net operating income (NOI) in Q3 2008 reached $6.8 million, compared to $6.2 

million in Q3 2007, resulting mainly from an increased number of units in the 
portfolio and increased rents. 

 Same assets NOI also increased by 5% to $6.2 million compared to $5.9 million 
in Q3 2007. 

 
6. Funds from operations improve 

 Overall FFO from continuing operations increased by 10% to $1.5 million compared 
to $1.4 million in Q3 2007, mainly the result of growth in the size of the portfolio and 
higher rents per unit. 

 FFO for stabilized properties was $2.2 million, compared with $2.0 million in Q3 
2007, as a result of the growth in the stabilized portfolio and higher rents. 

 
 
CHALLENGES 
 
Mainstreet faced a few ongoing challenges in Q3, including: 
 
1. Temporary high vacancy and costs in Edmonton 

 At the same time as in-migration has slowed in Edmonton, an estimated 8,000 
new condos are under construction and management believes that a substantial 
number of them may be offered to the rental market. Because this has the 
potential to affect our Edmonton targets, for now we are not pursuing acquisitions 
in Edmonton. But we are watching this market closely because, as condo 
conversion activity slows due to oversupply and prices flatten, good acquisition 
opportunities may resurface for Mainstreet. In the meantime, we will focus our 
efforts on completing the stabilization process in Edmonton by the end of 
December 2008, leasing up the units and maximizing our rental revenues. 

 
2. U.S. credit crunch having an impact 

 The U.S. led real estate recession is starting to have an effect on the Canadian 
debt markets, resulting in fewer institutions bidding for mortgage loans. 

 Fortunately, we are positioned well with an acquisition line of credit in place, and 
CMHC insures the lenders, which provides a competitive borrowing advantage 
for Mainstreet. 

 
3. Labour shortage 

 Even with the ongoing labour shortage, especially in Alberta, we have been able 
to stay on schedule with our growth plan. 

 As announced earlier, Mainstreet is in the process of bringing in foreign workers 
to help speed the pace of renovations; so far six workers have completed training 
and we expect more to come. 

 
4. Heating costs on the rise 

 Significant increases in natural gas prices are likely to affect future acquisitions, 
but existing properties are sheltered through contracts that Mainstreet locked in 
at an average price of $8 per gigajoule, significantly lower than the average rate 
for the period. 
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OUTLOOK 
 
In all of our markets Mainstreet will continue to pursue distressed mid-market properties 
that fit our Value Chain model. The exception will be Edmonton where we will take a 
watch-and-see position for now, until we can acquire properties with high potential to 
add value. We believe there will be good opportunities in Edmonton when the market 
settles. 
 
From the end of Q3 to calendar year-end Mainstreet expects to refinance $42 million of 
short-term and maturing mortgage loans to long-term CMHC financing. We expect this 
process will net approximately $71 million to support our ongoing growth. 
 
In Q3, we were on track with our plan and targeted performance, and our goal is to continue 
that record. With 90% of our portfolio in major cities in Western Canada, stable rental 
markets, continued low interest rates, and markets flat in terms of purchase price, 
Mainstreet is positioned to take advantage of acquisition opportunities; we look forward to 
reporting continued positive results next quarter. 
 
On behalf of the Board of Directors, 
 

 
 
Bob Dhillon 
President and CEO 
July 28, 2008  
 
1 This third quarter report is for the three-month period ended June 30, 2008. Mainstreet’s current fiscal year 
ends September 30, 2008. 
 
Forward-looking Statements 
 
In various places in this Message to Shareholders, management discusses its expectations regarding 
future performance. These “forward-looking” statements are based on current available competitive, 
financial and economic data and operating plans, which are subject to risks and uncertainties. 
Forward-looking statements include information concerning possible or assumed future results of 
operations or financial position of the Corporation, as well as statements preceded by, followed by, or 
that include the words “believes”, “expects”, “anticipates”, “estimates”, “projects”, “intends”, “should” 
or similar expressions. These statements, by their very nature, are not guarantees of the 
Corporation’s future operational or financial performance, and are subject to risks and uncertainties 
and other important factors that could cause the Corporation’s actual results, performance, prospects 
or opportunities to differ materially from those expressed in, or implied by, these forward-looking 
statements. Management believes the expectations reflected in its forward-looking statements are 
reasonable, but no assurance can be given that expectations will prove to be correct, and forward-
looking statements in this message to shareholders should not be unduly relied upon. Forward-
looking statements speak only as of the date of this message, and actual results could differ 
materially from those anticipated in forward-looking statements as a result of a number of factors. 
Investors should not place undue reliance on forward-looking statements because the plan, intentions 
or expectations on which they are based may not occur. As of the date of this message, management 
believes the expectations reflected in its forward-looking statements are still reasonable and the 
actual results to date do not differ materially from those anticipated. 
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MANAGEMENT’S DISCUSSION AND ANALYSIS 
 
The following management’s discussion and analysis “MD&A” provides an explanation of 
Mainstreet Equity Corp.’s (“Mainstreet” or “the Corporation”) financial condition and results of 
operations for the three-month period ended June 30, 2008. The results from the third quarter of 
fiscal year 2008 are directly comparable with those from the third quarter of fiscal year 2007. The 
Corporation’s annual fiscal year-end is September 30. This MD&A should be read in conjunction 
with the Corporation’s unaudited financial statements and the accompanying notes for the three-
month period ended June 30, 2008, the audited financial statements and the accompanying notes 
for the years ended September 30, 2007 and 2006, and the MD&A for the year ended 2007. This 
MD&A is intended to provide information about the Corporation’s performance, financial position 
and outlook, and was prepared as of July 28, 2008. All amounts expressed are in Canadian 
dollars. 
 
In various places of this MD&A, management discusses its expectations regarding future 
performance. These “forward-looking” statements are based on current available competitive, 
financial and economic data and operating plans, which are subject to risks and uncertainties. 
Forward-looking statements include information concerning possible or assumed future results of 
operations or financial position of the Corporation, as well as statements preceded by, followed 
by, or that include the words “believes”, “expects”, “anticipates”, “estimates”, “projects”, “intends”, 
“should” or similar expressions. These statements, by their very nature, are not guarantees of the 
Corporation’s future operational or financial performance, and are subject to risks and 
uncertainties and other important factors that could cause the Corporation’s actual results, 
performance, prospects or opportunities to differ materially from those expressed in, or implied 
by, these forward-looking statements (refer to the section entitled “Risk Management” in this 
MD&A and the section entitled “Risk Factors” in the annual information form of the Corporation for 
the year ended September 30, 2007 for a list of some of these risks and uncertainties). 
 
Management believes the expectations reflected in its forward-looking statements are 
reasonable, but no assurance can be given that expectations will prove to be correct, and 
forward-looking statements in this MD&A should not be unduly relied upon. Forward-looking 
statements speak only as of the date of this MD&A, and actual results could differ materially from 
those anticipated in forward-looking statements as a result of a number of factors. Investors 
should not place undue reliance on forward-looking statements because the plan, intentions or 
expectations on which they are based may not occur. 
 
BUSINESS OVERVIEW 
 
Mainstreet Equity Corp. is a Canadian real estate corporation based in Calgary, Alberta and 
focused on the acquisition, redevelopment, repositioning and management of mid-market rental 
apartment buildings in five major Canadian markets: Vancouver/Lower Mainland, Calgary, 
Edmonton, Saskatoon and the Greater Toronto Area. 
 
At the end of Q3 2008, the total portfolio included 5,367 multi-family residential units (4.0 million 
square feet), consisting of townhouses, garden-style apartments, and mid-rise and high-rise 
apartments. The Corporation also holds one property (22 units) in Calgary for the purpose of re-
sale. As of June 30, 2008, 80% of the total units were rented, 10% were being renovated and the 
remaining units were vacant because of market conditions. Since 1997, the Corporation’s 
portfolio has increased from 10 buildings to 111 buildings, while the appraised value of properties 
in the portfolio has grown from about $17 million to approximately $720 million as of June 30, 
2008.1 

 
Mainstreet is listed on the Toronto Stock Exchange “TSX” under the symbol “MEQ”. 
 
1. Market value held on June 30, 2008 was determined by independent qualified real estate appraisers. The actual selling 
value of these properties may be substantially different and will depend on market conditions at the time of the sale. 
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BUSINESS STRATEGY 
 
Mainstreet’s goal is to become the leading provider of affordable mid-market rental 
accommodations in Canada. The Corporation uses the following business strategy to achieve this 
goal: 
 

• Identify and buy under-performing mid-sized rental units at prices well below replacement 
costs; 

• Increase the asset value of its portfolio by renovating acquired properties and 
repositioning a Mainstreet branded product in the market for higher rents; 

• Minimize operating costs through professional management, efficient technology and 
energy-saving equipment; 

• Maintain and build customer loyalty through quality properties and high levels of service; 
and 

• Maintain a sound capital structure with access to capital markets. 
 
REVIEW OF FINANCIAL AND OPERATING RESULTS 
 
SUMMARY OF FINANCIAL RESULTS 
 

 Three months ended June 30 Nine months ended June 30 

(in 000’s except per share amounts) 2008 2007 % change 2008 2007 % change 
       

Gross revenue 
 

$11,791 
 

$10,416 13% 
 

$34,898 
 

$30,116 16% 
 
Net income (loss)       
– from continuing operations  $(725) $(585) 24% $(3,048) $(1,506) 102% 
– from sale of properties held for 
resale - - n/a 610 - n/a 
– from stock compensation expense - - n/a - (3,389) -100% 
Total net loss $(725) $(585) 24% $(2,438) $(4,895) -50% 
 
Funds from operations1       
– from continuing operations  $1,521 $1,383 10% $3,430 $3,953 -13% 
– from sale of properties held for  
resale  - - n/a 726 - n/a 
Total funds from operations $1,521 $1,383 10% $4,156 $3,953 5% 
 
Net operating income2 from 
continuing operations  $6,797 

 
$6,200 10% $19,248 

 
$18,062 7% 

 
Net operating margin from continuing 
operations (%) 58% 

 
60%  57% 

 
61%  

EBITDA from continuing operations3 $5,532 
 

$5,351 3% $16,285 
 

$15,902 2% 
 
Net income (loss) per share       
– basic from continuing operations $(0.05) $(0.05) -% $(0.21) $(0.15) 40% 
– basic from sale of properties held 
for resale - - n/a 0.04 - n/a 
– from stock compensation expense - - n/a - (0.33) -100% 
Net loss per share $(0.05) $(0.05) -% $(0.17) $(0.48) -65% 
 
Funds from operations per share       
– basic from continuing operations $0.10 $0.12 -17% $0.24 $0.39 -38% 
– basic from sale of properties held 
for resale - - n/a 0.05 - n/a 
Funds from operations per share $0.10 $0.12 -17% $0.29 $0.39 -26% 
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1. Funds from operations “FFO” are calculated as net earnings before the non-cash portion of debenture interest, 
depreciation of real estate properties and future income taxes. FFO is a widely accepted supplemental measure of a 
Canadian real estate company’s performance, but is not a recognized measure under Canadian generally accepted 
accounting principles “GAAP”. The GAAP measurement most directly comparable to FFO is net income (for which 
reconciliation is provided below). FFO should not be construed as an alternative to net income or cash flow from operating 
activities, determined in accordance with GAAP, as an indicator of Mainstreet’s performance. Readers are cautioned that 
FFO may differ from similar calculations used by other comparable entities. 
2. Net operating income is rental income minus property operating expenses including utility rebate. It does not include 
financing costs, general and administrative expenses or depreciation and amortization expenses. It is used by Mainstreet 
to measure its operational performance. Net operating income is not a recognized measure under GAAP. The GAAP 
measure most directly comparable to it is net income. Net operating income should not be construed as an alternative to 
net income determined in accordance with GAAP. Readers are cautioned that net operating income may differ from 
similar calculations used by other comparable entities. 
3. EBITDA is earnings before interest, taxes, depreciation and amortization and is used by Mainstreet to measure its 
financial performance. EBITDA is not, however, a recognized measure under GAAP. Management believes EBITDA is a 
useful supplemental measure to net earnings, providing investors with an indicator of cash available for distribution prior 
to debt service, capital expenditures and income taxes. The GAAP measure most directly comparable to EBITDA is net 
income. EBITDA should not be construed as an alternative to net income determined in accordance to GAAP. Readers 
are cautioned that EBITDA may differ from similar calculations used by other comparable entities. 
 
Funds from Operations (FFO), defined in the footnote above, is a key performance measure of 
real estate companies. Mainstreet generates FFO from three sources: rental income from 
revenue producing properties, the sale of properties acquired for re-sale purposes, and the 
periodic sale of revenue producing properties. Proceeds from these occasional sales of revenue 
producing properties are generally reinvested in properties with higher potential for long-term 
returns. 
 
FUNDS FROM OPERATIONS 

 Three months ended June 30 Nine months ended June 30 
(in 000’s) 2008 2007 % change 2008 2007 % change 
       
Net loss from continuing operations $(725) $(585) 24% $(3,048) $(4,895) -38% 
Stock compensation expense - - n/a - 3,389 -100% 
Non-cash portion of debenture 
interests - 77 -100% - 241 -100% 
Depreciation 2544 2,141 18% 7,121 5,758 24% 
Future income tax on continuing 
operations (298) (250) 19% (643) (540) 19% 
Funds from operations from 
continuing operations $1,521 $1,383 10% $3,430 $3,953 -13% 
Funds from sale of properties held for 
resale - - n/a 726 - n/a 
Total funds from operations $1,521 $1,383   10% $4,156 $3,953 5% 

 
Measured by FFO, Mainstreet’s financial performance improved in Q3 2008 over Q3 2007. This 
was the result of higher income from a greater number of units in the portfolio and higher rents 
per unit. This was offset by higher vacancy in certain markets as a result of stabilization. 
Stabilization is defined as the process that involves renovating and improving operating 
efficiencies of acquired properties and repositioning them in the market for improved asset value 
and higher rents. 
 
Mainstreet’s portfolio increased by 302 units (6%) to 5,367 units as of June 30, 2008 compared to 
5,065 units as of June 30, 2007. Of the total portfolio, 37% was non-stabilized (not yet fully 
renovated and reintroduced to market) and, as a result, vacancy remained high during the 
quarter. The high vacancy was offset by increased rental rates over the prior year. Overall, FFO 
from continuing operations increased by 10% to $1.5 million in Q3 2008 from $1.4 million in Q3 
2007. A number of factors affected FFO: 
 
• Properties acquired by the Corporation require substantial renovations, both internally and 

externally. During stabilization, Mainstreet’s financial performance is affected adversely by 
higher vacancy rates and lower rental income, as well as higher operational costs, such as 
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bad debts and marketing expenses. As more units become stabilized, the Corporation 
expects financial performance to strengthen when high operating expenses are offset by 
additional rental revenues generated later in the fiscal year. 
 

• General and administrative (“G&A”) expenses increased in Q3 2008 compared to the same 
quarter in 2007 due to expansion of Mainstreet’s overall portfolio and hiring the necessary 
resources to manage growth. The Corporation also increased its management team and 
incurred related salary and other payroll costs. In addition, the President received a salary 
during the quarter, but did not take one in Q3 2007. 
 

• Advertising costs increased significantly compared to Q3 2007 as a result of the 
Corporation’s efforts to lease out vacant units, particularly in the Alberta where vacancies 
climbed due to stabilization activities and market conditions. Costs for building repairs and 
maintenance increased substantially in Alberta due to an increase in the amount of cleaning 
and other activity associated with the stabilization process. In addition, rainy weather 
caused flooding in some buildings in both Edmonton and Calgary that had to be addressed. 
 

• The ongoing shortage of labour in Alberta has had an adverse effect on the Corporation’s 
performance, causing a substantial delay in the stabilization process, high turnover of 
tenants, and increased vacancy rates. 

 
• An overall improvement in the vacancy rates in Q3 2008 compared to Q2 2008 in Calgary, 

Edmonton and Saskatoon has contributed to an increase in rental revenue and net 
operating income. 

 
• In Edmonton, fluctuations in rental market conditions and a substantial rent increase 

implemented during Q1 2008, together with the delay in the stabilization process due to the 
Alberta labour shortage, has created a significantly higher vacancy rate in Q3 2008 and for 
the nine-month period ended June 30, 2008. 

 
Mainstreet reported a net loss of $725,000 ($0.05 per basic share) from continuing operations in 
Q3 2008, compared with a net loss of $585,000 ($0.05 per share) in Q3 2007. 
 
REVENUES 

 Three months ended June 30 Nine months ended June 30 
(in 000’s) 2008 2007 % change 2008 2007 % change 
       
Rental revenues $11,778 $10,359 14% $33,978 $29,806 14% 
Interest income 13 57 -77% 194 310 -37% 
Net gain on properties held for resale - - n/a 726 - n/a 
Gross revenues $11,791 $10,416 13% $34,898 $30,116 16% 

 
Rental income increased by 14% to $11.8 million in Q3 2008 compared to $10.4 million in Q3 
2007. This resulted from growth in the Corporation’s property portfolio and an increase in per unit 
rental rates. 
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RENTAL OPERATIONS 
 Three months ended June 30 Nine months ended June 30 
(in 000’s except unit and per unit 
data) 2008 2007 % change 2008 2007 % change 
       
Same assets rental revenues $10,232 $9,540 7% $29,780 $28,355 5% 
Acquisition rental revenues 1,546 819 89% 4,198 1,451 189% 
Total rental revenues $11,778 $10,359 14% $33,978 $29,806 14% 
Average vacancy rate 20.8% 14.2%  21.1% 11.2%  
Weighted average number of units 5,367 4,928 9% 5,298 4,693 13% 
Average rental rate per unit per 
month (dollars) $732 $701 4% $713 $706 1% 
Weighted average square feet 
(thousands) 3,987 3,736 7% 3,937 3,570 10% 
Average rental rate per square foot 
per month (dollars) $0.98 $0.92 7% $0.96 $0.93 3% 

 
Rental income from “same assets” properties (properties owned for the entire three- and nine-
month periods ended June 30, 2007 and 2008) increased by 7% in Q3 2008 to $10.2 million from 
$9.5 million in Q3 2007. The increase in same asset revenue was the result of an increase in 
rental rates as a result of stabilization. The gains in revenue were partially offset by an increase in 
the vacancy rate over the prior year. 
 
OPERATING EXPENSES 

 Three months ended June 30 Nine months ended June 30 
(in 000’s) 2008 2007 % change 2008 2007 % change 
       
Same assets operating expenses $4,072 $3,664 11% $12,254 $10,932 12% 
Acquisition operating expenses 909 496 83% 2,476 812 205% 
Total operating costs $4,981 $4,160 20% $14,730 $11,744 25% 

 
Overall operating expenses (after utility rebate1) increased by 20% to $5.0 million in Q3 2008 
compared to $4.2 million in Q3 2007. This increase was the result of growth in the Corporation’s 
portfolio of properties, which increased to 5,367 units as of June 30, 2008 from 5,065 units as of 
June 30, 2007. In addition, operating expenses for repairs and maintenance have increased 
substantially over the prior year as the staffing levels have increased to manage the increased 
portfolio. In addition, advertising expenses and utility costs on vacant suites have increased due 
to higher vacancy and tenant turnover rates, especially in Edmonton as a result of rent increases, 
the delayed stabilization process and labour shortage. 
 
1 Introduced by the Alberta government in 2003 to help consumers with the rising cost of natural gas. 
 
RENTAL OPERATIONS BY PROVINCE 
 
Summarized below are rental operating results for Mainstreet’s properties in each of its 
geographic markets: 
 
Alberta 
In Alberta, Mainstreet’s operating income, along with overall rental income, increased in Q3 2008 
compared to the same quarter in 2007. Rental income, operating expenses and net operating 
income all increased by 10% compared to Q3 2007. On a per unit basis, average rent was up 8% 
and portfolio size increased by 2%. The effect on rental income was offset to a large degree by 
the high vacancy rate due to stabilization delays from the labour shortage as well as tenant 
turnover following rent increases. 
 
Operating expenses also increased substantially due mainly to much higher repair and 
maintenance costs for Q3 2008 compared to Q3 2007, as there was an increased number of 
maintenance workers and cleaning staff required to keep up with the demands of the portfolio. 
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The high vacancy resulted in more advertising expense to fill vacant units, as well as utilities 
costs paid by the Corporation for vacant suites. 
 
As a result, net operating income remained constant for the quarter at 65% compared to the 
same quarter in the previous year, and decreased to 62% for the nine month period ending June 
30, 2008 compared to 66% for the same period in 2007. 
 

 Three months ended June 30 Nine months ended June 30 
(in 000’s except unit and per unit 
data) 2008 2007 % change 2008 2007 % change 
       
Rental income $7,059 $6,403 10% $20,287 $19,095 6% 
Operating expenses 2,497 2,263 10% 7,635 6,542 17% 
Net operating income $4,562 $4,140 10% $12,652 $12,553 1% 
Weighted average number of units 3,024 2,970 2% 3,024 2,940 3% 
Average rent per unit per month $779 $719 8% $746 $722 3% 
Operating expenses per unit per 
month $275 $254 8% $281 $247 14% 
Average vacancy rate 23.9% 16.2%  25.1% 12.1%  
Operating margins 65% 65%  62% 66%  

 
British Columbia 
The average number of rental units in Mainstreet’s British Columbia portfolio had grown by 21% 
to 1,197 units in Q3 2008 compared to 1,048 units in Q3 2007. Rental income increased by 24% 
to $2.6 million in Q3 2008 compared to $2.1 million in Q3 2007 as a result of growth, higher rent 
and occupancy. Rental income per unit increased by 8% to $723 per month in Q3 2008 from 
$667 per month in Q3 2007, while the vacancy rate dropped to 4.7% in Q3 2008 from 6.0% for 
the same period in 2007. 
 
Average operating expenses also increased to $316 per unit per month from $307 in Q3 2007. 
This was mainly the result of increased repairs and maintenance and property taxes. As a net 
result, the operating margin in B.C. increased to 56% in Q3 2008 compared to 54% in Q3 2007. 
 

 Three months ended June 30 Nine months ended June 30 
(in 000’s except unit and per unit 
data) 2008 2007 % change 2008 2007 % change 
       
Rental income $2,594 $2,096 24% $7,346 $5,594 31% 
Operating expenses 1,133 964 18% 3,140 2,385 32% 
Net operating income $1,461 $1,132 29% $4,206 $3,209 31% 
Weighted average number of units 1,197 1,048 14% 1,139 928 23% 
Average rent per unit per month $723 $667 8% $717 $670 7% 
Operating costs per unit per month $316 $307 3% $306 $286 7% 
Average vacancy rate 4.7% 6.0%  4.5% 5.8%  
Operating margins 56% 54%  57% 57%  

 
Ontario 
Mainstreet’s Ontario portfolio financial results decreased in Q3 2008 compared to Q3 2007. The 
average number of units for the quarter increased slightly by 4% to 664 in Q3 2008 compared to 
637 in Q3 2007. From Q3 2007 to Q3 2008, rental income decreased slightly as vacancy rose to 
18% from 11% in the prior year. Operating expenses increased by 22% from Q3 2007 to Q3 2008 
as repair and maintenance and electricity costs increased. The effect of these factors was that 
net operating income decreased by 23% to $617,000 in Q3 2008 from $803,000 in the same 
quarter of 2007. 
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 Three months ended June 30 Nine months ended June 30 
(in 000’s except unit and per unit 
data) 2008 2007 % change 2008 2007 % change 
       
Rental income $1,566 $1,579 -1% $4,806 $4,489 7% 
Operating expenses 949 776 22% 2,851 2,452 16% 
Net operating income $617 $803 -23% $1,955 $2,037 -4% 
Weighted average number of units 664 637 4% 664 600 11% 
Average rent per unit per month $796 $826 -4% $815 $831 -2% 
Operating expenses per unit per 
month $476 $406 17% $477 $454 5% 
Average vacancy rate 18.1% 10.7%  15.2% 11.2%  
Operating margins 39% 51%  41% 45%  

 
Saskatchewan 
Mainstreet grew substantially in Saskatoon from Q3 2007 to Q3 2008. The average number of 
units increased by 77% to 482 units in Q3 2008 from 273 units in Q3 2007 as the Corporation 
continued to acquire buildings in this city. The average vacancy in Saskatoon grew as Mainstreet 
raised rents following stabilization of properties. Stabilization also creates higher operating costs 
as vacancy rates are higher and more resources are invested in the buildings. The Corporation 
expects to stabilize these buildings by December 2008, which is expected to result in 
considerably higher cash flow. 
 

 Three months ended June 30 Nine months ended June 30 
(in 000’s except unit and per unit 
data) 2008 2007 % change 2008 2007 % change 
       
Rental income $559 $281 99% $1,539 $628 145% 
Operating expenses 402 156 158% 1,104 365 202% 
Net operating income $157 $125 26% $435 $263 65% 
Weighted average number of units 482 273 77% 470 204 130% 
Average rent per unit per month $406 $343 18% $400 $342 17% 
Operating expenses per unit per 
month $278 $190 46% $302 $199 52% 
Average vacancy rate 44.8% 33.1%  43.5% 24.9%  
Operating margins 28% 44%  28% 42%  

 
GENERAL AND ADMINISTRATIVE EXPENSES 
 

 Three months ended June 30 Nine months ended June 30 
(thousands of dollars except per unit 
data) 2008 2007 % change 2008 2007 % change 
       
Total $1,278 $906 41% $3,883 $2,470 57% 
Per unit per month $79 $61 30% $81 $58 40% 

 
General and administrative G&A expenses include corporate costs such as salaries and 
professional fees. G&A expenses increased by 41% to $1.3 million in Q3 2008 compared to $0.9 
million in Q3 2007. 
 
This substantial increase in G&A expense was due mainly to growth in Mainstreet’s portfolio to 
5,367 units as of June 30, 2008 from 5,065 units at June 30, 2007. The Corporation increased its 
human resources and office staff to support this growth. As the number of units increases, and 
greater economies of scale are achieved, G&A expenses per unit are expected to decline in the 
future. 
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FINANCING COSTS 
 

 Three months ended June 30 Nine months ended June 30 
(in000’s) 2008 2007 % change 2008 2007 % change 
       
Same assets mortgage interest $2,995 $2,998 -% $8,938 $8,835 1% 

Acquisition mortgage interest 566 351 
 

61% 1,666 605 
 

175% 
Financing charges 393 203 94% 1,318 900 46% 
Convertible debenture interest - 453 -100% 102 1,750 -94% 

Total financing costs 
 

$3,954 $4,005 -1% 
 

$12,024 $12,090 -1% 
 
Same assets mortgage interest (interest on assets owned for the entire three- and nine-month 
periods ended June 30, 2007 and 2008) remained constant in Q3 2008 compared to Q3 2007. 
Acquisition mortgage interest increased by 61% from Q3 2007 to Q3 2008 due to ongoing 
acquisitions and there being more properties in this category. 
 
Financing charges were substantially higher in Q3 2008 compared to Q3 2007 as the Corporation 
obtained two new mortgages and incurred costs from its new syndicated, secured, acquisition line 
of credit. 
 
The convertible debenture interest was eliminated in October 2007, so there was no interest in 
Q3 2008 as the debentures were converted to common shares in the corporation, with the 
exception of $1,000, which was redeemed by the Corporation. 
 
CAPITAL INVESTMENT 
 
Part of Mainstreet’s “Value Chain” business philosophy focuses on building the value of its 
portfolio of assets by renovating newly acquired properties, enhancing operating efficiencies and 
repositioning these properties in the market for higher returns. As part of the stabilization process, 
each new building is upgraded to Mainstreet’s branded standard, which improves the desirability 
of properties to tenants, reduces operating costs and enhances the long-term value of capital 
assets. Capital improvement also includes upgrading vacated suites up to re-rentable standards. 
 
In Q3 2008, Mainstreet spent $2.9 million on property improvements, specifically for exterior 
upgrades such as new siding and insulation, and interior upgrades such as carpet, hardwood 
laminate flooring, paint, new appliances and energy-efficiency measures. This enabled the 
Corporation to upgrade its buildings, and an additional 136 renovated apartments (2.5% of the 
portfolio) were reintroduced to the market at higher rental rates during the quarter. 
 
Approximately $4.0 million of renovations are planned for the remainder of fiscal 2008 to 
complete the stabilization of current non-stabilized properties. These improvements will be 
financed through existing cash balances, funds from operations and ongoing refinancing of 
existing properties. Revenue and income will increase over time when more and more units are 
stabilized. 
 
Uncertainties affecting future revenue and income include the turnover rate of existing tenants, 
availability of renovation workers, and increasing labour and material costs, all of which will 
have material impact on the timing and cost of the completion of renovations. 
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SUMMARY OF QUARTERLY RESULTS 
 

(in 000’s except per 
share amounts) 

June 30, 
2008 

Mar. 31, 
2008 

Dec. 31, 
2007 

Sept. 30, 
2007 

June 30, 
2007 

Mar. 31, 
2007 

Dec. 31, 
2006 

Sept. 30, 
2006 

       restated  
Rental income  $11,778 $11,020 $11,180 $10,580 $10,359 $10,001 $9,445 $8,563 
Interest income 13 74 107 80 57 110 143 177 
Net gain on sale of 
properties held for 
resale - - 726 - - - - - 
Total revenue from 
continuing operations $11,791 $11,094 $12,013 $10,660 $10,416 $10,111 $9,588 $8,740 
Loss from continuing 
operations $(725) $(967) $(1,356) $(1,210) $(585) $(3,844) $(466) $(352) 
Net gain on sale of 
properties held for 
resale - - 610 - - - - - 

Net loss $(725) $(967) $(746) $(1,210) $(585) $(3,844) $(466) $(352) 
Per share results – 
basic and diluted         
Loss per share from 
continuing operations $(0.05) $(0.07) $(0.09) $(0.10) $(0.05) $(0.38) $(0.05) $(0.04) 
Earnings per share on 
sale of properties held 
for resale - - $0.04 - - - - - 
Net loss per share 
– basic and diluted $(0.05) $(0.07) $(0.05) $(0.10) $(0.05) $(0.38) $(0.05) $(0.04) 

 
Activities in Q3 2008 should be noted for comparison with the quarterly results over the past two 
years: 
 

• Heating costs during the winter period from October to March were much higher than the 
summer period from April to September; and 
 

• Effective October 1, 2006, the Corporation adopted a policy recommended in the CICA 
Handbook Section 3855.57(a) to account for transaction costs for financial assets and 
liabilities classified other than as held for trading. Under this policy, all transaction costs 
are recognized in net income. The Corporation applied this standard retroactively with no 
restatement of prior periods. Quarterly information for the quarter ended December 31, 
2006 has been restated to reflect the change of this policy. 

 
SAME ASSETS PROPERTIES 
 
“Same assets” properties are defined as properties owned by the Corporation for the entire three- 
and nine-month periods ended June 30, 2007 and 2008. As of June 30, 2008, 87 properties 
(4,287 units) out of 111 properties (5,367 units) were regarded as same assets properties.  
 

 Three months ended June 30 Nine months ended June 30 

(in 000’s) 2008 2007 % change 2008 2007 % change 
       
Same assets – rental income $10,232 $9,540 7% $29,780 $28,355 5% 
Same assets – operating expenses 4,072 3,664 11% 12,254 10,932 12% 
Same assets – net operating income $6,160 $5,876 5% $17,526 $17,423 1% 
Operating margin 60% 62%  59% 61%  

 
Results for the portion of the portfolio defined as same assets properties for Q3 2008 improved 
compared to the same period in 2007. 
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Rental income from same assets properties increased 7% in Q3 2008 to $10.2 million from $9.5 
million in Q3 2007. This increase was the result of rent increases and newly renovated rental 
units reintroduced to the market. However, the growth in same assets rental income is offset to a 
large extent by the increase in vacancy rate and the longer stabilization process in the Edmonton 
market. 
 
Operating expenses for same assets properties increased by 11% quarter over quarter. This was 
due mainly to maintenance and cleaning costs with more staff and higher advertising costs. As 
many of the units have undergone renovations, these costs were incurred to prepare the suites to 
be rented. 
 
As a result, net operating income was 5% higher and the operating margin decreased to 60% in 
Q3 2008 from 62% in Q3 2007. 
 
STABILIZED PROPERTIES 
 
Mainstreet considers a property stabilized when 90% of its units have been renovated and 
repositioned for higher market rents. As of June 30, 2008, 70 properties (3,377 units) out of 111 
properties (5,367 units) were regarded as being stabilized. As previously noted, during the 
stabilization process Mainstreet’s performance is affected adversely due to lower rental income, 
and higher vacancy rates and operating expenses. A more fair performance measure of the 
Corporation is funds from operations (FFO) from stabilized properties. 
 
FFO for Mainstreet’s stabilized portfolio amounted to $2.2 million ($0.15 per basic share) for Q3 
2008. 
 
FUNDS FROM OPERATIONS FOR STABILIZED PROPERTIES 
 

 Three months ended June 30, 2008 Nine months ended June 30, 2008 

(in 000’s except per share data) 
Stabilized 
properties 

Non-
stabilized 
properties Total 

Stabilized 
properties 

Non-
stabilized 
properties Total 

       
Rental income $8,410 $3,368 $11,778 $23,848 $9,630 $33,978 
Property operating expenses 3,006 1,975 4,981 8,967 5,763 14,730 
Net operating income 5,404 1,393 6,797 15,381 3,867 19,248 
Operating margin 64% 41% 58% 63% 40% 57% 
Interest income 7 6 13 123 71 194 
General & administrative expenses 795 483 1,278 2,468 1,415 3,883 
Mortgage and debenture interest 2,333 1,228 3,561 7,025 3,681 10,706 
Financing cost 70 323 393 991 327 1,318 
Current income taxes 36 21 57 67 38 105 
Funds from operations from 
continued operations $2,177 $(656) $1,521 $4,953 $(1,523) $3,430 
Funds from operations from 
continued operations per common 
share 
– basic and fully diluted $0.15 $(0.05) $0.10 $0.34 $(0.10) $0.24 
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ACQUISITIONS 
 

 Three months ended June 30 Nine months ended June 30 
(in 000’s except unit and per unit data) 2008 2007 2008 2007 

  

Calgary, AB 
Edmonton, AB 

Mississauga, ON 
& Saskatoon, SK 

Abbotsford, BC 
& Saskatoon, SK 

Abbotsford, BC 
Calgary, AB 

Edmonton, AB 
Mississauga, ON 
& Saskatoon, SK 

     
Rental units (number) - 286 117 515 
Total purchase costs1 $ - $21,320 $10,166 $32,589 
Average price per unit $ - $75,000 $87,000 $63,000 

 
Mainstreet acquires under-performing rental properties that offer high potential to enhance both 
the asset value and long-term revenues through increased rental rates. The Corporation follows 
strict criteria to identify and acquire these kinds of properties. In Q3 2008, there were no 
properties acquired.  
 
Subsequent to the quarter-end date to the date on which the Board of Directors approved for the 
issue of the financial statements on July 30, 2008, the Corporation has acquired four apartment 
buildings with 152 residential apartment units for consideration of $13.4 million and committed to 
acquire an additional 19 units for $0.8 million, expected to be closed by August 1, 2008. The 
apartments are located in Calgary, Alberta; Abbotsford, British Columbia; and Saskatoon, 
Saskatchewan. The acquisitions have been financed through the Corporation’s acquisition line of 
credit with National Bank Financial. 

 
LIQUIDITY AND CAPITAL RESOURCES 
 
Working capital requirements 
Sufficient working capital is required to cover day-to-day operating, mortgage and income tax 
payments. In the three-month period ended June 30, 2008, after payments of all required 
expenses, the Corporation generated FFO of $1.5 million. The Corporation expects that FFO will 
be sufficient to meet the working capital requirements in 2008. Mainstreet also has an operating 
line of credit of $3.5 million. Advances of $2.7 million were made on the line at the end of Q3 
2008. 
 
Other capital requirements 
Sufficient capital is also needed to finance continued growth and capital improvement. After 
acquired properties are stabilized, the Corporation expects to raise funds by converting financing 
on these properties from short-term interim arrangements to longer-term, CMHC-insured 
mortgages as well as refinancing existing mortgages. Management believes the resources 
realized from various refinancing will be sufficient to meet other capital requirements. 
 
In Q3 2008, the Corporation refinanced a $1.0 million maturing mortgage loan under a CMHC-
insured mortgage for $3.0 million at an interest rate of 4.27%. In addition, Mainstreet obtained 
approvals from Canada Mortgage and Housing Corporation in the quarter and subsequent to the 
quarter-end to refinance six properties with $30.3 million of matured mortgages for $78.9 million. 
 
CONTRACTUAL OBLIGATIONS 
 
As of June 30, 2008, the Corporation had the following contractual obligations. These obligations 
will be met using existing cash balances, FFO and proceeds from the renewal of mortgage loans 
on maturity and upon the completion of stabilization. 
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PAYMENTS DUE BY PERIOD 
  For the 12-month period ended June 30  
(in 000’s) Total 2009 2010 2011 2012 2013 Subsequent 

        
Mortgages payable $278,562 $110,491 $ 16,808 $9,044 $7,428 $4,680 $130,111 

 
 
LONG-TERM DEBT 

(in 000’s) Amount % 
Average interest 

rate (%) 

    
Fixed rate debt    
- CMHC insured $220,816 79.3% 5.17% 
- Non-CMHC insured 4,915 1.7% 5.93% 

Total fixed rate debt $225,731  81.0% 5.19% 
Floating rate debt    
- Non-CMHC insured 52,831 19.0% 6.00% 

 $278,562 100.0% 5.34% 
 
Mainstreet’s long-term debt consists mainly of low-rate, fixed-term mortgage financing. All 
individual mortgages are secured with their respective real estate assets. Based largely on the 
market value of properties, management believes this financing reflects the strength of its 
property portfolio. The maturity dates for this debt are staggered to mitigate overall rate risk. 
 
As of June 30, 2008, mortgages payable were $278.6 million, compared with $269.6 million at 
September 30, 2007. There was no significant increase in mortgage financing over the period. 
 
At June 30, 2008, the Corporation’s financial position was stable with overall mortgage levels 
reported at 93% of depreciated book value and 39% of estimated market value. Approximately 
79% of the Corporation’s mortgage portfolio was CMHC-insured, providing Mainstreet with 
interest rates lower than those available through conventional financing. 
 
To maintain cost-effectiveness and flexibility of capital, Mainstreet continually monitors short-term 
and long-term interest rates. Where it is expected to provide a benefit, the Corporation will convert 
short-term floating rate debt to long-term, CMHC-insured fixed debt.  
 
 
MORTGAGE MATURITY SCHEDULE 

Maturing during the 12-month period ended 
June 30 

Balance maturing 
(in 000’s) % of debt maturing 

Weighted average 
rate on expiry (%) 

    
2009 $ 98,551 35.4% 5.56% 
2010 18,442 6.6% 5.83% 
2011 3,766 1.3% 6.63% 
2012 4,695 1.7% 4.63% 
2013 2,963 1.1% 4.70% 
Subsequent 150,145 53.9% 5.14% 
 $278,562 100.0% 5.34% 

 
Approximately 35% of mortgage loans will mature within the next 12 months. It is expected that 
most of these mortgages will be refinanced under long term CMHC insured mortgages. 
 
The Corporation obtained approvals from Canada Mortgage and Housing Corporation in the 
quarter and subsequent to the quarter-end to refinance six properties with $30.3 million of matured 
mortgages for $78.9 million. The terms of the new mortgages have not been finalized, however it is 
expected that the $26.1 million of the mortgages will be for five years at an estimated interest rate 
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of 4.6% and the remaining $52.8 million of new mortgages will be for ten years at an estimated 
interest rate of 5.3%. 
 
INTERNAL CONTROL 
 
There were no significant changes that affected Mainstreet’s internal control over financial reporting 
for the three-month period ended June 30, 2008. 
 
SHARE CAPITAL 
 
Authorized: 
Unlimited number of common voting shares 
Unlimited number of preferred shares 

 June 30, 2008 September 30, 2007 

(in 000’s) 
Number of 

shares Amount 
Number of 

shares Amount 
     
Issued and outstanding, beginning of the period 11,910,393 $18,837 9,534,493 $3,901 
Issued pursuant to conversion of debenture 2,853,280 18,794 2,394,400 14,965 
Purchase and cancellation of common shares (190,200) (484) (18,500) (29) 
Issued and outstanding, end of the period 14,573,473 $37,147 11,910,393 $18,837 

 
During the three-month period ended June 30, 2008, there were no stock options granted by the 
Corporation. During the three-month period ended June 30, 2007, the Corporation granted a 
stock option to the President and Chief Executive Officer to purchase 318,700 common shares at 
the market price of $15.06 per common share at the date of the grant. 
 
On June 28, 2007, the Corporation obtained approval from the TSX to purchase up to 500,000 
common shares under a Normal Course Issuer Bid, expiring July 2, 2008. During the nine-month 
period ended June 30, 2008, the Corporation purchased for cancellation 190,200 common shares 
for cash consideration of $2.8 million; $0.5 million has been charged to share capital, 
representing the average value of the common shares redeemed and $2.3 million has been 
charged to contributed surplus, which represents the excess of average value of the share 
purchased for cancellation. 
 
SIGNIFICANT ACCOUNTING POLICIES 
 
General 
Mainstreet Equity Corp. is a real estate corporation specializing in the acquisition, redevelopment, 
repositioning and management of mid-market rental apartment buildings. 
 
Basis of presentation 
These financial statements have been prepared by management in accordance with Canadian 
generally accepted accounting principles (“Canadian GAAP”), which requires management to 
make estimates and assumptions that affect the reported amounts of assets and liabilities, and to 
make disclosure of contingent assets and liabilities at the date of the financial statements, and the 
reported amounts of revenues and expenses during the reporting period. Significant areas 
requiring the use of management estimates relate to the determination of amortization periods for 
income properties, determination of impairment on real estate properties, and the allocation of 
purchase costs on the acquisition of real estate properties. 
 
Revenue recognition 
Revenue from a rental property is recognized when a tenant begins occupancy of a rental unit 
and rent is due. All residential leases are for one-year terms or less; the Corporation retains all of 
the benefits and risks of ownership of its rental properties and therefore accounts for leases with 
its tenants as operating leases. Rental revenue includes rent, parking and other sundry charges. 
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Revenue on property held for development and resale is recognized when all substantial 
conditions of the purchase agreement have been met, a minimum 15% cash deposit has been 
received, and collection of the remaining balance is reasonably assured. 
 
Revenue producing real estate properties 
Revenue producing real estate properties held as ongoing investments are stated at the lower of 
cost less accumulated amortization, or “net recoverable amount”. Cost includes all expenditures 
incurred in connection with the acquisition of real estate property including all direct costs. Major 
capital improvements and replacements are capitalized and amortized over terms appropriate to 
the expenditure. Significant areas requiring the use of management estimates relate to the 
determination of amortization periods for income properties, determination of impairment on real 
estate properties, and the allocation of purchase costs on the acquisition of real estate properties. 
 
The net recoverable amount represents the undiscounted estimated future net cash flows that are 
directly associated with, and that are expected to arise as a direct result of the ongoing use of the 
property and its eventual disposition. The net recoverable amounts take into account the specific 
business plan for each property and management’s best estimate of the most probable set of 
economic conditions anticipated to prevail in the market area. Impairment loss will be recognized 
in the period when the carrying amount of the revenue producing properties exceeds the net 
recoverable amount represented by the undiscounted estimated future cash flows expected to be 
received from the ongoing use of the properties plus their residual value. 
 
The purchase price of revenue producing real estate properties is allocated to land, building and 
intangible assets (such as the value of above and below market leases, the value of in-place 
leases, origination costs associated with in-place leases and the value of tenant relationships, if 
any). The value of above and below market leases and origination costs associated with in-place 
leases is recorded and amortized to rental income over the remaining term of the associated 
lease. The value associated with tenant relationships is amortized over the expected term of the 
relationship, which includes an estimate of the probability of the lease renewal and its estimated 
term. 
 
On an ongoing basis, the Corporation purchases properties requiring a considerable amount of 
capital improvement. This often involves the replacement of the tenants occupying buildings at 
the time of acquisition. Upon review of the leases and the tenant relationships relating to the 
acquired buildings, the Corporation has established there is little value associated with the above 
and below value leases, in-place leases or tenant relationships. For these properties, the 
Corporation has placed a nominal value on the tangible assets acquired. 
 
Properties held for resale 
Periodically, Mainstreet assesses its portfolio and determines whether properties should be 
retained or sold in order to redeploy capital to investments with higher potential. When a 
determination is made to sell a property it is transferred to properties held for sale. In certain other 
situations, the Corporation also purchases buildings with the intention of selling the property 
within a pre-determined period of time. The Corporation capitalizes property taxes, interest 
charges and other direct costs, net of any revenue, to properties held for sale. The properties are 
recorded at the lower of cost or net realizable value. 
 
The current balance of properties held for resale consists of properties that were purchased for 
the purpose of resale. 
 
Cash and cash equivalents 
Cash equivalents are highly liquid investments with an original maturity of three months or less. 
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Amortization 
Revenue producing real estate properties are amortized at rates designed to amortize the cost of 
the properties over their estimated useful lives as follows: 
 

Buildings Over the estimated useful lives, not exceeding 40 years 
Building improvements 20% declining balance 
Furniture and fixtures 20%-40% declining balance 

 
Estimated useful lives of buildings and non-building assets are periodically evaluated by 
management and any changes in these estimates are accounted for on a prospective basis. 
 
Comprehensive income 
Comprehensive income is comprised of net earnings and other comprehensive income (“OCI”), 
which represents changes in retained earnings during a period arising from transactions and 
other events with non-owner sources. OCI generally would include unrealized gains and losses 
on financial assets classified as available-for-sale, unrealized foreign currency translation 
adjustments arising from self-sustaining foreign operations and changes in the fair value of the 
effective portion of cash flow hedging instruments. 
 
Financial instruments and hedges 
All financial instruments must initially be recognized at fair value on the balance sheet. The 
Corporation has classified each financial instrument into the following categories:  
 

• Financial assets and financial liabilities held for trading  
• Loans or receivables  
• Held to maturity 
• Financial assets available for sale 
• Other financial liabilities 

 
Subsequent measurement of the financial instruments is based on their classification. Financial 
assets and financial liabilities held for trading are measured at fair value and changes in those fair 
values are recognized in investment income or deferred contributions. Financial assets available 
for sale are measured at fair value, with changes in those fair values recoded directly in net 
assets. Financial assets held to maturity, loans or receivables and other financial liabilities are 
measured at amortized cost using the effective interest rate method of amortization. 
 
Upon adoption, the Corporation has classified all financial assets as loans or receivables, with the 
exception of cash, which has been classified as held-for-trading. The Corporation has classified 
all financial liabilities as other financial liabilities. 
 
The Corporation has elected to account for all transaction costs, which are recognized in net 
income. 
 
Stock option plan 
The fair value of the stock options is determined at the date of grant using an acceptable option-
pricing model. The fair value is recognized as stock compensation expense over the vesting 
period of the options with a corresponding increase to contributed surplus. Any consideration paid 
on exercise of stock options is credited to share capital as well as the amounts previously 
credited to contributed surplus for services rendered that were charged to compensation cost. 
 
Income taxes 
The Corporation follows the liability method of accounting for income taxes. Under this method, 
future income tax assets and liabilities are determined based on differences between the financial 
reporting and tax bases of assets and liabilities and measured, subject to a valuation allowance, 
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using the substantially enacted tax rates and laws that will be in effect when the differences are 
expected to reverse the basis of presentation. 
 
Transactions with related parties 
The President and Chief Executive Officer receives commissions at commercial rates in his 
capacity as a licensed broker for the property transactions conducted by the Corporation. 
Commissions received during the three-month period ended June 30, 2008 amounted to $nil 
(2007 – $106,000). 
 
The Corporation paid legal and professional fees and reimbursements for the three- and nine-
month periods ended June 30, 2008 amounting to $5,400 (2007 – $39,500) and $34,800 (2007 – 
$76,300) respectively to a law firm of which a director and officer of the Corporation is a partner. 
 
The Corporation has established a plan to assist its directors, officers and employees in 
purchasing common shares of the Corporation. Total loans of $980,000 as at June 30, 2008 
(September 30, 2007 – $980,000), included in other assets, were advanced on October 31, 2005. 
The loans are interest free with a repayment period over four years and secured against 245,000 
common shares of the Corporation purchased by the participants. 
 
RISK MANAGEMENT 
 
Vacancy risk 
The Corporation is subject to tenant vacancy risk when renters become first-time home buyers, 
purchasing low-cost housing/condominiums, which, in some markets, are affordable at today’s 
low interest rates and longer amortization periods. This creates increased vacancy rates and 
decreased rental income cash flow. 
 
Vacancy rates can be affected negatively by increased supply of condominium units in major 
market areas. At the same time, lower interest rates encourage some tenants to purchase homes 
for the first time. 
 
The Corporation manages this risk by enhancing customer satisfaction, diversifying its portfolio in 
different geographic markets in Canada, maintaining its focus on affordable mid-market, multi-
family accommodation, and attracting new tenants through advertising and competitive market 
pricing. 
 
Financial risk 
The Corporation is subject to the financial risk of having unoccupied units during extended 
periods of renovations. During renovations, these properties are unavailable for occupancy and 
do not generate income. Mainstreet addresses this risk by acquiring financing to fund renovations 
and by carrying out a detailed capital expenditures budget to monitor its cash position on a 
monthly basis. 
 
Interest risk 
Mainstreet is exposed to interest rate risk to the extent of any upward revision in prime lending 
rates. Mortgages totaling $99 million are subject to renewal in the next 12-month period. 
Increases in the interest rate have the potential to adversely affect the profitability of the 
Corporation. However, the Corporation attempts to mitigate this risk by staggering the maturity 
dates for its mortgages. The majority of Mainstreet’s mortgages are insured by CMHC under the 
National Housing Association (NHA) mortgage program. This added level of insurance offered to 
lenders allows the Corporation to receive the best possible financing and interest rates, and 
significantly reduces the potential for a lender to call a loan prematurely. 
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Utilities risk 
The business also is exposed to fluctuating utility and energy costs such as electricity and natural 
gas (heating) prices. Mainstreet has entered into a number of natural gas supply contracts, which 
provide a degree of price certainty in the next five years. In addition, installing energy-saving 
measures in all buildings during renovations is a key priority.  
 
Credit risk 
Mainstreet is exposed to credit risk as some tenants may experience financial difficulty and may 
default in payment of rent. However, the Corporation attempts to minimize possible risks by 
conducting an in-depth credit assessment of all tenants. The Corporation’s tenants are numerous 
which also reduces the concentration of credit risk. 
 
Financing 
Mainstreet anticipates that it will make substantial capital expenditures for the acquisition of 
properties in the future. There can be no assurance that debt or equity financing, or cash 
generated by operations will be available or sufficient to meet these requirements or for other 
corporate purposes or, if debt or equity financing is available, that it will be on terms acceptable to 
Mainstreet. Moreover, future activities may require Mainstreet to alter its capitalization 
significantly. The inability of Mainstreet to access sufficient capital for its operations could have a 
material adverse effect on Mainstreet’s financial condition, results of operations or prospects. 
 
Reliance on key employees 
Mainstreet’s success depends in large measure on certain key executive personnel. The loss of 
the services of such key personnel could have a material adverse affect on Mainstreet. 
Mainstreet does not have key person insurance in effect for management. The contributions of 
these individuals to the immediate operations are likely to be of central importance. In addition, 
the competition for qualified personnel in the industry is intense and there can be no assurance 
that the Corporation will be able to continue to attract and retain all personnel necessary for the 
development and operation of its business. Investors must rely upon the ability, expertise, 
judgment, discretions, integrity and good faith of the management of Mainstreet. 
 
Income taxes 
Mainstreet intends to file all required income tax returns and believes that it will be in full 
compliance with the provisions of the Income Tax Act (Canada) and all applicable provincial tax 
legislation. However, such returns are subject to reassessment by the applicable taxation 
authority. In the event of a successful reassessment of Mainstreet, whether by re-characterization 
and development expenditures or otherwise, such reassessment may have an impact on current 
and future taxes payable. 
 
Legislative changes 
On April 24, 2007, the Alberta Provincial Government introduced changes to existing legislation 
with respect to rental accommodation in Alberta. Bill 34 was tabled to the Alberta Legislature on 
May 2, 2007. The most significant changes to the legislation focused on two key areas, the first 
being the number of rental increases that an owner may issue to a renter on an annual basis and 
the second being the notice period required if an owner is contemplating a significant renovation 
or condominium conversion. 
 
Rental increase limited to once per year: Legislation stipulates that an owner may increase 
existing renters’ rents not more than one time per year; previously, owners were able to increase 
rents once every six months, or twice per year. It should be noted that in this legislation there is 
no limitation placed on the amount by which rents may increase. 
 
Notice for extensive renovations or condominium conversion: Legislation introduced limitations on 
an owner who wishes to convert an existing rental property to a condominium. Under the 
legislation, an owner is required to give the existing tenants a notice period of one year and, 
during the one year, the owner will not be able to increase the said rents at any time during the 
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notice period. Previous legislation required a notice period of only six months and there was no 
limitation regarding rental increases other than existing rental increase laws. 
 
It should be emphasized that there have been no changes or limitations as to the market rents 
charged in Alberta. Thus, this implies that there are no new limitations placed on the rental 
amounts Mainstreet may charge its new renters. 
 
Currently, more than 56% of Mainstreet’s rental portfolio is in Alberta and, as such, any change to 
existing legislation needs to be reviewed and any impact considered. After review, management 
has determined the change in the legislation is not expected to have any material financial impact 
on Mainstreet because it will only delay rent increases to existing tenants in Alberta by a 
maximum period of six months. 
 
Although Mainstreet is not a direct investor in the oil and natural gas market, it has been an 
indirect beneficiary of the economic impacts of the oil and natural gas industry in Alberta, which 
have contributed to economic prosperity and net migration to the province over the past several 
years. Increased migration and the resultant increase in demand for rental apartments have 
benefited Mainstreet. Although it is still too early to predict the longer-term impact of this new 
policy and how investment in the province might be affected, Mainstreet will monitor the situation 
on an ongoing basis and address any issues that may arise in an effort to minimize financial 
impacts. 
 
OUTLOOK 
 
In all of its markets Mainstreet will continue to pursue distressed mid-market properties that fit the 
Corporation’s Value Chain model. The exception will be Edmonton where Mainstreet will take a 
watch-and-see position for now, until it can acquire properties with high potential to add value. 
Management believes there will be good opportunities in Edmonton when the market settles. 
 
By 2008 calendar year-end Mainstreet expects to consolidate an additional $42 million of short-
term and maturing mortgage loans to long-term CMHC financing. Management expects this 
process will net approximately $71 million to support ongoing growth. 
 
In Q3, the Corporation was on track with its plan and targeted performance, and the goal is to 
continue that record. With 90% of its portfolio in major cities in Western Canada, stable rental 
markets, continued low interest rates, and markets flat in terms of purchase price, Mainstreet is 
positioned to take advantage of acquisition opportunities. 
 
 
 
 
ADDITIONAL INFORMATION 
Additional information about Mainstreet is available at mainst.biz and www.sedar.com. The annual 
information form of the Corporation for the year ended September 30, 2007 was filed on SEDAR on 
December 13, 2007.  

http://www.sedar.com/
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Bob Dhillon     Joe Amantea 
Director      Director 

Mainstreet Equity Corp.       
Balance Sheets       
Unaudited        
       
 (in 000’s)       
       
As at    June 30, 2008   September 30, 2007 
       
 ASSETS        
       
 Real estate properties (Note 3)     $           297,704    $           285,834 
 Properties held for resale                     2,079                    8,377 
 Other assets                      5,778                    2,803 
 Future income tax recoverable (Note 7)                    4,803                    4,276 
 Restricted cash                     1,949                    1,967 
 Cash and cash equivalents                          -                    3,223 
     $           312,313    $           306,480 
     
 LIABILITIES      
     
 Bank indebtedness     $              2,365    $                   -  
 Mortgages payable (Note 4)                 278,562                269,627 
 Convertible debentures (Note 5)                          -                  16,295 
 Accounts payable                     4,773                    5,024 
 Refundable security deposits                     1,949                    1,967 
                 287,649                292,913 
     
 SHAREHOLDERS' EQUITY     
     
 Share capital (Note 8)                   37,147                  18,837 
 Equity component of convertible debenture                         -                    2,500 
 Contributed surplus                     1,114                    3,389 
 Deficit                   (13,597)                (11,159)
                   24,664                  13,567 
     $           312,313    $           306,480 
     
 Guarantees (Note 11)     
 Subsequent event (Note 14)     
  
 See accompanying notes to the financial statements   
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Mainstreet Equity Corp.         
Statements of Loss and Deficit        
Unaudited          
         
(in 000’s except per share amounts)   Three months ended   Nine months ended  
     June 30    June 30  
     2008    2007    2008    2007  
      
 REVENUE       
      
 Rental income     $  11,778 $ 10,359  $ 33,978  $ 29,806 
 Net gain on sale of properties held for resale   -  -   726  -  
 Interest income     13 57  194  310 
    11,791 10,416  34,898  30,116 
      
 EXPENSES       
 Property operating expenses    5,049 4,211  14,924  11,982 
 Utility rebate     (68) (52)  (194) (238)
 General and administrative expenses   1,278 906  3,883  2,470 
 Mortgage and debenture interest    3,561 3,802  10,706  11,190 
 Financing cost     393 203  1,318  900 
 Depreciation      2,544 2,141  7,121  5,758 
 Stock compensation expense    -  -   -  3,389 
    12,757 11,211  37,758  35,451 
      
 Loss before income taxes  (966) (795)  (2,860) (5,335)
      
 Income taxes (recovery) expense (Note 7)     
 - current     57 40  105  100 
 - future      (298) (250)  (527) (540)
     (241) (210)  (422) (440)
      
 Net loss for the period including  
  comprehensive loss  (725) (585)  (2,438) (4,895)
      
 Deficit, beginning of period    (12,872) (9,092)  (11,159) (1,659)
      
 Prior period adjustment (Note 2)   -  -   -  (3,123)
 Deficit, end of period    $(13,597)  $(9,677)  $(13,597) $(9,677)
      
 Loss per share 
 - Basic and diluted (Note 9)   $    (0.05) $   (0.05)  $    (0.17)  $   (0.48)
See accompanying notes to the financial statements   
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Mainstreet Equity Corp.        
Statements of Cash Flows        
Unaudited        
       
(in 000’s)     Three months ended    Nine months ended  
     June 30    June 30  
     2008    2007    2008    2007  
           
 Cash obtained from (used in):           
       
 Operating activities      
 Net loss     $    (725) $    (585)  $ (2,438) $ (4,895)
 Items not affecting cash      

 Stock compensation expense    -  -   -  3,389 
 Accretion of debentures charged to interest   -  77   -  241 
 Depreciation     2,544 2,141   7,121 5,758 
 Future income taxes    (298) (250)  (527) (540)
 Gain on sale     -  -    (726) -  

       1,521 1,383    3,430 3,953 
 Change in non-cash operating balances     

 Other assets    (402) 739   (2,975) (132)
 Restricted cash    (23) (78)  18 (412)
 Accounts payable    743 347   (251) 281 
 Refundable security deposits    23 78    (18) 412 

    1,862 2,469   204 4,102 
 Financing activities       

 Financing of real estate properties    5,862 13,843   42,917 47,851 
 Repayment of secured debts on revenue producing       

 properties, and other debts    (2,390) (3,749)  (33,982) (16,909)
 Shares purchased for cancellation     (1,862) -   (2,760) -  

    1,610 10,094   6,175 30,942 
 Investing activities      

 Net proceeds on sale of real estate property   -  -   7,145 -  
 Purchase of and addition to real estate properties   (2,909)  (16,655)   (18,991)  (47,670)
 Addition to properties held for resale   (20) -   (121) -  

    (2,929) (16,655)  (11,967) (47,670)
 Net increase (decrease) in cash and cash equivalents  543 (4,092)  (5,588) (12,626)
 Cash and cash equivalents (bank indebtedness),    

 beginning of period    (2,908) 5,509   3,223 14,043 
 Cash and cash equivalents (bank indebtedness),    

 end of period    $ (2,365) $  1,417   $ (2,365) $1,417 
      
 Cash and cash equivalents (bank indebtedness)     

 is comprised of:      
 Cash      $         73  $          -   $        73 $           -  
 Bank Indebtedness       (2,441)  (1,356)   (2,441)  (1,356)
 Short-term deposits    3 2,773       3 2,773 

    $ (2,365) $   1,417   $ (2,365) $   1,417 
          
 Income taxes paid    $         30 $        20   $        90 $        60 
 Interest paid     $    3,632 $   2,253   $ 11,075 $   9,761 
      
 See accompanying notes to the financial statements    
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Mainstreet Equity Corp. 
Notes to the Financial Statements 
For the three and six months ended June 30, 2008 
Unaudited 
 
(in 000’s except per share amounts) 
 
1. Basis of presentation 
 
These unaudited interim financial statements of Mainstreet Equity Corp. (the “Corporation”) have 
been prepared in accordance with the recommendations of the handbook of the Canadian 
Institute of Chartered Accountants (“CICA Handbook”) and are consistent with those used in the 
audited financial statements as at and for the year ended September 30, 2007, except as 
disclosed below. These unaudited interim financial statements do not include all of the 
disclosures required by Canadian generally accepted accounting principles (“Canadian GAAP”) 
applicable to annual financial statements, and therefore, they should be read in conjunction with 
the audited financial statements. 
 
The preparation of financial statements in accordance with Canadian GAAP requires 
management to make estimates and assumptions that affect the reported amounts of assets and 
liabilities, and to make disclosure of contingent assets and liabilities at the date of the financial 
statements, and the reported amounts of revenues and expenses during the reporting period. 
Actual results may differ from those estimates. 
 
Due to seasonality, the operating results for the three and nine month periods ended June 30, 
2008 are not necessarily indicative of the results that may be expected for the full year ending 
September 30, 2008. 
 
2. Changes in Accounting Policies 
 
Financial Instruments and Capital Disclosures 
 
The Corporation adopted the following CICA Handbook sections as of October 1, 2007: 
 

• Section 3862, Financial Instruments – Presentation 
• Section 3863, Financial Instruments – Disclosure  
• Section 1535, Capital Disclosures 

 
The new standards increase disclosure regarding Mainstreet’s capital and how it is managed as 
well as the nature and extent of the risks associated with financial instruments and how those 
risks are managed. The new presentation standard carries forward the former presentation 
requirements. Refer to Note 12 (Capital management) and Note 10 (Financial instruments and 
risk management). 
 
Comprehensive Income 
 
Comprehensive Income is comprised of net earnings and other comprehensive income (“OCI”), 
which represents changes in retained earnings during a period arising from transactions and 
other events with non-owner sources. OCI generally would include unrealized gains and losses 
on financial assets classified as available-for-sale, unrealized foreign currency translation 
adjustments arising from self-sustaining foreign operations and changes in the fair value of the 
effective portion of cash flow hedging instruments. For the three and nine month periods ended 
June 30, 2008 and 2007, there were no other comprehensive income items. 
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Financial instruments and hedges  
 
All financial instruments must initially be recognized at fair value on the balance sheet.  The 
Corporation has classified each financial instrument into the following categories:  
 

Financial assets and financial liabilities held for trading;  
Loans or receivables;  
Held to maturity; 
Financial assets available for sale; and 
Other financial liabilities. 

 
Subsequent measurement of the financial instruments is based on their classification.  Financial 
assets and financial liabilities held for trading are measured at fair value and changes in those fair 
values are recognized in investment income or deferred contributions.  Financial assets available 
for sale are measured at fair value, with changes in those fair values recorded directly in net 
assets.  Financial assets held to maturity, loans or receivables and other financial liabilities are 
measured at amortized cost using the effective interest rate method of amortization.  
 
Upon adoption, the Corporation has classified all financial assets as loans or receivables, with the 
exception of cash which has been classified as held-for-trading. The Corporation has classified all 
financial liabilities as other financial liabilities. 
 
Specifically, the Corporation has elected to account for all transaction costs in net income in 
accordance with the recommendations. The Corporation applied this standard retroactively with 
no restatement of prior periods. The cumulative effect of the change in transaction costs is 
reflected as an adjustment of $3,123,000 to the opening balance of retained earnings as of 
October 1, 2006. 
 
Future accounting changes 
 
Goodwill and intangible assets 
 
In February 2008, the CICA issued Section 3064, Goodwill and intangible assets, replacing 
Section 3062, Goodwill and other intangible assets and Section 3450, Research and 
development costs. Various changes have been made to other sections of the CICA Handbook 
for consistency purposes. The new Section will be applicable to financial statements relating to 
fiscal years beginning on or after October 1, 2008. Accordingly, the Company will adopt the new 
standards for its fiscal year beginning October 1, 2008. It establishes standards for the 
recognition, measurement, presentation and disclosure of goodwill subsequent to its initial 
recognition and of intangible assets by profit-oriented enterprises. Standards concerning goodwill 
are unchanged from the standards included in the previous Section 3062. The Company is 
currently evaluating the impact of the adoption of this new Section on its consolidated financial 
statements. The Company does not expect that the adoption of this new Section will impact its 
consolidated financial statements. 
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3. Real estate properties 
 

 June 30, 2008 September 30, 2007 

(in 000’s) Cost 
Accumulated 
depreciation 

Net book 
value Cost 

Accumulated 
depreciation 

Net book 
value 

       
Land $   95,377 $           - $   95,377 $   91,309 $           - $   91,309 
Buildings 200,999 19,767 181,232 194,300 16,015 178,285 
Building 
improvements 36,682 16,791 19,891 29,000 13,610 15,390 
Furniture and 
fixtures 2,064 860 1,204 1,523 673 850 
 $ 335,122 $   37,418 $ 297,704 $ 316,132 $   30,298 $ 285,834 

 
Acquisitions of apartment buildings 

 
 Three months ended June 30 Nine months ended June 30 

(in 000’s) 2008 2007 2008 2007 
     
Mortgages arranged $           - $ 6,598 $ - $ 25,422 
Debt assumed at fair value - 1,664 3,999 5,716 
Cash paid - 6,866 6,166 14,619 
Total purchase price $           - $ 15,128 $ 10,165 $ 45,757 
     
Allocation of the purchase price:     
Land $           - $ 6,572 $ 4,068 $ 18,313 
Buildings - 8,556 6,097 27,444 
 $           - $ 15,128 $ 10,165 $ 45,757 
Units acquired - 264 117 757 

 
There were no properties acquired in the three month period ended June 30, 2008.  The 
Corporation acquired additional buildings subsequent to the period, which is described in Note 
14. 
 
4. Mortgages payable 
 
Mortgage loans are secured by specific charges against specific properties with a net book value 
of $285,572,000 and personal guarantees of certain directors to the extent of $15,355,000 
(September 30, 2007 – $15,355,000). 
 
5. Convertible debentures 
 
On October 9, 2007 the Corporation gave notice of its intention to redeem all outstanding 
debentures as of November 6, 2007.  Prior to this day, all debentures were converted to 
commons shares with the exception of $1,000 principal amount, which was redeemed on 
November 6, 2007. 
 
6. Related party transactions 
 
a) The President and Chief Executive Officer receives commissions at commercial rates in his 

capacity as a licensed broker for the property transactions conducted by the Corporation.  
The commissions received during the three and nine month periods ended June 30, 2008 
amounted to $nil (2007 – $106,000) and $148,000 (2007 – $411,000) respectively. 

 
b) The Corporation paid legal and professional fees and reimbursements for the three and nine 

month periods ended June 30, 2008 amounting to $5,400 (2007 – $39,500) and $34,800 
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(2007 – $76,300) respectively to a law firm of which a director and officer of the Corporation 
is a partner. 

 
c) The Corporation has established a plan to assist its directors, officers and employees in 

purchasing common shares of the Corporation. Total loans of $980,000 as at June 30, 2008 
(September 30, 2007 – $980,000), included in other assets, were advanced on October 31, 
2005. The loans are interest free with a repayment period over four years and secured 
against 245,000 common shares of the Corporation purchased by the participants. The 
market value of the common shares at June 30, 2008 was $13.71 per share.  

 
7. Income taxes 
 
The provision for income tax differs from the results which would be obtained by applying the 
combined federal and provincial income tax rate to (loss) earnings before income taxes. This 
difference results from the following: 
 

 Three months ended June 30 Nine months ended June 30 
(in 000’s) 2008 2007 2008 2007 

     
     
Statutory tax rate 31.99% 34.54% 31.99% 34.54% 
     
Computed expected tax $(315) $(275) $(915) $(1,843) 
Non-taxable portion of taxable 
capital gain - - (97) - 
Stock compensation expense - - - 1,171 
Non-deductible portion of interest 
on convertible debentures - 26 - 83 
Large corporation tax 57 40 105 100 
Reduction in future tax asset for 
change in future tax rate 17 - 537 - 
Others - (1) (52) 49 
Provision for income tax $(241) $(210) $(422) $(440) 

 
The future income tax asset is calculated as follows: 
 

(in 000’s) 
June 30,  

2008 
September 30, 

2007 
   
Tax assets related to non-capital losses $ 1,320 $         - 
Tax assets related to differences in tax and book basis 3,483 4,276 
 $ 4,803 $ 4,276 

 



Page 30 of 37 

8. Share capital 
 
Authorized: Unlimited number of common voting shares 

Unlimited number of preferred shares 
 

 
For the nine month period ending 

June 30, 2008 
For the year ending 
September 30, 2007 

(in 000’s, except share amounts) 

Number of 
common 
shares Amount 

Number of 
common 
shares Amount 

     
Issued and outstanding,  
beginning of period 11,910,393 $ 18,837 9,534,493 $ 3,901 
Issued pursuant to conversion of 
debenture 2,853,280 18,794 2,394,400 14,965 
Purchase and cancellation of 
common shares (190,200) (484) (18,500) (29) 
Issued and outstanding,  
end of period 14,573,473 $ 37,147 11,910,393 $ 18,837 

 
During the three and nine month periods ended June 30, 2008, there were no stock options 
granted by the Corporation. 
 
On June 28, 2007, the Corporation obtained approval from the TSX to purchase up to 500,000 
common shares under a Normal Course Issuer Bid, expiring July 2, 2008. During the three period 
ended June 30, 2008, the Corporation purchased for cancellation 128,600 shares for cash 
consideration of $1,862,358. $327,930 has been charged to share capital, representing the 
average value of the common shares redeemed and $1,534,428 has been charged to contributed 
surplus, which represents the excess of average value of the shares purchased for cancellation. 
For the nine month period ended June 30, 2008, the Corporation purchased for cancellation 
190,200 shares for cash consideration of $2,760,220. $484,679 has been charged to share 
capital, representing the average value of the common shares redeemed and $2,275,541 has 
been charged to contributed surplus, which represents the excess of average value of the share 
purchased for cancellation. 
 
The Corporation is seeking approval from the TSX to continue the share repurchase under a 
Normal Course Issuer Bid beginning in August 2008.  
 
9. Loss per share 
 
Basic loss per share is calculated using the weighted average number of shares outstanding 
during the periods. 
 
The treasury stock method of calculating the diluted loss per share is used. 
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The following table sets forth the computation of basic and diluted loss per share:  
 

 Three months ended June 30 Nine months ended June 30 
(in 000’s, except share and per 
share amounts) 2008 2007 2008 2007 
     
Numerator     
Net loss $(725) $(585) $(2,438) $(4,895) 
     
Denominator     
For basic loss per share 
Weighted average shares 14,678,673 11,156,357 14,560,662 10,262,337 
Dilutive effect - - - - 
For diluted loss per share 14,678,673 11,156,357 14,560,662 10,262,337 
     
Basic and diluted loss per share $(0.05) $(0.05) $(0.17) $(0.48) 

 
Due to reported losses, the dilution calculation does not include the stock options of shares. If 
included, these shares would be anti-dilutive and therefore are not included in the computation of 
diluted loss per share. 
 
10. Financial instruments and risk management 
 
Fair value of financial assets and liabilities 
 
Mainstreet’s financial assets and liabilities are comprised of cash and cash equivalents, accounts 
receivable, accounts payable and accrued liabilities and long-term debt. Fair values of financial 
assets and liabilities, summarized information related to risk management positions, and 
discussion of risks associated with financial assets and liabilities are presented as follows. 
 
The fair values of cash and cash equivalents, accounts receivable and accrued revenues, 
deposits and accounts payable and accrued liabilities approximate their carrying amount due to 
the short-term maturity of those instruments. 
 
The fair value of financial assets and liabilities were as follows: 
 

 June 30, 2008 September 30, 2007 

(in 000’s) 
Carrying 
amount Fair value 

Carrying 
amount Fair value 

     
Financial assets:     
  Restricted cash $1,949 $1,949 $ 1,967 $ 1,967 
  Cash and cash equivalents - - 3,223 3,223 
  Accounts receivable 261 261 381 381 
Financial liabilities:     
  Bank indebtedness $ 2,365 $ 2,365 $ - $ - 
  Mortgages 278,562 283,814 269,627 271,033 
  Convertible debentures - - 16,295 16,295 
  Accounts payable 4,773 4,773 5,024 5,024 
  Refundable security deposits 1,949 1,949 1,967 1,967 

 
Risk associated with financial assets and liabilities 
 
The Company is exposed to financial risks arising from its financial assets and liabilities. The 
financial risks include market risk relating to interest rates, credit risk and liquidity risk. 
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Market risk 
Market risk, the risk that the fair value or future cash flows of financial assets or liabilities will 
fluctuate due to movements in market prices, is comprised of the following: 
 
Interest risk 
Mainstreet is exposed to interest rate risk to the extent of any upward revision in prime lending 
rates. Mortgages totaling $99 million are subject to renewal in the next 12 month period. 
Increases in the interest rate have the potential to adversely affect the profitability of the 
Corporation. However, the Corporation attempts to mitigate this risk by staggering the maturity 
dates for its mortgages. The majority of Mainstreet’s mortgages are insured by CMHC under the 
National Housing Association (NHA) mortgage program. This added level of insurance offered to 
lenders allows the Corporation to receive the best possible financing and interest rates, and 
significantly reduces the potential for a lender to call a loan prematurely. A 1% change in the 
prime lending rate would have resulted in a change of $132,000 in interest expense for the three 
month period ended June 30, 2008 
 
Credit risk 
Credit risk is the risk that the counterparty to a financial asset will default resulting in the 
Corporation incurring a financial loss. Mainstreet is exposed to credit risk as some tenants may 
experience financial difficulty and may default in payment of rent. However, the Corporation 
attempts to minimize possible risks by conducting an in-depth credit assessment of all tenants. 
The Corporation’s tenants are numerous which also reduces the concentration of credit risk. As 
tenants’ rent is due at the beginning of the month, all amounts in accounts receivable are 
considered overdue by the Corporation. 
 
Liquidity Risk 
Liquidity risk is the risk the Corporation will encounter difficulties in meeting its financial liability 
obligations. The Corporation manages its liquidity risk through cash and debt management. In 
managing liquidity risk, the Corporation has access to mortgage refinancing at competitive rates 
and a line of credit facility. As at June 30, 2008, Mainstreet had available unused bank credit 
facilities in the amount of $820,000. 
 
The timing of cash outflows relating to financial liabilities are outlined in the table below: 
 

(in 000’s) 1 year 2 years 3 years 4 years 
Beyond 
4 years Total 

       
Mortgages payable $110,491 $16,808 $9,044 $7,429 $134,790 $278,562 
Accounts payable 4,773 - - - - 4,773 
Refundable security deposits 975 974 - - - 1,949 

 
11. Guarantees 
 
In the normal course of business, the Corporation enters into various agreements that may 
contain features that meet the AcG-14 definition of a guarantee. AcG-14 defines a guarantee to 
be a contract (including an indemnity) that contingently requires the Corporation to make 
payments to the guaranteed party based on (i) changes in an underlying interest rate, foreign 
exchange rate, equity or commodity instrument, index or other variable, that is related to an 
asset, a liability or an equity security of the counterparty ; (ii) failure of another party to perform 
under an obligating agreement ;or (iii) failure of a third party to pay its indebtedness when due. 
 
In the ordinary course of business, the Corporation provides indemnification commitments to 
counterparties in transactions such as credit facilities, leasing transactions, service arrangements, 
director and officer indemnification agreements and sales of assets.  These indemnification 
agreements require the Corporation to compensate the counterparties for costs incurred as a 
result of changes in laws and regulations (including tax legislation) or as a result of litigation 
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claims or statutory sanctions that may be suffered by a counterparty as a consequence of the 
transaction. The terms of these indemnification agreements will vary based on the contract and 
do not provide any limit on the maximum potential liability. Historically, the Corporation has not 
made any significant payments under such indemnifications and no amount has been accrued in 
these unaudited interim financial statements with respect to these indemnification commitments. 
 
12. Capital management 
 
The Corporation’s total capital resources total $303.2 million, comprised of shareholders’ equity 
and mortgages payable. 
 
The Corporation aims to manage its capital resources to maintain financial strength and to 
maximize its financial flexibility by maintaining strong liquidity and by utilizing alternative sources 
of capital including equity, senior debt and bank loans or lines of credit. 
 
The Corporation sets the amount of capital in proportion to risk. The Corporation manages the 
capital structure and makes adjustments to it in the light of changes in economic conditions and 
the risk characteristics of the underlying assets. In order to maintain or adjust the capital 
structure, the Corporation may return capital to shareholders, borrow, issue new shares, or sell 
assets to reduce debt. 
 
The Corporation’s strategy is unchanged from the prior year. 
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13. Segmented information 
 
The Corporation specialized in multi-family residential housing and operates primarily within one 
business segment in four provinces located in Canada. The following summary presents 
segmented financial information for the Corporation’s operations by geographic location: 
 

 Three months ended June 30 Nine months ended June 30 
(in 000’s) 2008 2007 2008 2007 

     
RENTAL OPERATIONS     
Alberta     
Rental income $7,059 $6,403 $20,287 $19,095 
Operating expenses 2,497 2,263 7,635 6,542 
Net operating income $4,562 $4,140 $12,652 $12,553 
     
British Columbia     
Rental income $2,594 $2,096 $7,346 $5,594 
Operating expenses 1,133 964 3,140 2,385 
Net operating income $1,461 $1,132 $4,206 $3,209 
     
Ontario     
Rental income $1,566 $1,579 $4,806 $4,489 
Operating expenses 949 776 2,851 2,452 
Net operating income $617 $803 $1,955 $2,037 
     
Saskatchewan     
Rental income $559 $281 $1,539 $628 
Operating expenses 402 156 1,104 365 
Net operating income $157 $125 $435 $263 
     
Total     
Rental income $11,778 $10,359 $33,978 $29,806 
Operating expenses 4,981 4,159 14,730 11,744 
Net operating income $6,797 $6,200 $19,248 $18,062 

 

(in 000’s) 
June 30,  

2008 
September 30, 

2007 
   
IDENTIFIABLE ASSETS AND LIABILITIES   
Alberta   
Real estate properties $144,778 $ 144,145 
Mortgages payable 156,520 161,748 
   
British Columbia   
Real estate properties $83,675 $74,573 
Mortgages payable 75,999 61,204 
   
Ontario   
Real estate properties $48,151 $47,961 
Mortgages payable 40,509 41,005 
   
Saskatchewan   
Real estate properties $21,100 $19,155 
Mortgages payable 5,534 5,670 
   
Total   
Real estate properties $297,704 $285,834 
Mortgages payable 278,562 269,627 
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14. Subsequent event 
 
Subsequent to the quarter-end date to the date on which the Board of Directors approved for the 
issue of the financial statements on July 30, 2008, the Corporation has acquired four apartment 
buildings with 152 residential apartment units for consideration of $13.4 million and committed to 
acquire an additional 19 units for $0.8 million, expected to be closed by August 1, 2008.  The 
apartments are located in Calgary, Alberta; Abbotsford, British Columbia; and Saskatoon, 
Saskatchewan.  The acquisitions have been financed through the Corporation’s acquisition line of 
credit with National Bank Financial. 
 
The Corporation obtained approvals from Canada Mortgage and Housing Corporation in the 
quarter and subsequent to the quarter-end to refinance six properties with $30.3 million of 
matured mortgages for $78.9 million. The terms of the new mortgages have not been finalized, 
however it is expected that the $26.1 million of the mortgages will be for five years at an 
estimated interest rate of 4.6% and the remaining $52.8 million of new mortgages will be for ten 
years at an estimated interest rate of 5.3%.
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